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Executive Summary



Introduction

On October 10, 2023, the Town Board of Trustees made a commitment along with other Colorado
municipalities, districts and counties to increase the housing diversity availability in Berthoud. By
“opting in” to Proposition 123, the Town has stated it is committed to supporting the development of a
variety of housing products.

In 2024, the Town of Berthoud was awarded a More Housing Now grant by the Colorado Department
of Local Affairs (DOLA). This grant program supports local governments to adopt land use and other
qualifying strategies to increase attainable housing development and redevelopment opportunities.
The grant will result in the development of a Housing Diversity Plan to help guide the community

in providing housing opportunities for all current and future residents. While considering strategies
for addressing housing affordability in Berthoud, it is important to emphasize the steps the town

has already taken to start addressing the challenges, further explored in Chapter 7. For additional
information on Proposition 123 and DOLA’s qualifying strategies, refer to Appendix E.

Completing a housing needs assessment is one component of the Housing Diversity Plan. The
community sought to understand the challenges residents of all ages and backgrounds face in finding
stable, safe, and affordable places to live. The Town worked in partnership with Ayres to complete
this community-wide assessment by identifying current housing and demographic trends, engaging
with residents about their housing needs and experiences, and reviewing existing land use and
related policies. The housing needs assessment offers strategies to address the needs and provides
a roadmap for implementing targeted policies to address challenges related to housing opportunities
and affordability.

While the Berthoud Housing Assessment is primarily focused on the housing needs of the Town,
some factors in this analysis considered a broader area, looking at Loveland, Longmont, and Larimer
and Weld Counties. The local housing market is also heavily influenced by trends occurring at the
state and federal levels. To the greatest extent possible, the assessment seeks to localize the data
where necessary and incorporate regional trends as needed.

Throughout this report the terms ‘affordable’, ‘attainable’, and ‘workforce’ will be used to describe
households with incomes between 80% and 120% of the Area Median Income (AMI) as defined by the
Department of Housing and Urban Development (HUD) for Larimer County. These three terms can be
used interchangeably and do not mean low-income housing which is defined as households with incomes
at 40% to 60% of the AMI. This information is discussed in greater detail in Chapter 5 of this report.




Purpose

This report will assist the community by achieving the following objectives:

1. Provide insights into the current housing market to guide informed decision-making for future
investments in land use planning and infrastructure.

2. ldentify gaps and unmet needs in the housing market.

3. Outline housing strategies and recommendations to guide actions over the next five to ten
years.

4. Identify gaps and unmet needs in the support systems related to the housing market.

This assessment considered the housing needs of various life stages, including young professionals,
families, retirees, and seniors, recognizing that housing needs evolve over time. Each demographic
brings distinct expectations and opportunities for the local economy, services, and community culture.
For example, a family with young children may prioritize active recreational opportunities, childcare,
schools, and restaurants, while retirees and seniors may desire senior community programming,
smaller housing for downsizing, and readily available access to health care services. Additionally, the
cost and attainability of housing significantly impact these groups’ ability to find suitable options, as
each demographic faces unique financial considerations in securing stable housing.

To guide the report and recommendations, input was gathered from current residents and local
stakeholders to better understand current circumstances, challenges, concerns, and future housing
choices and preferences. The raw survey data is included as Appendix C and is also summarized and
referenced throughout.

Process and Timeline

The assessment began with a project kick-off meeting in July of 2024 with Town staff and the
consultant team. The discussion focused on identifying project goals, understanding community
impressions of housing, identifying engagement opportunities and strategies, organizing a
stakeholder list, and discussing potential implementation strategies to consider. The meeting provided
further insights into the community and established a roadmap for completing the assessment effort.

After the kick-off meeting, the project team proceeded with a multi-faceted approach that included
background research and data gathering, stakeholder meetings, community engagement, recurring
discussions with Town staff, and multiple presentations and work sessions with the Steering
Committee.
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This approach provided an opportunity to understand the story behind
the data and fact check the quantitative data against critically important
qualitative information from the community. The perceptions of housing
were compared to census, county, and state data to paint a holistic
picture of the current state of housing within the community. Following
the outreach efforts in September and October 2024, the project

team drafted the assessment report in the Fall and Winter of 2024.
This report includes a community profile, housing market projections,
policies, and implementation strategies. The final report was presented
to the Planning Commission, Steering Committee, and Town Board in
the Winter of 2024. The project’s major milestones are captured in this
project timeline illustrated.

Relevant Strategic Plans and Studies

The project team considered the following strategic plans and studies
while completing this assessment: Berthoud Comprehensive Plan
(2021), Transportation Plan (2021), Mountain Avenue Plan (2019), First
Street Corridor Plan (2023), Future Land Use Map (2021), Architectural
Design Guidelines (2021), Landscape Design Guidelines (2023),
Larimer County Housing Needs Assessment (2021), Loveland Housing
Authority Regional Housing Study (2021).

Key Takeaways

Berthoud shares common housing challenges with the region

and state; however, its’ desirable location in the heart of Northern
Colorado’s rapidly growing economy presents unique challenges. This
section highlights key themes found throughout the report that inform
the strategies and action plan to address current and future housing
needs.

Middle-income and workforce housing—both rental and
ownership—is diminishing.

Attainable housing for middle-income and lower-income households
has become increasingly scarce in Berthoud. Home prices have risen
sharply, making homeownership out of reach for many. Over the

past 12 months, the average home sale price was $697,209, a 41%
jump from the 2022 Census median home value of $458,600. Rental
costs have also surged by over 90% since 2017, with a 0% vacancy
rate signaling a critically undersupplied rental market. New housing
development has largely focused on owner-occupied units, which
increased by 95% from 2017 to 2022. Both for-sale prices and rental
rates are unattainable for households earning less than 120% of the
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Area Median Income (AMI). As reflected in resident responses to the housing survey, many are either
forced to seek housing elsewhere or remain in town while spending more than 30% of their income on
housing costs, becoming cost burdened. These rising costs are shaping Berthoud’s growth, attracting
more affluent households, and impacting the town’s demographic diversity.

Regional collaboration and public/private partnerships are essential.

Berthoud cannot address its housing challenges alone, as they are highly influenced by regional
factors. Berthoud is centrally positioned within North Colorado’s economy and has been shaped by
the region’s economy and job growth over the past ten to fifteen years. This expansion has driven
population growth and heightened housing demand, pushing home prices higher. This trend is
expected to continue, with the State Demographer projecting Berthoud’s population to grow by 139%
by 2040, more than doubling the number of households today. By 2050, Weld and Larimer counties
are projected to grow by 77.7% and 33.5%, respectively. Given the population and housing demand
pressures, regional collaboration is vital to address housing challenges and ensure sustainable
growth. Berthoud must leverage its private sector and nonprofit organizational partners by fostering
coordination, cooperation, and regular collaboration. These partners may include Berthoud Habitat for
Humanity, Loveland Housing Authority, and local developers and non-profits.

Lack of housing diversity limits options for all life phases.

Although Berthoud’s total housing units grew by 70% from 2017 to 2022, the diversity of home

types and sizes remain limited. In 2022, single-family detached homes made up 82% of Berthoud’s
housing inventory. Between 2020 and 2024, only one small cluster of townhomes was permitted,
while 82% of new residential permits were issued for single-family detached homes. This lack of
housing diversity restricts options for first-time homebuyers, young professionals, and seniors, many
of whom may prefer smaller, more affordable alternatives such as townhomes, duplexes, and multi-
family developments. To align with the goals of the Comprehensive Plan, Berthoud must build on the
progress it has made to address housing diversity and explore additional policies or programs that
further promote greater diversity in housing development.

Shifting demographics are impacting housing preferences.

Since 2010, Berthoud’s population has grown by 113%, with a notable increase in young
professionals, families, and retirees. However, housing options have not kept pace with this
growth. For example, as Berthoud’s senior population increases, many may seek to downsize or
require accessible housing, highlighting the need for greater housing diversity to accommodate a
range of needs and incomes. A balanced housing strategy is essential, one that not only creates
and preserves dedicated affordable housing but also removes barriers and incentivizes housing
development that meets the needs of all stages of life.
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Regional Context and Setting

Berthoud is an incorporated town of
about 12,500 residents and 13 square
miles of land in Larimer and Weld
counties in northern Colorado covering
an area from 1-25 to west of U.S. 287.
Its larger growth management area

yu'p

Legend

£ Universities
¢ Airports

@ Cities

* Berthoud

Colorado State
University-Fort
sCollins

.Fort ?Illns
!
.Wmdsor

stretches east of I-25 and west to \
Carter Lake. When including these R e
residents who will call “Berthoud” the : ,

place they live, the population reaches
approximately 14,000.

.Loveljnd .Greeley

..Johnstown

*BEBTHOUD

Its location 43 miles north of Denver
and just east of the Rocky Mountain
foothills places it within the growing
Front Range Urban Corridor, which
includes several cities and towns along
the eastern slopes of the mountains.
Its neighboring cities and towns include
Loveland (6 miles north), Mead (9 miles s Gk
southeast), Longmont (11 miles south),
Johnstown (11 miles east), Fort Collins W 8
(21 miles north), and Greeley (26 miles I
northeast). %

‘(‘ Vance Brand
& Municipal
' Airport .Longmont

.Frederlck

.Boulder

Founded in the 1800s as an agricultural A% s e VTS g DS~ St
. . . N 5,0f Denver msity-Global
hub, Berthoud has maintained its K T ?  Campus

traditional compact development
pattern, preserving its small-town feel,
unlike other Northern Colorado communities that have allowed sprawling development patterns.
Positioned on the high plains, it offers a mix of rural and suburban characteristics. Berthoud’s
location among open rural lands and within the vibrant regional economic and cultural context of
the expanding Front Range Urban Corridor have been key factors in attracting new residents and
businesses to this growing suburban community. The outskirts of Berthoud, which were once mostly
farms and ranches, have increasingly been developed for residential and recreational purposes.

Regional Context Map

The area west of I-25 is largely rural, with farmland and ranches, offering fantastic views of the
Rocky Mountains. Once across the Larimer/Weld County line, the land becomes more developed,
transitioning into residential subdivisions and the commercial areas of downtown Berthoud along
Mountain Avenue. This main street features a historic district, residential areas, parks, restaurants,
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and new commercial properties.

West of U.S. 287 the topography transitions to rolling hills with residential development mixed with
farmlands and horse property. The lands to the north of Berthoud feature county-level subdivision

developments, with some close enough to be served by Berthoud’s wastewater utility. To the south
of Berthoud, there are a few rural subdivisions followed by a stretch of lightly developed open land

before reaching Longmont.

Historical Context

The Town of Berthoud began in the 1860s as
Little Thompson Station as a small stagecoach
stop near the Little Thompson River. The

early settlement was a waypoint for travelers
and settlers moving through the area. The
fertile land and strategic location of the Little
Thompson Valley attracted more settlers, which
laid the foundation for this growing agricultural
community.

The arrival of the Colorado Central Railroad

in 1877 was a turning point for the settlement,
bringing increased connectivity by facilitating
the transportation of crops and goods which
brought economic opportunities to the area. The
community adopted the name Berthoud in honor
of the surveyor Captain Edward L. Berthoud
who played a key role in the development of
the railroad. The railroad spurred growth and
development, and by 1888, Berthoud was
officially incorporated as a town which solidified
its status as a growing agricultural center.

Berthoud’s economy thrived on farming and

ranching with the early development of ditch
irrigation systems enabling the cultivation of

diverse crops such as sugar beets, potatoes,
wheat, and alfalfa. By the early 20th century,
the town had become a bustling center for

Begins as Little Thompson
Station, a stagecoach stop.

Colorado Central Railroad lays
tracks. Settlement named
Berthoud.

Officially incorporates as a
town.

Grows as agricultural hub with
settlers establishing farms and
ranches.

“| Mid 20th
Centu

Continues to grow as a modest,
agriculturally focused town. Early
signs of modernization and
suburbanization.

Late 20th

Transitions from a primarily
agricultural town to a suburban
bedroom community with
increasing residential
development.

Berthoud is known for its rich
history, small-town charm, and
proximity to the mountains.

Images sourced: Berthoud Historical Society, Library of Congress

agriculture production, and the local farmers contributed significantly to the region’s prosperity.
Berthoud retained its rural, small-town charm, growing around its central downtown area and close
connection to the surrounding farmland. This period saw gradual but consistent growth, driven by
agricultural prosperity and the development of local businesses.

.-
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In the mid-20th century, Berthoud continued to be a modest, agriculturally focused town, though it
began to experience the early signs of modernization and suburbanization. Farming and livestock
remained the foundation of the local economy, but technological advancements and improved
transportation gradually transformed the community’s lifestyle. The population grew steadily, as it
became a quieter alternative to larger nearby cities. Berthoud’s downtown area retained its historic
feel, with small businesses serving the local community, and the town preserved its close-knit, rural
character with its agricultural roots remaining strong.

By the late 20th century, Berthoud was transitioning from a primarily agricultural town to a more
suburban community. Many residents started commuting to nearby cities like Loveland, Longmont,
and Fort Collins for work, and farming was no longer the dominant economic driver. Residential
development increased, with new neighborhoods emerging to accommodate a growing population
drawn to the small-town atmosphere. By the end of the century, Berthoud had evolved into a mix of its
agricultural roots and a suburban bedroom community, balancing growth with a desire to preserve its
unique identity.

Today, Berthoud is a growing, vibrant town that has become an attractive place for families and
professionals seeking a small-town lifestyle within commuting distance of larger cities. The population
has steadily increased while preserving much of its rural charm and scenic beauty. It is known for its
close-knit community, tree-lined streets, and proximity to outdoor recreation. While maintaining its
historical character, the downtown area has been revitalized to adapt to modern needs with cafes,
boutiques, and local restaurants.

CH2 2025 BERTHOUD HOUSING DIVERSITY PLAN A
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Community outreach was completed as part of the multi-faceted approach for this assessment.
Outreach efforts included targeted stakeholder meetings, conversations with residents at engagement
events, and an online community survey.

Stakeholder Interviews

Three targeted stakeholder group interviews were Berthoud Housing Needs Assessment
held on September 19 and 23, 2024 with individuals oo o

representing varying sectors including developers,
economic development organizations, social service
providers, employers, and Town Staff Leadership Team.
Approximately 25 stakeholders participated.

Single Family Detached (large lot) . 1ee2

A single-family detached house on a large lot offers

more separation between neighbors and more space

within its living areas. It's ideal for families needing extra

room and those who appreciate defined levels for

f  Privacy and organization. This example has 4 bedrooms
and 2.5 bathrooms.

Single Family Detached (small lot)

Key Takeaways

Single Family Detached (small lot) homes are compact
but designed to feel more spacious through an open
layout, built-in shelving, minimal hallways, and natural
light from large windows. Often, this housing type is an
affordable option for working-class families. This
example has 2 bedrooms and 2 bathrooms.

1. Affordability Definitions: There were varying
interpretations of terms like “affordable” and
“attainable” housing, as well as “workforce”
housing, which can confuse community members.
These terms need to be appropriately defined and
discussed.

Single Family Detached (duplex)

In asingle-story or two-story duplex, each unit is a
separate, self-contained living space, allowing two
different families to live independently while sharing
the same building. Each unit has its own entrance,
kitchen, bathroom, and living areas, providing privacy
and autonomy for each family.

Modular Homes

A modular home is a prefabricated building constructed
from sections, or "modules," that are manufactured in a
factory and then assembled on-site. This approach
offers a cost-effective, customizable, and often faster
alternative to traditional home building.

2. Housing Affordability: It is widely agreed that
Berthoud faces a shortage of available housing
that is affordable, especially for first-time buyers,
low-income families, seniors, and people with
disabilities. Many local employees cannot afford to
live in Berthoud, leading to longer commutes from nearby towns, and hiring challenges for local
businesses. Flexible, non-subsidized housing solutions like accessory dwelling units (ADUs),
smaller homes, and multi-generational housing were identified to potentially help address these
issues.

3. Public Perception Challenges: Growth and higher-density housing remain controversial in
the community. Concerns were raised about traffic, school capacity, crime, property values, and
changes to the community’s small-town character. The phrasing of “affordable housing” is often
misunderstood and associated with Housing Voucher Program. To address these concerns,
more transparent communication, public involvement, and educational efforts showcasing
successful affordable housing projects are needed to shift perceptions and demonstrate their
benefits.

4. Regulatory and Process Improvements: Stakeholders expressed a need to simplify and
expedite the development review process, as regulations were perceived as complex or
conflicting — which can increase costs and cause delays. Suggestions included adopting more
flexible zoning regulations and development standards, incentivizing developers with certain
fee reductions, and improving feedback and guidance at pre-application meetings. A proposal
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to create a “Staff Advocate”
for housing projects classified -
as affordable or attainable in ——
Berthoud was suggested to help
developers navigate the process
and provide support during
public meetings. Innovative
approaches to construction

and sustainability were also
encouraged, though high impact
fees and construction defect
laws are seen as barriers to .
housing diversity. P R

2024 Redfin

Berthoud Housing Needs Assessment e

What Does Area Median Income (AMI) mean? Larimer County Area Median Income Limits - 2024
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5. Water, Utility Costs, and Fees:
High water fees were a major
concern, with calls for a water usage study to ensure fair and accurate fees based on actual
consumption. There was also a desire to see impact fees more closely tied to a home’s size,
number of bathrooms, and bedrooms. The cost of energy and water conservation efforts was
also noted as a factor affecting development costs.

6. Community and Regional Collaboration: Participants emphasized the need for regional
collaboration and partnerships with neighboring municipalities and organizations to share
resources and strategies for addressing housing and development challenges. Local
developers, builders, and housing organizations should also be engaged to create a shared
vision for housing solutions.

7. Financial Strategies: Stakeholders suggested exploring funds or allocating tax revenue
to support housing projects classified as affordable or attainable based on the area median
income. Public-private partnerships were also recommended to leverage additional resources
and expertise.

Community Engagement Events

Two community engagement events provided opportunities for
residents to interact with the project team and share input on
housing needs and preferences. Approximately 200 residents
stopped by the two events, with most participants eager to
discuss growth and housing issues.

> September 19, 2024: Soccer Fields at Recreation Center
> October 5, 2024: Octoberfest booth

Berthoud Oct;)berfest
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Key Takeaways

1.

Housing Types: While single-family homes remain
popular, most residents recognize the affordability
challenges and agree that considering different housing
types makes sense. Courtyard homes and duplexes were
particularly well-received.

Multi-family: Many residents are open to multi-family
but want to ensure that the maximum height reflects
the community’s character. There are concerns about
multi-family structures obstructing mountain views, and
some residents suggested placing these developments
along major roadways rather than next to single-family
neighborhoods.

Young Residents: Younger couples are eager to live

in Berthoud but face challenging finding housing that is
affordable. Even some couples with higher dual incomes
had resorted to purchasing homes in nearby towns like
Johnstown or Mead or renting in Loveland due to the
limited availability of attainable options in Berthoud.

Multi-generational Living: Some parents in Berthoud are
housing their adult working children, while young families
are living with grandparents due to high housing costs.
Additionally, dual-income couples without children express
a preference to live in Berthoud, but find it unaffordable,
pushing them to explore housing elsewhere.

Down-sizing: Many older adults (including empty nesters
or retirees) express a desire to downsize. However, they
find that single-level and low-maintenance homes are
hard to find and that it is often more expensive to sell
their current home and buy a new, smaller home than to
remain where they were.

Growth Concerns: Some residents voice concern about
continued growth, preferring that it stop. Many recently
moved to Berthoud from Longmont or Boulder in search
of the quieter, rural character of Berthoud and did not
want more growth. Their concerns include increased
traffic, school capacity, crime, and the potential loss of
community culture.

Housing Preferences
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Community Survey

A community online survey launched on October 2, 2024, and was open for participation for 19 days.
It included general housing questions, as well as targeted questions for homeowners, renters, and
non-Berthoud residents. The survey was promoted through various methods to ensure broad and
diverse community representation. These included:

> Berthoud’s e-newsletter, website, and social media ' We Want to Hear from Youl!

platforms Berthoud Housing Needs Survey

> Prl nted Inserts In Utlllty bllls Share your thoughts and ideas to help shape
the future of housing in Berthoud.

> Email campaigns via the steering committee and partner

izations ik
organizatio 1 '-'H:IIE
> Flyer promotion at Town Hall 'l-‘ ﬁ
o R
A total of 365 respondents filled out the survey. The profile of ™ I':' .
resident survey respondents is similar to resident demographics m—— ’

in general (refer to Chapter 4 for greater detail). All survey
responses are included in Appendix C.

Py EegeE
4N é‘ MES For adcltonal project Information:
) https:/ /bt ly/BerthoudHousing 3

Community Survey Respondent Profile Community Survey Flyer

99, S960% A\ 89%

Berthoud Homeowners Live in a single-family
EENIEE Berthoud Renters |V E home

i 89% 36% == 52%
N 89% 0 0
Live in a single-famil Have lived in Berthoud N\ Have incomes over
rome e Y 0-4 years % $90,000
Top Housing Strategies Top Preferred Housing Types Top Housing Concerns
1. Build a variety of types 1. Single-family Home 1. Will not be able to afford
2. Build senior / retirement 2. Courtyard Home (10.9%) 2. Housing quality (26.2%)

housing (26.0%)
3. Senior Housing (7.1%) 3. High rental rates (24.9%)

5

Add more housing close
to downtown (14.8%)
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Key Takeaways

The survey included three opportunities for respondents to answer open-ended questions to share
their experiences, preferences, and opinions. These themes emerged from the responses:

1. Difficult to find housing: 39% report that finding housing was Difficult or Very Difficult.
Additionally, 44% know someone struggling to find housing. Some reasons cited include:

> “Need more housing for early-career professionals looking to buy smaller townhomes or
duplex-type options.”

> “Single-family homes are too expensive. Not enough townhome options that help the
renters to step into ownership without the price tag of single-family homes.”

> “Renting a house or purchasing a house is too expensive, and there are no apartment
options available in Berthoud for transitory housing while they save. This means that they
are living with parents.”

> “New college grads / young families / city or trade workers can’t afford rent or qualify for
mortgages.”

2. Consensus on the need to address affordability and housing diversity: There is a call
for more housing options at varying price points, including single-family homes and rentals, to
accommodate a diverse population, from young professionals to retirees. Berthoud renters said
the biggest challenges to buying a home will be finding a home in their price range (81%) and
being able to afford the down payment (58%). Some responses include:

> “It's so expensive to live here. Our young adult kids must live with us because affordable
options are just nonexistent in Northern Colorado.”

> “There are so many large footprint homes here. Not enough smaller homes or affordable
rentals. Elders need to age in place with a footprint they can handle without expenses
bankrupting them. Many of my neighbors are over 80 trying to make a living in 3K square
foot homes with lots of yard and landscaping maintenance work for them.”

> “l am concerned by the sky-high rental prices and all the new homes being way out of
affordable range.”

> “The rising costs and lack of rental options push out longtime residents who truly love and
care about this town. Growth is necessary but more people should be able to stay in their
hometown after they’'ve moved out of their parent’s houses.”

3. Concern about overdevelopment and loss of small-town feel: Many respondents expressed
concern about the quickly growing population. They also expressed concern with multi-family
apartment development. These respondents expressed fear that the Town will lose its identity
and become more like neighboring larger cities or a bedroom community. Some concerns

included:

> “Be fair to all people in Berthoud and the surrounding area by maintaining open space
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and thinking through growth strategy to preserve the current type of atmosphere, property
values and quality of life. Leave high rise apartments, and other such structures for other
areas in and around Loveland.”

> “Berthoud is growing too fast without the infrastructure to support it. Police, schools, water
etc.”

> “The Town needs a long-term view, not just looking at applications one by one. Berthoud
should avoid becoming a crowded, traffic congested mess. Berthoud is rapidly digressing
from being that “cute little town.”

Below are the three open-ended questions with a few sample responses and a word cloud created
from the feedback for each question.

What is your vision for housing in Berthoud?

> “It would be wonderful if more people from various backgrounds, ethnicities, races,
income brackets, religions, etc. could afford to live here. The community could greatly
benefit from having some diversity in all those areas. Having more density would be
great so that we could still enjoy views of the mountains and open fields. Seeing nature
intermingled with new developments would be lovely.”

> “My vision would be to have a town, like no other in Norther Colorado. A town that is
unique in its character and small-town charm. A town where families can feel safe in
raising their children. Berthoud must create a special place for residents. | am in favor
of limiting large scale developments and increasing lower density homes on larger estate
lots. | am in favor of quality high-density housmq, if located closer to 1-25, away from the
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What do you like about living in Berthoud?

> “Small town feel, cute downtown with great shops and easy parking, beautiful views.”

> “I like the small-town vibe, that it is close to Denver but out of the metro, | like its proximity
to two major universities. | like that kids can safely play unsupervised in the street and
parks. | like how accessible other communities are via so many routes.”
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> “The open spaces and clear views of the mountains are the biggest perks for me.”

> “Everything! It's a great, small community. People are friendly, lots of great parks, small
town feel, easy to navigate, close to larger cities, and mountain views.”
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Are there any other strategies you would recommend?
> “Pair new housing projects with plans/funds/incentives to improve roads, increase bike
paths, etc.”

> “Help/reduce fees for water tap fees for higher density apartments or condo buildings.
Push back on the general public’s view of high-density housing by educating them on the
need for attainable housing and how you will ensure traffic safety.”

> “Permitting process needs to be made easier and park requirements lowered.”
> “Invest in affordable housing incentive programs for developers, consider an Inclusionary
Housing ordinance.”

k reate Eparet Alrasely

L f.-ﬂlll e

s{'ar“fmﬁ,f E‘FE”:H OM sty

. et T et R Pleny - Middle
~ Stor E;:X LL.oig Lrl #196¥|§|!g_? _Tax Mqu;ll\n‘IHae:ntam
~People sz et Qg on: e pon M Enough iure

Those

i Bpwme Isn
Commqugaer[anu Shac School . remake ke
W Mg
Open Sm a II Believe Lesa OI'I"‘IE Inclt ‘;Cl: Slow
Each  Crovd g Bad A i ee
Very 2 s &) EastFeel
Apartmem St \ tro R Many s %ﬂgh.nk
Single Afford w?j?_r‘t_’_." other TallLoveland fe S
T 8L sport T S ,;‘,I'I il Reta + ~rBetter
q.tor : Area Ruin : : v = | protect
PI’\CE o j‘\j SN Above ©7¢ ...N\r(, - Wlthlﬂ put Crime One Builders 'Fan . Love
UN?I_?E,. O\\ Stay Focus G e. Land
Place “Current le Year Next ™"
Work Y torie Bovide
Public N OV E Use Wa |T[
X Ad Img
Restaurant b i o oo quan

"HemLook]y frastructure'

2025 BERTHOUD HOUSING DIVERSITY PLAN CH3




P 7 eI, AR LTI

: o o S E -rrs,
WY on

Community Snapshot



This chapter contains the demographic, economic, and housing profiles for
the Town of Berthoud, reflective of the time this report was developed. The

profiles highlight key characteristics and statistics while breaking down the

data into digestible elements. Understanding the current local demographic
trends helps inform current and future housing needs.

Data Sources: To the greatest extent possible, the most current data was used
for this Housing Assessment. Some data sources may be more current than
others and careful analysis was conducted to align “like” data and to avoid
discrepancies. It is best practice to use the most up to date data which is why
data from different years may be noted. The project team extrapolated data
from multiple sources including U.S. Census, American Community Survey,
State Demography Office, Social Explorer, Data USA, Larimer County, Weld
County, Zillow, Realtor.com, and other locally available data to create the
analysis and overview on the accompanying charts, tables, and graphics.

Demographic Profile

Demographic trends tell us about characteristics of the community:
population size and growth, age, household size and income levels. This
information is needed to understand and project the mix, size and type of
housing that is needed for Berthoud.

Population Trends

Between 2010 and 2022, Berthoud experienced significant growth with

a remarkable 113% increase, bringing its population to 10,892 residents.
Nearby Johnstown increased 75% in the same period. In contrast, other
nearby communities saw more modest increases in population, with
Longmont and Loveland increasing only 14% and Greeley 18%. During this
period, Larimer County grew by 20% to 359,363 residents and Weld County
grew by 39% to 350,176 residents. For July 1, 2023, the State Demography
Office estimated Berthoud’s population at 12,340. Based on this trend, it is
estimated that Berthoud’s population at the end of 2024 may be between
13,000 and 14,000 residents.

According to the State Demographer, ninety percent of Colorado’s
population growth from 2021 to 2022 occurred along the Front Range, with
Weld County ranking 1st in terms of population growth (counts) and Larimer
County ranking 4th. From 2020 to 2030, the State Demographer projects
the population growth for Larimer and Weld counties to increase by 13%

(X X
/H/H\ 10,892
Population

G 335
= Median Age
b 4
S 07817,

[ 9 Income
~

$458,600

Median Single
Family House Value

$717,856

Average Residential
Sale (2023)

’\ 2006

Median Year Home
Built

Source: ACS 2018-2022, Town of
Berthoud, Larimer County Assessor,
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and 28% respectively, and another 12%
and 22% between 2030 and 2040. The

Population Change by Jurisdiction, 2010 and 2022

State Demographer projects that Weld Jurisdiction mm % Change
County will surpass Larimer County in Berthoud 5,105 10,892 113%
population by 2027. While Berthoud lies Loveland 66,859 76,500 14%
in both counties, it is important to note Longmont 86,270 98,282 14%
that only 2% of its population and only Frederick 8,679 15,037 73%
1% of housing units are currently in Weld Windsor 18,644 33,905 82%
County, however, as Berthoud grows, Johnstown 9,887 17,327 75%
more of its population may shift to Weld Larimer County 299,630 359,363 20%
County. Weld County 252,825 350,176 39%

Berthoud’s significant growth is expected to continue to outpace nearby communities. The graph
shows Berthoud population by decade from 2020 through 2040 projections. From 2020 to 2040, the
projected growth for Berthoud is 139% and the Growth Management Area (GMA) is 119%. The total
number of households in Berthoud is projected to reach 9,535 by 2040 (up from 4,143 in 2022), and
10,753 households are expected in the Growth Management area.

The growth in Berthoud and the surrounding area can be attributed to several factors, including:

1. Berthoud maintains a rural
atmosphere, while being
conveniently located near other
cities that have seen arise 30,000
in diverse job opportunities,
making it ideal for commuters

Berthoud Population 2000 to 2040

25,000

who want the best of both 20,000 :
worlds. 15,000 T
9,022
2. Compared to other areas along 10,000 7,303 7.816
4,839 5,105
the Front Range, Berthoud 5,000
sometimes offers more )
attainable housing prices for its 2000 2010 2020 2030 2040
residents. Berthoud  m GrowthManagement Area

Projected «. Projected

3. Berthoud offers a close-knit,
friendly community with small-
town charm and a slower pace of life, making it an attractive alternative to larger, busier cities.

4. The town’s high quality of life, with excellent schools, safe neighborhoods, proximity to
recreational opportunities, and favorable climate, draws families and individuals seeking a
balanced lifestyle.
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Age

From 2012 to 2022, the median age in Berthoud decreased from 41.0 to
38.5 years. The population of Berthoud’s college-aged young adults (18 to
24) and entry to mid-level professionals (25 to 44) increased by 160% and
165% respectively. This suggests that Berthoud is attracting young adults,
professionals, and younger families. There is a strong workforce population
and the potential for additional demand for schools, childcare services,

and additional community amenities and services as families expand.
Berthoud’s senior population aged 65 and older increased by 147% which
could indicate a growing demand for senior services and housing as this age
cohort grows.

As a proportion of Berthoud'’s total population, the residents under 18 and
aged 45 to 64 declined to 23% and 27% respectively, while the proportion
of residents aged 25 to 44 increased to 29%. In 2022, the proportion of
residents under 18 was 20% in both Loveland and Longmont, and the
proportion aged 45 to 64 was 23% and 26%, respectively. Berthoud’s
proportion of residents 65 and older increased to 14% in 2022, compared to
21% in Loveland and 17% in Longmont.

Berthoud Population Change by Age Group, 2012 and 2022

%

% Point

Age Cohort 2012 2022 Change 2012 2022 Change
Under 18 1,467 2,479 69% 28% 23% -5%
Aged 1810 24 343 892 160% 7% 8% 1%
Aged 25to 44 1,174 3,107 165% 22% 29% 6%
Aged 45to 64 1,659 2,887 74% 32% 27% -5%
Aged 65 orolder 618 1,527 147% 12% 14% 2%

When considering households based on the age of the head of household
(defined as the person in whose name a housing unit is owned, rented, or
being bought), the proportions at the younger and older end of the spectrum
increased between 2017 and 2022. Seventeen percent of Berthoud heads of
household were 34 years or younger, and 24% were 65 years and older.

Percentage of Households by Age of Head of Household

0% 20% 40% 60% 80% 100%
W 15to0 34 Years 35to64 Years M 65 Years and Over

Median Age

38.5

,‘\

4%

23%

under 18
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2.6

Average Household
Size

@
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Historic population groupings by age and projections through 2050 are
included in the Key Considerations section of Chapter 6, along with the
implications for housing demand, design, and community planning.

Household Composition

In 2022, Berthoud had 4,143 total
households, 71% greater than the number
in 2017. Thirty three percent of Berthoud
households included children (married with
children or single parent households). Two-
person households make up 41% of all
households, while households of three or
more people account for 40%. Berthoud’s
percentage of family households (81%) is
high compared to nearby Loveland at 63%.

What is a household?

marriage,or adoption.
The table shows the percentage of

Berthoud households categorized by

family status and size. Berthoud’s percentage of non-family households
decreased significantly from 30% in 2017 to 19% in 2022. In comparison,
Loveland’s non-family households make up 37%. Fifteen percent of non-
family households consist of individuals living alone, with nine percent
being seniors aged 65 and over. Seniors living alone may enjoy greater
independence and autonomy, but there is also the potential for social
isolation and difficulty accessing support services or healthcare when
needed, especially for older adults living without nearby family members.
This is an important consideration when assessing senior housing needs.

Berthoud Households by Family Status and Household Size

2017 % of Total 2022 % of Total

Family Households

420/ 2-person 851 35% 1,690 41%
/0 3-person 325 13% 642 16%
Married couples
with no children 4+ persons 523 22% 1,007 24%
Family Subtotal 1,699 70% 3,339 81%
Non-Family Households
. 1-person 570 24% 642 16%
2-person 158 7% 141 3%
3-person - 0% 21 1%
° 4+ persons - 0% - 0%
0 Non-Family Subtotal 728 30% 804 19%
9%
Seniors live alone
CH4
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U.S. Census Bureau defines
a family household as a
group of people who live
together in the same dwelling
and share meals, including
a householder and at least
one other person related
to the householder by birth,



The most common household type in 2022 was married couples without
children under 18, making up 42% of households. In comparison, this
percentage in Loveland was 33%. Married couples whose adult children
have moved away may look to downsize to smaller housing types, including
townhomes, duplexes, single-story homes and smaller single-family homes.
Younger married couples often look for these smaller housing types as well
as starter, and more reasonably priced homes. While these households
currently do not have children, a portion may start families in the future
which has the potential to increase the demand for larger homes, daycare
centers, schools, and child-friendly amenities in the coming years. Married
couples with children made up 27% of households in Berthoud, compared to
17% in Loveland. This table shows the number of Berthoud households by
type in both 2017 and 2022 and the percentage of total households by type
in 2022.

Berthoud Household Type, 2017 and 2022 % of Total

in 2022

Single Parent with children

6%
m 2017

m2022
Married couple with children 27%

1114

889 42%
Married couple (no children)
1743

570
Living Alone 159%

Other

o E
©
=

500 1000 1500 2000

Number of Households

Household Income

Berthoud’s median household income was $101,817 in 2022, a 51%
increase (about $34.4K) from 2017. Berthoud’s increase outpaced
surrounding communities, Larimer County, and the state, which all saw
increases of either 34% or 35% during the same period.

Median Household Income, 2017 and 2022

$65,458 2017
$87,508

Colorado % Change

2022

$64,980 34%

Larimer County $
87,199

34%

$61,133

Loveland
$81,898

34%

Log . $66,349
ognmon
$89,720 35%

$67,427 51%
$101,817

BERTHOUD

@
-1

$40,000 $80,000 $120,000

Median Household Income

$101,817

Median Household
Income
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Income Distribution

It is important to note that a rise in median
income does not necessarily indicate rising
incomes for all residents. It may reflect higher
incomes among top earners, which can

Income Distribution, 2017 and 2022

u Less than $25,000 $25,000 to $49,999 $50,000 to $74,999

$75,000 to $99,999 m $100,000 to $149,999 W $150,000+

Berthoud

increase the median, or the displacement
of lower-income households who may leave
Berthoud due to rising housing costs.

2022 17% 17% 24% 27%

2017 20% 16% 20% 11%

The graph shows the changes in income
distribution between 2017 and 2022 for
Berthoud with comparisons of nearby Loveland Loveland

and Longmont.
2022 18% 18% 20% 16%

Between 2017 and 2022, the proportion of
Berthoud households earning less than $50,000 sty
declined by 17 percentage points, while

the proportion earning more than $100,000

19% 15% 16% 9%

increased by 20 percentage points. The middle- Longmont
income group, earning between $50,000
and $100,000, remained more stable but still 202 w10 -

declined by 2 percentage points. In contrast,

for Loveland and Longmont, the proportion of
households earning less than $50,000 declined 017
by 13 and 21 percentage points, respectively,

18% 13% YA/ ki)

while the proportion earning more than
$100,000 increased by 11 and 15 percentage points, respectively.

This significant shift over just five years suggests a change in the socio-economic character of
Berthoud and the surrounding area which will impact housing needs and affordability.

Household Income by Tenure and Age

While Berthoud’s median
homeowner income increased
between 2017 and 2022

Household Income by Tenure and Age, 2017 and 2022
% Change 48% -10% 529 33% 184%

$150,000

(from $72,378 to $107,409),

the median renter income
decreased by 10% (from $65,049
to $58,651). In contrast, the
renter income in Loveland and
Longmont increased by 50%

and 47%, respectively. The
median renter income in Larimer

County overall increased by 49%.

Berthoud’s decrease in renter

$126,516

$100,000

$107,409 $112,059
$83,224
$72,378

$95,047
$73,542
$65,049
$58,651
- I I
$_

Owner Renter 25to44yrs 45to 64 yrs Aged 65+ yrs

$29,261

m2017 m2022
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income could be attributed to Berthoud’s sharp drop in renter occupied
housing units from 23% to 12% during that period, while the proportion of
renters in other jurisdictions remained largely stable.

Berthoud’s household income increased across age groups, with an
increase of 184% for residents aged 65 and older. This could be attributed
to this age cohort doubling in size from 752 to 1,527 during this period. The
implication of these income shifts on the housing market and affordability
are explored in Chapter 5 and 6.

Educational Attainment

In Berthoud, 77% of residents over 25 years old have attained some
college education or more, a notable increase from 64% in 2017. In 2022,
approximately 26% of residents have a bachelor’s degree and 12% have

a graduate or professional degree, while only 3% have less than a high
school diploma. In Larimer County, 80% of residents attained some college
education or more, compared to 64% in Weld County.

Race and Ethnicity

Berthoud’s racial and ethnic diversity increased between 2017 and 2022. In
2017, 94% of residents identified as Non-Hispanic White and 5% Hispanic
or Latino. In 2022, 81% of residents identified as Non-Hispanic White, 15%
Hispanic, 2% two or more races, and 2% Black, American Indian, Asian,

or Other. Although still a small percentage, the increase in Hispanic or
Latino residents from 292 to 1,649 over five years is notable, highlighting
the growing importance of considering racial and language diversity when
planning community programs and public communication.

From a regional context in 2022, Berthoud’s Non-Hispanic White population
percentage is the same as Larimer County, but 17% higher than Weld
County (64%) and 15% higher than Colorado (66%). Meanwhile, Berthoud’s
Hispanic population percentage is roughly 3% higher than that of Larimer
County (12%) and half the rate of Weld County (30%).

Poverty

According to the 2022 American Community Survey, 2% of Berthoud
families have incomes below the poverty level. 3.4% of residents over aged
65 and 3.9% under 18 are living in poverty, compared to 11.6% and 8.1% in
2017. In Larimer County, 9% of residents under 18 and 7% over aged 65 are
currently living in poverty, with similar rates in Loveland and Longmont.

81%

Non-Hispanic White

15%

Hispanic
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Disability Characteristics

The U.S. Census collects data on six disability types: hearing, vision, cognitive, ambulatory, self-
care, and independent living difficulties. Respondents who report any one of the six disability types
are considered to have a disability. According to the 2022 American Community Survey estimates,
approximately 8% (864) of Berthoud residents report having one or more disabilities, compared

to 10% in Larimer County and 11% in Weld County. Seniors are disproportionately affected by
disabilities, with about 28% (or 408) of Berthoud residents aged 65 and older reporting a disability.
Among those with disabilities, 31% are adults aged 18 to 34, while 16% are aged 35 to 64. Notably,
87% of adults aged 35 to 64 with disabilities are female, as are 71% of those aged 18 to 34.

When assessing housing needs, residents with disabilities require special consideration to ensure
inclusivity, accessibility, and support. Some implications include accessible housing design,
affordability, minimal maintenance requirements, proximity and access to healthcare, transportation,
and other essential services.

Economic Profile

The local and regional economy and job market Top four industries employ 54%
trends play a big role in shaping the housing market. of Berthoud residents

These trends help us understand current and future
housing demand: community growth, household
buying power, and what employers need to attract and
retain employees. By examining these indicators, we
can better assess the community’s capacity to meet
housing needs and address potential affordability
challenges. Stable, diverse housing is critical for
Berthoud and surrounding communities and the
overall economy. Lack of housing affordability and
options impacts local jobs and an employers’ ability to
retain and attract workers.

46%

Other

20%
Education and
health services

11%

Manufacturing |

14%

Retail trade

12%
Labor Force Professional and
business services

According to the 2022 American Community Survey,

6,274 of Berthoud residents over the age of 16, or 71%, are in the labor force. Of those in the labor
force, the unemployment rate is 2.8%. Regionally, in Larimer and Weld counties, there are 379,499
residents in the labor force, representing a 15% increase from 2017. The unemployment rate is 4.6%
in Larimer County and 4.9% in Weld County.

Industries and Occupations

Regionally, education and health services employ 25% of residents in Larimer County and 20% in
Weld County. The professional services industry employs 15% of the residents in Larimer County and
11% in Weld County.
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The total jobs for Berthoud residents increased by 91% between 2017 and 2022, from 3,201 to 6,101
and representing 3% of Larimer County jobs. According to the State Demography Office, job growth
in Larimer and Weld counties is projected to continue at a rate of 5% per decade through 2050. The
table provides an estimate of job growth in Berthoud based on these projections. Continued local and
regional job growth will further increase the demand for housing.

Job Projections through 2050

Berthoud 6,101 7,453 7,825 8,224
Larimer County 222,719 248,432 260,832 274,139
Weld County 150,438 170,373 181,562 190,484

The chart shows the jobs by sector and average annual wage in 2022. The top three employment
sectors are educational, health care and social services (19.8%), professional, scientific and
management (11.8%), and retail trade (11.2%). Although average annual wages have risen, they
have not kept pace with the rapid increase in home values. The projected population growth in the
region will continue to provide jobs for Berthoud’s current and future residents, which will increase the
pressure on the housing market.

Jobs by Sector by Average Annual Wage, 2022

Number of % of Total Average
Jobs Jobs Annual Wage

Top occupations for Berthoud

Agriculture, forestry, fishing and hunting, and mining 0.4% $43,524

Construction 600 9.8% $73,372 reSIdents (2022):
Manufacturing 666 10.9% $108,576

Wholesale trade 163 2.7% $97,084 1 . 39% - Management and
Retail trade 686 11.2% $40,352 business

Transportation and warehousing, and utilities 345 5.7% $50,908

Information 223 3.7% $83,044 2. 23% _ Sa|eS and oﬁ:lce
Finance and insurance 390 6.4% $94,640

Professional, scientific, and management 722 11.8% $120,848 .

Educational services, and health care and social assistance 1,208 19.8% $51,922 3. 1 5% . PrOdIUCtlon and
Arts, entertainment, and recreation, and accommodation and food services 479 7.9% $28,028 transportatlon

Other services, except public administration 379 6.2% $52,988

Public administration 214 3.5% $73,658

Total Jobs 6,101
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Commuting Patterns

Commuting plays an important role in the economy of the area because not all workers live

where they work. Commuting impacts local job growth, access to employees, and transportation
infrastructure. People employed in Berthoud and living outside of town are in-commuters and account
for 84% (1,881) of all employees in Berthoud. In addition:

> 347 (8%) of Berthoud residents live and work in Berthoud
> 4,167 (92%) Out-Commuters: Berthoud residents live there and commute to work outside
> 1,881 (84%) In-Commuters: People employed in Berthoud and live outside of Berthoud

Top commuting

30 m I n Utes destinations from

average commute time (2022) Berthoud:

Commute to
work alone (2022) (@)
Traveled < 10 miles (2021) 50%

Traveled 50+ miles (2021) .’/&

The commuting diagram identifies three groups of people with inflow and outflow counts of employees
from 2021.

RN

15% Loveland

e

7% Longmont

=

6% Fort Collins

4. 5% Greeley

2 o
commuters é Sor:rmuters

1,881 / 4,167

commuters

347

During the pandemic, many people transitioned to fully remote or hybrid work, giving them the
flexibility to live further from their office location. Being centrally located in the region, communities
like Berthoud may have become more attractive for remote or hybrid workers due to its proximity to a
large employment base. In 2022, 13% of Berthoud residents worked from home, up from 7% in 2017.
Berthoud should prioritize services and amenities that cater to both remote and hybrid workers.
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The distance that workers are willing to travel from Berthoud has gradually increased over the years.
The chart below shows commute distance and direction in 2021. The percentage breakdown of
commuting distance remained largely stable in the last 5 years. However, looking back to 2010, 61%
of workers traveled less than 10 miles, 27% 10 to 24 miles, 6% 25 to 50 miles, and 6% greater than
50 miles. With the commuting distances gradually increasing, there is a growing need for regional
collaboration to expand public transportation options.

Berthoud Job Counts by Distance and Direction, 2021
750

o
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o
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Housing Profile

An analysis of the existing housing inventory and unit characteristics—such
as types, age, and size—provides valuable insight into the local housing
supply and demand. By examining these trends alongside demographic and
economic data, we can assess how well the current housing stock meets
Berthoud’s needs, identify gaps in the market, and project future housing
requirements. This evaluation is detailed in Chapter 6, where these factors
are integrated into a market analysis to guide future planning.

Housing Units and Tenure

In 2022, Berthoud was home to 4,296 housing units, a 70% increase from
2017. This new housing increased Berthoud’s population density from 527
people per square mile in 2017 to 842 people per square mile in 2022.
Housing units in surrounding jurisdictions increased as well during this
period, with Windsor experiencing the second largest housing unit increase
of over 53%.

As of July 1, 2023, the State Demography Office estimated a total of
5,516 total housing units in Berthoud, reflecting a 28% increase from
2022. Berthoud’s rapid housing unit growth and increased density could
place additional strain on existing infrastructure and public services and
require the Town of Berthoud to carefully manage land use and zoning
to accommodate housing needs while continuing to preserve community
character and open space.

The table shows the change in the number of housing units for 2017 and Total Housing Units
2022 for nearby jurisdictions, as well as the proportion of owner-occupied 4,296 (2022)
and renter-occupied units. 2,522 (2017)

Housing Units and Tenure by Jurisdiction, 2017 and 2022

Total Housing Units Tenure (2022)

Owner- Renter-

()

Jurisdiction 2017 2022 % Change R .

Occunied Occunied
Berthoud 2,522 4,296 70% 88% 12% Owner-occu pied
Loveland 32,212 33,958 5% 63% 37% 88% (2022)
Longmont 36,336 41,429 14% 63% 37% 77% (201 7)
Johnstown 5,095 6,555 29% 75% 25%
Windsor 8,742 13,351 53% 79% 21%
Frederick 3,911 5,205 33% 95% 5%
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Median Age of Homes

2006 (2022)
1 992 (2017)

A,
E\

45%

of units were
built after 2010

-
78Y%

of residents moved
to Berthoud after
2010

In 2022, 96% of Berthoud’s housing units were occupied, maintaining the
same 4% vacancy rate as 2017. Among the 4,143 occupied housing units

in 2022, 88% were owner-occupied and 12% were renter occupied, marking
a shift from 2017, when the rates were 77% and 23%, respectively. This
shift may be attributed to the influx of newly built for-sale units entering

the market to meet increasing demand, coupled with the lack of growth in
available rental units. Except for Frederick, with only 5% renter-occupied
units in 2022, other neighboring communities appear to be providing more
rental housing options: Windsor 21%, Johnstown 25%, Longmont 37%,
Loveland 37%.

Housing Unit Age and Move in Year

With 1,774 new housing units built in Berthoud between 2017 and 2022, the
median age of Berthoud housing units went from 1992 to 2006. Fifty-seven
percent of homes were built after 2000, and only 16% of homes are over fifty
years old. By comparison, 39% of Longmont homes and 37% of Loveland
homes are over fifty years old.

Berthoud Housing Units by Year Built, 2022

1640
1600

1200
800

733
555
411
400 334 270
I 60 139 154 I
0 © 0 [

Before 1950-59 1960-69 1970-79 1980-89 1990-99 2000-09 2010-19 2020 or
1950 later

Number of Housing Units

In 2022, 38% of occupied housing units in Berthoud had residents that
moved there in the year 2018 or later, compared to 29% in Loveland and
30% in Longmont. Only 9% of Berthoud housing units had residents that
moved there in 1990 or before. The chart shows the number and percentage
of Berthoud housing units by move in year.
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Berthoud Occupied Housing Units by Move In Year % of Total

2021 or Later n 7%

2000 to 2009

0,
1990 to 1999 5%

0
1989 or Earlier 4%

Housing Types and Sizes

One of seven key strategies from the 2021 Berthoud Comprehensive Plan
is to provide a mix of housing, goods and services that meet the varying
needs, budgets, and life stages of residents. The range of options should
include detached single-family homes, condominiums, townhouses,
duplexes, apartments, assisted and independent senior living, modular
homes, live-work spaces, ADUs, etc.

In July of 2024, the Town Board of Trustees approved zoning code changes
to allow for these options as permitted or special uses in the applicable
zone districts. In addition, the Planned Unit Development Overlay District is
no longer available as an option for zoning, instead housing developments
must include at least four housing types (for developments of 100+ single-
family detached dwellings) or three types (for < 100 dwellings). This is an
important step toward increasing housing diversity in Berthoud.

This change is supported by the data in the table showing the number of
additional housing units by type from 2017 to 2022. During this period,
1,538 new single-family detached units were built in Berthoud. Only 299
housing units consisted of other housing types, while 63 multi-family units
were removed from the inventory during this period. The largest multi-family
housing type consists of properties with 10 to 19 units, with only 29 of these
remaining. Mobile homes serve as another vital affordable housing option,
with 246 mobile homes currently in the town’s inventory.

82%

Single-family
detached

|

1]

79%

3+ bedrooms
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Berthoud Housing Units by Type, 2017 and 2022

Type 2017 2022 #Change
Total Units 2,522 4,296 1,774
Single-family detached 1,993 3,531 1,538
1 to 4 units 187 283 96
5to 9 units 27 207 180
10 to 19 units 77 29 (48)
20 to 49 units 15 - (15)
50+ units - - -
Mobile Home 223 246 23

Single-family detached homes accounted for 82% of Berthoud’s housing units in 2022, up from 79%
from 2017. Berthoud has no multi-family dwellings with 20 units or more. In comparison, single-
family detached homes make up 65% of Loveland’s housing stock and 62% in Longmont. Except
for Frederick and Windsor, the other neighboring communities provide a greater diversity of housing
types which may meet more life stages and budgets.

Housing Units by Type by Jurisdiction, 2022

m Single Family Detached 1to4units ®W5to19units MWM20to49Units m50+Units m Mobile Home

0%

1%

1%

0% 20% 40% 60% 80% 100%

In 2022, 79% of the Berthoud’s occupied housing units had 3 or more bedrooms, an increase from
70% in 2017. The median number of total rooms across all Berthoud housing units was 6.1 in 2022,
with owner-occupied units averaging 6.3 and renter-occupied units averaging 4.2. The median
number of rooms in neighboring communities is comparable, except for Frederick averaging 7.0 and
Windsor 7.3 rooms.
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Berthoud Housing Units by Number of Bedrooms, 2017 and 2022

4%

?e%

2%
B 3 Bedrooms 201

2022
N 4+ Bedrooms “

Accessory dwelling units (ADUs) up to 850 square feet are a permitted

use in Berthoud’s residential zone districts, as well as agricultural and
limited commercial districts. An ADU is an apartment integrated within a
single-family dwelling, or located in a detached accessory building, such as
carriage houses located on the same lot as a single-family dwelling. In July
2024, the Town Board approved ADUs as an eligible housing type for short-
term rentals. The Town limits the total short-term rental licenses to 50, and,
as of January 6, 2025, only twelve STR applications had been submitted,
and none of the applications were for ADUs. Research suggests that a
policy allowing ADUs to be short-term rentals should not have a greater
impact than any other housing type being allowed as a short-term rental.

B 1Bedroom

a0
2 Bedrooms
7

Home Values

The home value data included below is a snapshot through 2022 based

on the U.S. Census. The market conditions have become increasingly
competitive in recent years with rapidly rising sale prices. Therefore, home
values are expected to increase significantly in upcoming census data. For
example, when reviewing recent sales from the last 12 months through
September 2024, the average sale price was $697,209, a 41% increase
from the 2022 census median home value of $458,600 shown here. A more
detailed analysis of the current housing market is included in Chapter 6.

Berthoud home values have experienced significant appreciation since
2000. More recently, between 2017 and 2022, home values increased by
67%. For Larimer County overall, the increase was 59%. This rapid increase
in value causes a strain on residents wanting to move to or continue to

live in Berthoud. As the demographics indicate, Berthoud is home to an
increasingly affluent population that can afford these homes.

CH4 2025 BERTHOUD HOUSING DIVERSITY PLAN A



Berthoud Housing Units and Median Home Value, 2000 to 2020

5,000 $500,000

$446,355

4,000 $400,000

$300,000

3,000 $231,000
$172,000

2,000 $200,000
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Median Home Value

1,000 $100,000

$0

2000 2010 2020

O Median Home Value B Number of Housing Units

Regional population growth,
strong demand for housing,
and limited housing supply

Percentage of Owner-Occupied Housing Units by House Value, 2022

Berthoud 4% 54% 29% 4%

have all contributed to Loveland 1% 59% 21% 5% 28
. . . . Less than $149,999
Slgnlflcant increases in home 15150,00010 526,999
values. Between 2017 and onement 1 — e RS | 5300,000t08499,999
= $500,000 to $749,999
29227 the percentage Of Frederick b 6% 47% 39% 5% 29 m $750,000 to $999,999
hlgher—value homes grew = $1,000,000 or More
sharply. In 2022, 33% of R = i Tl

owner-occupied homes in
Berthoud were valued at
$500,000 or more, rising from

Johnstown 4% 59% 26% 7%

0% 20% 40% 60% 80% 100%

just 5% in 2017. Similarly,

55% of homes in Windsor and 47% in Longmont reached this value, rising from 19% and 8%,
respectively. It is important to note that home values are not the same as the actual home sale price,
which reflect market conditions and are expected to be higher.

New Residential Housing Development

Between January 2020 and August 2024 1,612 residential permits were issued by the Town.

Just under 300, or 18%, of the permits were for single-family attached homes (commonly known

as duplexes) or townhomes with an average construction valuation of $238,299 (excluding land
and water costs that dramatically increase the for-sale price of new homes once construction is
complete). The remaining 82% were for single-family detached homes with an average construction
valuation of $391,826.

Since October 1, 2023, when Berthoud committed to the Proposition 123 aim of increasing

the availability of affordability housing products by 3% each year for 3 years, there have been
251residential permits issued for single-family attached and detached units. 59% (148) have sold
as of March 31, 2025, with an average sale price of $707,115. Only 4 property sales met Berthoud’s
Proposition 123 obligation of sales under $425,840. The table summarizes the annual residential
development activity in Berthoud over the last 5 years by housing type, and the map shows the
approximate location of all the residential permits for this period.
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Berthoud Residential Permits by Type, January 2020 to August 2024

Single-Family Single-Family Townhomes % Single-Family

Detached Attached Detached

Total Permits 1,320 252 40 1,612 829
2024 (January to August) 119 34 0 153 78%
2023 145 34 40 219 66%
2022 169 56 0 225 75%
2021 450 62 0 512 88%
2020 437 66 0 503 87%

Source: Town of Berthoud residential permit records

Berthoud: Residential Development (2020 - 2024)

Recent Residential Development N

@  Single Family Attached

o Single Family Detached 0 0.5 1 2

e  Townhome L — YIS
__ 1 Berthoud Town Limits
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Rental Housing Units

From 2017 to 2022, Berthoud saw fluctuations in renter-occupied units. The number of renter-
occupied units peaked at 623 in 2019, making up 22.9% of units. However, the highest proportion
of renter-occupied units was 23% in 2017, with 557 units occupied. This indicates that while rental
occupancy was highest in 2019, the community also saw an increase in owner-occupied units that
year.

In 2022, Berthoud’s renter-occupied units fell to their lowest point since 2017, with 501 units,
comprising 12.1% of units. Although rental occupancy fluctuated between 500 and 600 units over
recent years, the number of owner-occupied units grew significantly, increasing by 94.8%, while
renter-occupied units declined by 10.1%. This growth in owner-occupied units largely explains the
shift in the renter-to-owner ratio, with the proportion of renter-occupied households dropping from
23% to 12.1%. The chart shows changes in the number and proportion of renter-occupied units from
2017 to 2022.

Rental Units as % of Total Occupied-units, 2017 to 2022

2022 |, 129

2021 |, 147

2020 |, 17

Year

201 |, 237

201 |, 219

2017 I 2

0% 5% 10% 15% 20% 25%

While renter-occupied units
have declined during this s2000

period, rental costs have $1,702
increased. Between 2017 and s
2022, the average monthly rent
increased by 90.4%, increasing
from $894 to $1,702. This trend
suggests a competitive rental
market, driven by a regional 400
increase in housing costs.
The sharp rise in rental costs
is also linked to Berthoud’s

Median Gross Rent and Renter-occupied units, 2017 to 2022

$1,200

$800

# Renter-Occupied Units

Renter-occupied units (#) ==Median gross rent ($)

low vacancy rate. In 2017,

the rental vacancy rate was 7%, generally indicative of a healthy market balance (typically between
5% and 8%). However, Census data from 2018 to 2022 indicates a sustained 0% vacancy rate in
Berthoud, pointing to a critical shortage of rental supply amid strong demand. This imbalance has
been a major factor behind the steep increases in rental prices during this period. The chart shows
the changes in renter-occupied units and median gross rent from 2017 to 2022.

A e



Housing is typically considered
affordable when households
spend less than 30% of their
income on it. In 2017, 44.1%
of renter households in

Berthoud Gross Rent as a Percentage of Renter Household Income

34%

35% or more

4%
30 to 34.9%
7%

37%

Berthoud were cost-burdened, S s9%
spending 30% or more of e
their income on rent. By 2022, 201024.9% %%
this proportion decreased to
38.1%, possibly due to the 151010.9% = -
decline in renter households. -

However, affordability within pess than st o

the rental market has become 0
more constrained. The most

12%

X

10% 20% 30% 40%

2022 m2017

significant change during
this period is that households spending 25% to 30% of their income on rent increased dramatically
from 9.9% to 39.3%. Even though this is below the cost burdened threshold, this indicates that more
renter households are approaching levels of spending that can cause financial strain, making housing
increasingly less attainable to more households. The chart shows income-to-rent percentages for
2017 and 2022.

In 2022, Berthoud had fewer renter households considered cost burdened than Weld County, Larimer
County, and the state overall. At nearly every level of income-to-rent percentage, Berthoud falls below
the regional and state averages. However, as shown in the graph below, Berthoud has a notably
higher proportion of households spending between 25% to 30% of income on rent. Additionally, fewer
households in Berthoud spend 25% or less of their income on housing compared to other areas. This
suggests that Berthoud’s rental market offers a more limited range of housing options, with fewer
households able to find rental properties that cost significantly less or more than the 30% threshold.
The data indicates that the market has fewer rental units available across different price points, which
could create challenges for residents with varied income levels looking for more flexible housing
options.

Comparison of Gross Rent as a Percentage of Renter Household Income, 2022
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Affordable Housing Inventory

While Berthoud currently contains no publicly assisted rental units, the surrounding area contains
approximately 950 multi-family rental units for households between 30% and 60% AMI. These are
publicly assisted with Low Income Tax Credits (LIHTC) as well as project-based Housing Choice
vouchers (formerly Section 8). Most of the units are in and around Loveland, managed by the
Loveland Housing Authority.

The Loveland Housing Authority is in the design process for 120 affordable units at the Grace
Gardens site on the south side of Loveland, which also includes 47 affordable lots owned by Loveland
Habitat for Humanity. It will likely not break ground for 2 to 3 years, depending on the awarding of tax
credits for the project. While this project will be in Loveland, it will be the closest subsidized affordable
housing to Berthoud at the northwest corner of Highway 287 and 19th Street SW.

Habitat for Humanity Berthoud has constructed approximately 20 for-sale single-family homes in
Berthoud. Households between 40% and 80% are eligible for these projects. They are in the planning
stages for additional projects to add 20 or more homes in Berthoud.

Naturally Occurring Affordable Housing (NOAH) refers to unsubsidized units that are affordable
because of low market values. Mobile homes are one form of NOAH. In 2022, Berthoud’s housing
inventory included 246 units (6% of total units), while Loveland’s included 511 units (1.5% of its total
units).

As the rental market becomes more competitive, low-income renters are finding it increasingly difficult
to secure market-rate units. The drop in renter-occupied units in just five years demonstrates this
trend. In addition, the shortage of naturally affordable housing increases the demand for publicly
assisted rental housing (housing that receives some type of public subsidy in exchange for occupant
income restrictions).
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The map shows the approximate locations of affordable housing properties in Berthoud and Loveland,
as well as locations with mobile home units.

Windsor

Loveland

&

T

Bgrthoud

Affordable Housing Locations L __ Berthoud Town Limits N
@ Naturally Occurring -:j Loveland Town Limits 0 2.25 4.5 9
@ AMI-Driven Affordable For Sale __ 1 Windsor Town Limits Miles A

@ Publicly Assisted Rentals

Berthoud Citizen Personas

Building on the findings from the community snapshot, the project team developed representative
personas to capture the diversity of Berthoud’s demographics, incomes, and housing preferences.
These personas are based on local data, such as median age, income levels, and current housing
values, and serve as examples of typical residents in Berthoud. By exploring their housing
aspirations, financial constraints, and lifestyle needs, we can better identify gaps in the housing
market, particularly for middle-income individuals, seniors, and families. These insights will guide the
development of strategies to promote a more inclusive housing mix, ensuring Berthoud meets the
needs of both current and future residents.
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C iti Ze n What can Emily’s family afford?
Persona

Loan Temn - Y ears

Down Payment 20%

Monthly Payment (30% of gross income)

Mortgage

Property Tax

Home Insurance

Age: 39 Utilities

Family Structure: Married, two children

Total Monthly Payment
Living Situation: Owns Home

Household Income: $190,000/year

150% AMI

Profession: She is a remote IT Project

Manager, and he is an HR Manager Emily locked in a 3% interest rate in 2021.

Loan Details Loan Details
Interest Rate 3.0% Interest Rate
Loan Term - Years 30 How do interest rates affect Loan Term - Years
Down Payment 20% LIRERIE] what Emily’s family can buy? Down Payment 20%

Monthly Payment (30% of gross income) Monthly Payment {30% of gross income)

Mortgage Her family bought a new home Mortgage
Property Tax in 2021 and were able to lock Property Tax
in a low 3% interest rate.

Home Insurance Home Insurance

Ltilities Ltilities

Total Monthly Payment Look at the difference in what Total Monthly Payment
they could afford with rates of
3% vs 6.5%

2025 BERTHOUD HOUSING DIVERSITY PLAN CH4




Citizen
Persona

What can John afford?

Loan Details

Interest Rate

LoanTerm - Years 0

Down Payment 100% $ 550,000

Monthly Payment (30% of gross income)

Mortgage

Property Tax

Family Structure: Single Home Insurance

Living Situation: Owns Home - 20 years i

Household Income: $40,000/year

(Social Security, Retirement Income, and Pension)

Total Monthly Payment

40% AMI Maximum Affordable Home Price

Profession: Retired Electrician __ '$550,000

CH4 2025 BERTHOUD HOUSING DIVERSITY PLAN A



Citizen
Persona

What can Lucas afford?

Loan Details

Interest Rate

LoanTerm - Years

Down Payment 3%

Monthly Payment (30% of gross income)

Mortgage

Property Tax

Home Insurance

Age: 29 Wilities

Family Structure: Single

Total Monthly Payment

Living Situation: Renter - lives with
roommate

Household Income: $65,000/year
60% AMI

Maximum Affordable Home Price
$168,117

Profession: Environmental Consultant

A 2025 BERTHOUD HOUSING DIVERSITY PLAN CH4



Citizen
Persona

Loan Details

Interest Rate 6.5%
LoanTerm- Years 30
Down Payment 20% $ 603
Mortgage $ 1,907
Property Tax 3 268
Home Insurance $ 200
Age: 32 and 34
. . Utilities $ 500
Family Structure: Married
e - : < Total Monthly Payment $ 2875
Living Situation: Renting a house

Household Income: $115,000/year
120% AMI

Profession: Sarah is a registered

nurse (RN), and Ben is an elementary
school teacher in Loveland.
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The previous chapter outlined Berthoud’s demographic, economic, and
housing characteristics, providing a foundation for understanding housing
affordability, vulnerable residents, market projections, and housing needs.
The purpose of this chapter is to introduce common terms and concepts
associated with housing affordability and how it applies to the unique
Berthoud context which informs the market analysis.

Housing affordability is defined by household income (“ability to pay”) and the
cost of an appropriate housing unit for that household.

Federal Definition of Affordability™

> Housing costs are “affordable” if they do not exceed 30% of a
household’s gross income.

> “Costs” include basic utilities, mortgage insurance, HOA fees, and
property taxes

A
30%

. Households paying more than
Househglds paying more — gao. for housing are severely cost $107s817
than 30% for housing are Median Household
burdened |
cost burdened ncome

*This is the Federal Housing metric used by the U.S. Department of Housing and Urban Development (HUD).

$2,695

Attainable monthly
rent or mortgage in
Berthoud

*Monthly costs include utilities,
insurance, HOA fees, taxes*

— A



Attainable Housing vs. Affordable Housing

While often used interchangeably, “attainable housing” and “affordable housing” have distinct
meanings.

> Attainable housing is housing that aligns with local incomes and the specific economic
conditions of a community. It focuses on providing housing options that the average person
in that area can reasonably afford based on typical local wages. Attainable housing units are
diverse based on the community and what is available. These housing types offer attainable
options for people who may not qualify for traditional subsidized affordable housing but still
need access to reasonably priced homes in their community.

> Affordable housing is typically defined by federal or state guidelines, often based on a

percentage of the area’s median income and may involve subsidies or specific income
qualifications to assist lower-income individuals or families.

Affordability Example

Apply standard Federal affordability guidelines to Berthoud’s 2022 median household income.
Berthoud Median Household Income: $107,817 per year ($8,985/month)

Maximum Monthly Housing Expense (30% of Gross Income): $8,984 x 0.30 = $2,695
(monthly expenses include utilities, insurance, HOA fees, taxes without metro district)

Estimated Attainable Home Price: approximately $347,639
(assumes a 30-year fixed mortgage at a 6.5% interest rate with a 20% down payment)

Note: These calculations are estimates based on conventional financing. Individual circumstances,
such as existing debt, credit scores, and down payment amounts, can affect affordability. Consult with a

financial advisor or mortgage professional for personalized assessments.

Area Median Income Limits

Each year, the U.S. Department of Housing and Urban Development (HUD) calculates the area
median income (AMI) for every geographic region in the country using data from the U.S. Census
American Community Survey. AMI is the midpoint income level of all households in a specific area,
where half of the households earn more and half earn less, adjusted by household size. AMI is
calculated using a household’s pre-tax income. HUD publishes the “Area Median Income” (AMI)
tables, and they are one of the tools used by the State of Colorado, Colorado Housing Finance
Authority (CHFA), and local housing organizations to determine if a person qualifies for affordable
housing programs. Two different area median income tables apply to Berthoud since it lies in two
counties. Weld County income levels are approximately 3.6% below Larimer County. Refer to
Appendix F to see the 2024 HUD AMI tables for each county.
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The following graphic illustrates the minimum and maximum income levels for households in Larimer
County earning 80% or less of the AMI, categorized by household size.

> Extremely low-income 4-person households (earning 30% or less of the AMI) have incomes up
to $24,960 for a single-person household and $35,640.

> Low-income 4-person households (earning 50-80% of the AMI) have incomes between $41,600
and $66,560 for a single-person household and between $59,400 and $95,040.

HUD Income Limits by Household Size
Larimer County, Colorado (2024)

u Extremely Low Income (0-30% of AMI)
uVery Low Income (30-50% of AMI)
uLow Income (50-80% of AMI)
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00,0
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$0-$35,640

$0-$38,520 $38,520-564,200 $64,200-$102,720

$0-$41,370 $41,370-$68,950 $68,950-5110,320
o O o @]
$0 $40,000 $60,000 $100,000

Source: HUD 2024 and CHFA 2024 income limits

AMI and Median Income of Various Occupations
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see Chapter 4.
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Like the previous affordability calculation, the table shows the maximum rent and maximum purchase
price that households at each income level in Berthoud can afford if only 30% of gross income

is spent on housing expenses. With a median home value of $458,600 in 2022, many Berthoud
residents will find housing unattainable without spending more than 30% on housing.

Maximum Rent and Purchase Price by Household Income

Area Median Household Maximum Maximum
Income (AMI) Income Rent Purchase
Supportive Services <30%AMI <$32,345 $808/month $76,090
40% AMI $43,126 $1078/month $110,689
Affordable 60% AMI $53,908 $1,617/month $145,631
80% AMI $86,253 $2,156/month $251,072
100% AMI $107,817 $2,695/month $319,003
Attainable / Market Rate 120% AMI $129,380 $3,234/month $389,406
160% AMI $172,507 $4,312/month $540,851

Purchase price includes multiple assumptions including: 3% down payment, 6.5% Interest Rate, no metro district.
Monthly rent price was calculated by taking 30% of annual income and dividing by 12.

Berthoud 2022 Median Household Income is $107,817

The Housing Continum

For a community to support all residents, regardless of their life stage or housing needs, it must a
diverse range of housing types, often referred to as a “housing continuum.” Housings needs evolve
over time due to factors such as aging, education and skill development, household size, employment
changes, economic disruptions, caregiving responsibilities, and transitioning to a fixed income.
Communities must provide housing options for everyone—from those just beginning their careers

to older adults who may have retired many years ago. While affordability plays a key role in housing
decisions, personal preferences for different housing types and living environments also play a
significant role in shaping demand.

The graphic illustrates the levels of the housing continuum with a variety of housing options. At the
far left of the continuum are unhoused residents. The next phase includes emergency shelters,
transitional housing, and supportive housing, which provide stability for individuals facing housing
insecurity or in need of additional services. The next phase includes affordable rental options and
homeownership opportunities, which may consist of naturally occurring affordable housing (non-
subsidized) or subsidized affordable housing. The final phase includes market rate rentals and
homeownership.

Emergency Supportive Affordable Market Rate
Shelter Housing Homeownership Homeownership
oo
o oo —\
00 o O|loo
00 a o|oo 8808\ 888
0ooo o oloo 0
= YaTlT [1lalElal Koln MlgdfT () YR |
Homeless Transitional Affordable Market Rate
Housing Rentals Rental
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Missing Middle Housing

Missing middle housing is a term often
associated with efforts to improve housing
affordability. This type of housing fills the

gap between single-family homes and high-
density, multi-family buildings, offering a

range of options suitable for both renters and
homeowners. Missing middle housing includes
a diverse range of housing types, including
duplexes, townhouses, triplexes, fourplexes,
courtyard apartments, bungalow courts,
townhouses, and multiplexes. These homes
are typically smaller in size and designed to
blend seamlessly into neighborhoods primarily
composed of single-family homes, maintaining
the character of the area.

Single family! Duplex Triplex, Townhouse Low-rise Mid/high-rise
detached | P Fourplex apartment apartment
N building .~ building
Single Family Multi-Family

Missing middle housing is crucial because it expands the housing mix by offering a range of options,
addressing a key gap often overlooked in traditional neighborhoods and planning designs. Missing
middle housing also supports key community goals by offering:

> Density that maintains neighborhood character,

> Attainability and affordability for a range of income levels,
> Walkability and accessibility to community amenities, and
> Diverse options for multigenerational living.

By addressing these needs, missing middle housing diversifies the housing supply to better meet
community demands, particularly in growing areas, like Berthoud, where the housing options

often lack alternatives to single-family homes and large multifamily rentals. Offering a balance of
affordability, availability, and land efficiency, missing middle housing provides a practical solution for
modern housing challenges, bridging the gap between traditional housing types and new, attainable
options for communities.
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Housing Vouchers vs. Subsidized Affordable Housing

Many people think of the Housing Choice Voucher
Program (formerly Section 8) when hearing about
subsidized affordable housing programs, but these
terms are not synonymous. The Voucher Program helps
very low-income families (less than 30% of the AMI),

the elderly, and disabled residents by providing direct
financial assistance to help them afford rent in the private
market. In contrast, subsidized affordable housing refers
to units that are specifically built or designated for low-
income households (usually up to of the AMI), where
the rent is kept below market rates through government

subsidies. Local Public Housing Authorities manage (1 1Y el |

the program, but the money comes from the federal
government.

Housing Vulnerability

An analysis of housing problems—including housing instability, displacement risk, and
homelessness—provides a deeper understanding of the challenges that households face in
accessing safe, stable, and affordable housing. In conjunction with the Support Systems Assessment
(refer to Appendix B), this information can help identify where programs may be needed to improve
outcomes for low- and moderate-income residents, particularly vulnerable populations.

Homelessness and Unstable Households

The Northern Colorado Continuum of Care (NoCO CoC) coordinates funding and delivery of
housing and services for people experiencing homelessness in Larimer and Weld counties. As
part of its efforts, NoCO CoC conducts an annual point-intime (PIT) survey of people experiencing
homelessness in the region. The 2024 PIT and Housing Inventory Count Report shows a total of
893 sheltered and unsheltered homeless individuals, with 622 (70%) sheltered and 271 (30%)
unsheltered. Ninety-six percent of these individuals experiencing homelessness are in Fort Collins
(43%), Greeley/Evans (35%), and Loveland (18%). In 2024, there were new concerted efforts to
survey smaller communities like Berthoud, and no individuals were counted. It is recommended
that Berthoud review these annual reports to stay informed if trends change that may impact the
community and its needs to provide supportive services.
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Displacement Risk

Identifying any areas with elevated displacement risk in Berthoud can inform potential strategies for
Berthoud or a regional entity to consider while working to improve housing affordability, accessibility,
and stability within the community or region. The Social Vulnerability Index (SVI) identifies eleven
displacement measures that can be used to assess the most vulnerable populations in a community
to determine any needed policy or programmatic responses. The following table shows the
displacement measures for Berthoud as of 2022.

Berthoud Displacement Measures, 2022

Households making at or below 30%, 50%, and 80% AMI 31.9%
Renter Occupied Households 501

Housing cost-burdened occupied housing units with annual income less than $75,000
(30%+ of income spent on housing costs)

531

Persons (age 25+) with no high school diploma estimate 272
Persons (age 5+) who speak English "less than well" 29
Single-parent household with children under 18 estimate 103
Housing stock built prior to 1970 12.4%
Overcrowded (more people than rooms) 0.60%
Civilian noninstitutionalized population with a disability estimate 8.90%
Persons aged 65 and older estimate 1416

81% Non-hispanic white
Race and Ethnicity 15% Hispanic
4% Other

Support Systems Assessment

This section identifies and evaluates resources available to support the development, maintenance,
and accessibility of housing that is attainable and affordable, as well as housing supportive services
and transportation services in Berthoud and the surrounding area. These resources can help address
the housing needs identified in this housing assessment. Larimer and Weld Counties have a network
of service providers and housing-focused nonprofits, though resources are primarily concentrated in
nearby Fort Collins, Loveland, and Longmont. Berthoud often benefits from this expanding network,
but as the Town grows, additional resources and programs tailored to Berthoud may be necessary.

To ensure Berthoud remains a livable and accessible community for its residents, it is essential
to proactively address these gaps by expanding local resources, strengthening partnerships, and
advocating for targeted housing and transportation solutions. Stakeholders, policymakers, and
community members must collaborate to develop strategies that support sustainable growth and
improve access to these essential services.
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Housing Development

Public Housing Authorities, including Housing Catalyst (Fort Collins), Loveland Housing Authority and
Longmont Housing Authority, play a key role in increasing the affordable housing supply in Larimer
County. They receive state and federal funds through programs like Community Development Block
Grants, HOME Investment Partnership funds, and State Private Activity Bonds to support housing
and community development. Currently, their efforts are primarily concentrated in Fort Collins and
Loveland, with no current developments or properties in Berthoud.

While Berthoud does not currently have dedicated funding to support the development of affordable
housing, some neighboring communities have created dedicated funding streams in recent years to
support affordable housing initiatives.

> Fort Collins: Passed by voters in 2023, Fort Collins has a 3-mill property tax that could raise
up to $16 million per year to fund the land bank, grants and incentives for developers and
nonprofits, and permanent supportive housing with wraparound services.

> Loveland: In 2016, the City Council approved using 1.25% of the city’s sales tax revenue to
create an affordable housing fund and approved Loveland Habitat for Humanity and Loveland
Housing Authority as the preferred providers for the city to work with.

> Longmont: Approved by voters in 2023, the Boulder County Affordable and Attainable Housing
Tax is 0.185% countywide sales and use tax. The funds are divided by population across the
county, with 30% going to Longmont for housing development, housing supportive services,
and grant funding.

Several other organizations in the county contribute to affordable housing development. While

some focus on specific municipalities, others operate countywide or across the broader Northern
Colorado region. However, most affordable housing developments are concentrated within municipal
boundaries or Growth Management Areas (GMAs), where multifamily-zoned land and essential
infrastructure are more readily available resulting in more affordable infrastructure extension.

The table below outlines the housing development organizations in the area that could serve as
potential partners for the Town of Berthoud in future housing developments. The organizations are
listed alphabetically, without any indication of priority or importance. The “Services” column below
contains information obtained from the organization website.




Organization

Services

Location(s)

Berthoud To date, approximately 20 single-family homes have Office in Berthoud
Habitat for been constructed in Berthoud. Eligible for households
Humanity between 40% and 80% of the AMI. Additional
development is in the planning stages to increase
supply. Manages a ReStore retail location with profits
from purchases along with donations helping fund
housing construction.
CARE Through innovative public and private partnerships, Office in Fort Collins

Communities

CARE develops and manages affordable housing
communities that also provide transformative resident
services to empower families and build community.

Property locations in:
Fort Collins (6 sites)
Windsor (1 site)

Housing Supports community development by managing over Property locations in
Catalyst 1,600 residences, providing rental assistance to 1,500 | Fort Collins
(Fort Collins | families annually, and offering affordable rentals,
Housing housing choice vouchers, and real estate development.
Authority) Programs focus on reducing homelessness, stabilizing
lives, and promoting empowerment, self-sufficiency,
and community engagement.
Impact A lender, partner and community builder that expands | Office in Loveland
Development |access to capital to build more resilient and equitable
Fund (IDF) communities. As a Community Development Financial
Institution (CDFI), IDF connects mission-driven
organizations to financial products and partnerships,
bringing together multi-faceted community stakeholders
including nonprofit organizations, developers,
community banks, individuals, and local and state
government agencies.
Longmont Provides housing and related services to low- and Office in Longmont
Housing moderate-income families and elderly and disabled Property locations in
Authority households. It manages over 400 units across nine Longmont (9 sites)
properties and administers the federally funded
Housing Choice Voucher program.
Loveland Owns and manages properties (approx. 1,000 units) Property locations in
Housing that serve low to moderate income individuals and Loveland
Authority families, including senior housing. Housing programs Windsor (2 sites)

include Choice Voucher (Section 8), tax credit
properties, Larimer home improvement programs
(LHIP), grant assistance programs, and other
affordable housing programs and services.

Milliken (1 site)

CH5




Supportive Services and Resources

Non-profits in Berthoud and the surrounding area provide supportive services and resources for
low- and moderate-income residents, including rental assistance, homebuyer support, homeowner
assistance, senior services, and support for individuals experiencing homelessness. Most of the
resources are not specifically tailored to Berthoud and may be less accessible and less familiar to its
residents. Nearby Longmont is home to additional housing support resources, including senior and
homelessness services, though these are intended for Boulder County residents only.

The table below outlines organizations in the area offering supportive services to Berthoud residents,
which could serve as potential partners for the Town of Berthoud in future housing resource initiatives.
The organizations are listed alphabetically, without any indication of priority or importance.

Organization Services Location(s)
Berthoud Uses a bundled-services model to offer a centralized Two locations: one in each
Life Center |hub where HNS and partner agencies (including the Berthoud and

Food Bank of Larimer County, BridgePoint, SNAP Loveland

Outreach Assistance, and others) provide integrated,

collaborative support.
House of Supports individuals and families facing poverty or Two locations: one in each
Neighborly | crisis by providing basic needs services and promoting | Berthoud and
Services self-sufficiency. Programs include food, utility, and Loveland
(HNS) clothing assistance, homeless case management,

family support, and parent education.
Catholic Provides shelter, affordable housing, early childhood Office in Fort Collins
Charities education, counseling, emergency services, rent
of Larimer and utilities, employment, food and clothing, case
County management, family and senior services, and more.

Larimer Provides food, medical, and cash assistance, Locations in
County protection for vulnerable populations, care options Fort Collins
Human for those with disabilities, and referrals to community Loveland
Services agencies. Eligibility is determined by federally set Estes Park

income limits.

Larimer Serves adults aged 60+, adults living with a disability, | Locations in
County and caregivers. Programs include long-term care Fort Collins
Office on options, ombudsman, community resource navigation, |Loveland
Aging caregiver support, vouchers to support daily living, and | Estes Park

more.
Neighbor to |Dedicated to providing sustainable housing, supportive | Office in Fort Collins
Neighbor services, and education to families and individuals in Property locations in
Larimer County. Programs include eviction prevention, |Fort Collins
rental and utility assistance, homeownership support, Loveland
affordable housing options, home share matching, and
financial services.

A
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Northern Supports a community-wide system across Larimer Multiple partner offices
Colorado and Weld Counties to rapidly connect individuals and across Northern Colorado
Continuum of | families experiencing homelessness with permanent
Care (NoCO | housing and services, coordinating policies, strategies,

CoC) and funding with Housing First best practices.
Salvation Provides rent, mortgage and utility assistance, Office in Fort Collins
Army homelessness services, and emergency services (food,

clothing, shelter).

Transportation

Berthoud provides transportation options for elderly residents and individuals with disabilities,
including local door-to-door services like the Berthoud Area Transportation (BATS) and volunteer-
based Rural Alternatives for Transportation (RAFT) for those in outlying areas. Regional connectivity
is provided by FLEX and the Colorado Department of Transportation’s Bustang, though limited stop
locations in Berthoud may reduce convenience for regular use. These services are cost-effective, with
many free or highly subsidized, and most include accessibility accommodation like ADA-compliant
vehicles. However, limitations such as restricted operating hours, reliance on advanced scheduling,
and variability in accessibility present challenges for spontaneous or urgent travel needs.

Better integration of existing services could improve convenience and inclusivity, while the
introduction of Micro-Transit in 2025 may bring greater flexibility and efficiency. The new Berthoud
Mobility hub opens opportunities for the Town to pursue moderate-to-high density residential and
transit-oriented development with a mix of residential and commercial to create an accessible,
connected community. Looking ahead, the proposed Front Range Passenger Rail has the potential to
transform regional mobility for residents and create new opportunities for area employers. Berthoud
may be poised well for a downtown stop along the rail line, which could bring significant benefits,
including economic growth and investment, the development of diverse housing options downtown,
and reduced traffic congestion.

The table below outlines the transportation options currently available to Berthoud residents. These
are listed alphabetically, without any indication of priority or importance.
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Coverage

Operations

Eligibility / Cost

Funding /
Support

A

Berthoud Area | Door-to-door in In-town operates daily | Free for ages 60+ | Town of
Transportation | Berthoud or to 8 amto 4 pm For other residents | Berthoud
(BATS) Loveland Loveland operates the fees are $1 Larimer
Monday through Friday |in-town, $4 to County
Longmont service |8 to 11:30 am (and to 3 |Loveland Office on
ended in 2023 pm on Thursdays) All must request 1 | Aging
11 passenger vans day prior City of Fort
1 ADA space/van Collins
Bustang Stops in Longmont, | Stops at Berthoud $4-$7 per trip Colorado
Northline Berthoud, Mobility Hub & $3-$5.25 for Department of
(Denver to Fort | Loveland, Fort Loveland Park-n-Ride | seniors and those | Transportation
Collins) Collins Harmony, |along Interstate 25 with disabilities (CDOT)
Fort Collins 12 trips each way
downtown Monday to Friday,
6 trips each way
weekends & holidays
FLEX Bus Stops in Fort 1 Berthoud stop $0 fare Transfort
Regional Collins, Loveland, |13 trips each way City of Fort
Service Berthoud, Monday to Friday, Collins
Longmont, and 4 trips each way State grants
Boulder Saturdays Federal grants
ADA ramps, lifts, 2
wheelchair space
Front Range Ft Collins to Expected in4to 5 Fare is TBD $66M federal
Passenger Rail | Pueblo. Stops may | years Ft Collins to grant
(in planning & |include Boulder, Denver, using current $27M state
development) |Longmont, Denver, | freight tracks funds
Colorado Springs | Schedule is TBD
Micro-Transit | Proposed service |3-4 vehicles Fare is TBD $864K federal
(coming 2025) | within Berthoud, to | Uber/Lyft style In-town: Low/no appropriation
South Loveland, 7 amto 7 pm Monday |cost to Berthoud for
[-25 Mobility Hub, |to Saturday Out-of-town: pilot project
North Longmont Mobile app higher fees
Rural For residents of All volunteers Adults aged Larimer
Alternative for |Berthoud Fire Use personal cars 60+ or 18+ with County
Transportation | Protection District | Accessibility varies disabilities Grants
(RAFT) (outside BATS 1 ADA PARA Van is No fixed cost Foundations
area) available Donations
Connects to
nearby towns
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Gaps and Other Considerations

The assessment of housing development and support services identifies several key gaps for
Berthoud residents and underscores the need for a strategic approach to align resources with the
Town’s growth and changing demographics.

1.

Lack of Subsidized Affordable Housing and Attainable Housing Development: With strong
regional development organizations nearby, the Town could benefit by partnering on local
housing projects to meet diverse housing needs, including affordable and attainable housing.

Minimal Local Resource Accessibility: Many housing-related services are located in Fort Collins
or Loveland and may not be easily accessible to Berthoud residents. Tailored local programs
and resources are necessary to bridge this gap.

Limited Transportation Options to Access Services: While Berthoud has some transportation
options for the elderly and adults with disabilities, the limited in-town transit and regional
connections can hinder access to regional services and housing opportunities, particularly
for low- to moderate-income individuals and families. To enhance accessibility to services in
Loveland and Fort Collins, housing projects should prioritize locations near the [-25 Mobility
Hub or the FLEX bus stop. It is also recommended that the Town collaborate with Transfort to
develop additional FLEX bus stops in Berthoud to further enhance accessibility.

Dedicated Funding: Unlike larger cities, Berthoud does not receive federal housing

funds or have a dedicated funding stream, limiting its ability to develop housing projects
independently. While creating a local housing authority may not be preferable, the Town

can prioritize partnering with the nearby housing authorities and other partner agencies on
projects in Berthoud. In addition, the Town could create a dedicated housing fund through the
implementation of housing development strategies, like an inclusionary zoning ordinance.
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This chapter presents an analysis and recommendations regarding housing and rental needs in
Berthoud, along with comparisons to nearby communities. It examines past market trends alongside
demographic factors to anticipate future housing needs. The following sections outline trends from the
last decade, the last 12 months, and the present to develop housing projections. As noted in previous
sections, housing supply, home values, and other market and housing characteristics are subject to
change over time. The analysis is based on data from the U.S. Census American Community Survey,
MLS.com, Redfin.com, Realtor.com, and Zillow.com.

Key Findings
The analysis estimates the following projected housing needs for Berthoud:

> For Sale Units: Current demand ranges from 11 to 18 units, with an annual demand for 124 to
207 units and a ten-year projection of 828 to 1380 units.

> For Rent Units: Currently demand ranges from 13 to 21 units, with an annual demand for 25 to
41 units and a ten-year projection of 81 to 135 units.

The following sections outline the key factors considered in this evaluation and provide a detailed
analysis supporting these projections, as well as housing needs allocations by area median income.

Ownership Market Analysis

Recent Home Sales: Last 12 Months

Over the last 12 months, Berthoud recorded 330 home sales, with 220 occurring in spring and
summer and the remaining one hundred in fall and winter. The average sale price was $697,209, a
41% increase from the 2022 Census median home value of $458,600, indicating a highly competitive
market with rapidly rising prices. During this period, sale prices ranged from $245,500 to $3,550,000
million, showing a wide variety of home prices within the community.

The challenge with rapidly rising home prices is that they are outpacing household income growth.
For example, according to the 30% rule, a 4-person household in Berthoud earning $110,000 could
afford a home of around $390,000 with a 20% down payment of $65,000. However, with the average
sale price reaching $697,209 over the past year, homeownership becomes increasingly unattainable
for the average household. Purchasing a home above $390,000 would jeopardize the household’s
financial stability.

In the past 12 months:

> 21% of sales were in the $450,000 to $499,999 range.
> 11% of homes sold for over $1,000,000, including 8 that sold for over $2,000,000.
> No homes sold for less than $199,999.
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The map below shows the location of the 330 sales by level of affordability according to the 2024
Larimer County AMI table.

Berthoud: Recent 12-Month Sales by Affordability Level (Oct 2023-Sept 2024)
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Among the 330 recent sales, the average construction year was 2011. More than half (55%) of the
homes sold were built between 2020 and 2024, and 25% were built between 2000 and 2019. This
trend aligns with the residential permit data in Chapter 4, reflecting a rapid increase in new home
construction. Although 43% of Berthoud'’s current housing units were built before 2000, recent sales
have primarily favored newer homes, as shown in the map above, where sold homes are clustered
mainly in new development areas.

Of the 330 sales, the average home had 3.5 bedrooms and was approximately 2,800 square feet.
Notably, 25% of homes sold exceeded 3,500 square feet, and 42% had 4 or more bedrooms. These
trends highlight a strong demand for larger homes suited for growing families or multi-resident
households, while options for smaller homes are more limited.

Current Home Ownership Market

As of September 24, 2024, online real estate listings show 151 properties for sale, including 22 open
lots. Open lots are excluded from this analysis as they do not provide immediate housing options

for prospective buyers. The average listing price is $939,395, a 35% increase from the previous
12-month sale price average of $697,209, indicating continued home value appreciation driven by
population growth and high housing demand. The lowest-priced home on the market is $380,000,
while the highest is $3,999,500, both exceeding the lowest and highest sale prices in the last 12
months.

Of the current active for-sale listings:

> No homes are priced below $349,999.
> 23% are listed between $450,000 and $499,999.
> 15% are listed between $600,000 and $650,000.
> 21% are listed at $1,000,000 or higher.

Price Distribution of Active Listings in Berthoud (09/20/24)
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Active listing prices have risen compared to the previous 12 months of sales, accompanied by an
increase in newer homes on the market. The average construction year for current listings is 2017,

up from 2011 for homes sold in the last year. As shown in Chapter 4, the high number of new home
permits in recent years may be contributing to the increase in for-sale prices. Additionally, the average
square footage of current listings is approximately 3,000 square feet, up from 2,800 square feet. The
average number of bedrooms of current listings remains the same, suggesting that homes with 3 or 4
bedrooms continue to be in high demand.

Current Home Ownership Demand

Berthoud has a current demand of 11 to
18 housing units. This recommendation
serves as a reference for immediate
housing needs, drawing from sales from
the past 12 months and current market
supply. Best practices recommend

that a community should maintain

an inventory that meets its 6-month
demand.

With 330 previous homes sold over

the past year, the average monthly
demand is 28 homes. Applying this to

a 6-month demand results in a need
for 168 units. With 151 active listings

at the time of the assessment, this
indicates a need for an additional 11 to
18 units. The recommendation provides
a range to account for ongoing housing
developments and market fluctuations.

The allocation of the current for sale
housing demand estimates by AMI
is shown in the table below. This
ensures balanced estimates that AMI Category

Current For Sale Housing Needs

Estimate Estimate| Avg For Sale
(low) (high) | Units Needed

include a full range of housing options.
Extremely Low Income (£30% AMI) 1 1 1
Very Low Income (31-50% AMI) 1 1 1
Low Income (51-80% AMI) 2 3 2
Moderate Income (81-120% AMI) 3 5 4
Middle Income (121-140%) 1 2 1
Upper Income (above 140% AMI) 3 5 4
Total Catch-Up Units Needed 11 18 14
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Annual, Five-Year, and Ten-Year Home Ownership Demand

Annual for-sale demand for housing in Berthoud ranges from 124 and 207 units, while the ten-year
demand ranges from 828 to 1380 units. These estimates are based on historic and projected growth
from the 2021 Comprehensive Plan, State Demography Office, and Census data. The estimates also
consider past sales trends, current market conditions, projected economic growth in the region, and
target vacancy rates. Introducing this range of homes will help address local affordability challenges
and support a stable, diverse housing market. Demand will fluctuate over time due to market shifts
and demographic changes, making this range a key target for Berthoud’s housing strategy.

The allocation of home ownership demand estimates by AMI for each period is shown in the table
below. The greatest estimated need is for homes that are affordable for households with moderate
income (81-120% of the AMI).

Projected For Sale Housing Needs

UL DETS Five-Year 10-Year

o Estimate | Estimate | Avg For Sale | | Estimate | Estimate | Avg For Sale | | Estimate | Estimate | Avg For Sale
gory (low) (h|gh) Units Needed (low) (hlgh) Units Needed (low) (high) | Units Needed

Extremely Low Income (£30% AMI) 113

Very Low Income (31-50% AMI) 9 15 12 30 50 40 59 99 79

Low Income (51-80% AMI) 20 34 27 69 115 92 136 227 182
Moderate Income (81-120% AMI) 38 63 51 128 213 171 253 421 337
Middle Income (121-140%) 13 22 17 a4 73 58 86 143 115
Upper Income (above 140% AMI) 34 56 45 114 190 152 226 376 301

Total Keep-Up Units Needed 124 207 166 419 699 559 828 1380 1104

Rental Market Analysis

Current Rental Market Characteristics

Unlike previous home sales, online resources do not provide data on previously leased units, so
the information reflects a specific moment in time. As of September 20, 2024, there are eight rental
listings on the market, with prices ranging from $1,225 to $2,980 per month, averaging $2,181. Unit
sizes vary from 838 to 3,029 square feet, with an average of 1,831 square feet and 2.6 bedrooms.

Based on the 2022 Census, the percentage of total rental units (501) by number of bedrooms in
Berthoud is as follows:

14% One-bedroom units

>

> 72% Two-bedroom units
> 11% Three-bedroom units
>

3% Four-bedroom units
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This distribution indicates a balanced variety of rental units, with a mix of smaller and larger units
to accommodate different household sizes. However, the limited supply of current rental listings
underscores the need for more rental opportunities in Berthoud.

In terms of market activity, Berthoud rental units spend an average of 23.5 days on the market.
While the national average ranges from 20 to 40 days, rentals in high-demand urban areas typically
lease within 10 to 20 days. While Berthoud is not an urban center, the 23.5-day average indicates a
competitive rental market and strong demand for rental units.

A healthy vacancy rate is typically between 5% and 8%. In 2022, Berthoud’s rental vacancy rate

was 0%. Rates below the 5% to 8% range indicate a rental market that has low inventory and high
demand. With a 0% vacancy rate, Berthoud’s rental market is clearly undersupplied, highlighting the
urgent need for more rental opportunities. As the community’s population continues to grow, Berthoud
should act quickly to address the shortage. The recommendations below outline both short-term and
long-term strategies to effectively meet the community’s growing rental housing needs.

Current Rental Demand

Current For Rent Housing Needs

. AMI Categor Estimate Estimate Avg For Sale
The currept demand for rental units in gory (low) | (high) | Units Needed

Berthoud is estimated to be between

. Extremely Low Income (£30% AMI)
13 and 21 units. The recommended

. Very Low Income (31-50% AMI) 1 2 1
range considers factors such as
current demand, rental vacancies, past Low Income (51-80% AMI) 2 4 3
rental rates, active listings, and total Moderate Income (81-120% AMI) 4 7 5
renter-occupied units, with the goal of Middle Income (121-140%) 1 2 2
maintaining a target rental vacancy rate Upper Income (above 140% AMI) 3 6 5
of five percent. This ensures a balanced Total Gatch-Up Units Needed 13 01 17

market with a broader variety of rental
rates and unit types. Introducing the
additional rental units will help stabilize rental supply and improve housing options for the community.

The allocation of the current rental housing demand estimates by AMI is shown in the table. Arange
of rental options are needed for a diverse and inclusive rental market.
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Annual, Five-Year, and Ten-Year Rental Demand

Annual rental demand in Berthoud ranges from 25 to 41, while the ten-year demand ranges from 81
to 135 units. These estimates are based on historical rental trends, market supply, target vacancy
rates, and population projections. New rental developments will support a stable market with diverse
rental housing types and price ranges. Given the continued growth and the increasing proportion

of youth and young adults in the community, it is essential to ensure there are sufficient rental
opportunities to meet the housing needs of all demographics.

The allocation of rental housing demand estimates by AMI for each period is shown in the table
below. This distribution aims to maintain affordability for moderate-income renters while also providing
options in higher price ranges to support varying income levels in the community.

Projected For Rent Housing Needs

Annual Five-Year 10-Year

sategor Estimate Estimate Avg For Sale Estimate Estimate Avg For Sale Estimate Estimate Avg For Sale
gory (low) (high) |Units Needed (low) (high) |Units Needed (low) (high) |Units Needed

Extremely Low Income (£30% AMI) 2

Very Low Income (31-50% AMI) 2 3 2 6 9 7 6 10 8

Low Income (51-80% AMI) 4 7 5 13 21 17 13 22 18
Moderate Income (81-120% AMI) 8 13 10 23 39 31 25 41 33
Middle Income (121-140%) 3 4 3 8 13 11 8 14 11

Upper Income (above 140% AMI) 7 11 9 21 35 28 22 37 29
Total Keep-Up Units Needed 25 41 33 77 128 102 81 135 108

Housing Market for Vulnerable Populations

Accessible and visitable units are housing units that are designed and constructed to be safe and
accessible for any individual regardless of age or abilities. For example, these are homes that

can accommodate seniors and residents with disabilities. These units may not always be new
construction. In many cases, this may involve renovating existing housing units. This estimate can be
an indication of the number of existing households that could use some assistance renovating current
homes. This estimate is a subset of the total housing units indicated previously, and these may be a
mix of for sale or for rent units.

10- Year Estimated Accessible and Visitable Housing Needs

Estimate Estimate Avg Units
(low) (high) Needed

Total Estimated Units Needed 135 108




Supportive housing units are intended to help people experiencing homelessness or housing
instability. This housing typically combines affordable housing with intensive wrap-around services to
help people maintain stable housing and receive appropriate health care. As indicated in Chapter 5,
there were no individuals experiencing homelessness counted in the most recent Larimer County PIT
survey. The current need may be zero, however, some individuals may be at risk of displacement.
Local social service organizations, like the House of Neighborly Services, may be a good resource for
the Town to gather more detailed information on vulnerable populations on an annual basis.

Estimated Current Supportive Housing Needs

Estimate Estimate Avg Units
(low) (high) Needed

Total Estimated Units Needed

Key Considerations & Influencing Factors

This section highlights the key considerations and influencing factors that were incorporated into the
analysis and projection calculations during this assessment.

Demographic Shifts Require Housing Diversity

Population projections for Berthoud, as shown in Chapter 4, indicate continued growth, driven by its
desirable location near employment hubs and its appeal to both young professionals and retirees.
The growth is mirrored by concurrent growth at the county level in Larimer and Weld counties. The
shift toward younger professionals and an aging population will reshape the demographic landscape
and require different housing options.

The table shows historic and projected population changes by age group in Berthoud from 2012 to
2030, highlighting significant shifts across different ages. The total Berthoud population is projected

to grow from 5,261 in 2012 to 13,958 by 2030, and the larger Growth Management Area to 18,433.
Notably, the 65 and older age group is projected to experience the largest increase, rising from

12% in 2012 to 18% by 2030, and the 55 to 64 age group will reach 15% by 2030. In contrast, the
younger age groups (0-9 and 10-17 years) are projected to decline slightly as a percentage of the
total population, both shifting to 10% by 2030. The 35- to 44-year-old age group will maintain a steady
share at approximately 14%, indicating stable growth for this segment.
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The shifting demographics
will have long-term impacts 2,500
on housing demand. Younger
residents are likely to drive the 2,000
need for starter homes and

moderately priced rentals, while v
an aging population may increase 1000
the demand for age-friendly,
accessible housing options as 5
well as additional services. Over

0

time, the lack of diverse housing S
options could create barriers for 2012 2022 2030

middle-income families, workforce
members, and first-time homebuyers, risking the community’s ability to maintain a diverse population.
The 0% vacancy rate for rental units underscores the urgent need to expand rental options to
maintain a healthy rental market and mitigate upward pressure on rent prices. As a variety of housing
units become scarcer, Berthoud’s ability to maintain a balanced population will depend on strategic
housing initiatives.

Population Change by Age Group 2012-2022-2030

o
o

Demand for Growing Senior and Retirees Population

Like national and state demographic trends,

. . h . . Proportion of County Households by Age, 2010 to 2050
the proportion of seniors and retirees in Larimer

W Age 1510 24 M Age 2510 44 M Age 4510 bs M Age bd+

and Weld counties is projected to continue in Larimer County

the coming decades. The graph shows the 0 [JEI
proportion of county households by age group

from the 2010 and 2020 Census, along with the
decade projections through 2050. In Larimer | e

County, the proportion of households with the

head of household aged 65 or older is projected - B

to reach 34% by 2050, marking a 7-percentage
point increase from 2020. In Weld County, this

2050 [T RRERARRRReOIRERaRRRsS

demographic is projected to comprise 29% Weld County

of households by 2050. Just as the previous
section indicated a large increase in the senior

population in Berthoud by 2030, it is reasonable

to expect that Berthoud’s shifting proportion of
senior households will be similar to the county
levels.
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The increase in households with seniors and retirees has important implications for housing, demand,
design, and community planning.

1. Increased Demand for Age-Appropriate Housing: More households led by those aged 65
and older will likely drive demand for accessible, low-maintenance, and single-story homes
that allow for aging in place. This could mean a shift toward ranch-style homes, senior-friendly
apartment complexes, and housing developments that offer on-site services or proximity to
healthcare facilities.

2. Growth in Retirement Communities and Assisted Living Facilities: These counties may
see an increase in demand for age-specific housing, such as retirement communities and
assisted living options. Developers may also begin to offer “active adult” communities, offering
social and recreational amenities tailored to retirees.

3. Demand for Community Services and Infrastructure: A larger elderly population will drive
greater demand for healthcare services, accessible public transportation, and supportive
infrastructure that enables independent living. This shift may impact zoning and land-use
policies to prioritize the development of supportive services and resources in proximity. (An
assessment of supportive services is included in Appendix B.)

4. Potential Strain on Housing Supply: As older adults remain in their homes longer, whether
due to preference for aging in place or financial barriers to downsizing, fewer properties may
become available for younger families. This could further tighten the housing market and push
prices up, especially if the supply of accessible housing cannot meet the demand.

Scenario-Based Analysis

Looking at potential scenarios based on the projected trends helps illustrate how demand could
evolve. For instance, if current population growth projections hold, Berthoud will face increased pres-
sure on both rental and ownership markets, with rising demand for for-sale homes in the $400,000 to
$600,000 range and rental units priced between $1,500 to $2,500. This scenario would see home val-
ues and rental costs continuing to rise, leading to affordability challenges for median-income house-
holds. Alternatively, if population growth accelerates beyond current estimates, Berthoud’s market
could face even greater strain, exacerbating the supply-demand imbalance and potentially increasing
housing burdens across income levels.

Housing Affordability and Accessibility

The data highlights a critical challenge in housing affordability and accessibility, particularly as home
prices and rental rates rise faster than income growth. Over the past year, the average sale price of
homes increased by over 40%, placing most homes out of reach for the average household income in
Berthoud. Without targeted initiatives, this trend may lead to further affordability constraints, making
homeownership inaccessible to a larger segment of the community and increasing the housing cost
burden on renters. This affordability gap underscores the need for policies and programs that foster
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a more inclusive housing market, such as incentives for diverse housing developments and strategic
partnerships to expand housing options for moderate- to low-income residents.

Balancing Renter and Owner-Occupied Housing

A balanced mix of renter- and owner-occupied housing is crucial for a resilient community. This
balance can vary based on local demographics, economic conditions, and specific housing market
dynamics. A higher percentage of owner-occupied homes may promote neighborhood stability,

as homeowners are more likely to invest in their properties, which can increase property values.
Meanwhile, rental units provide vital housing options for those unable to purchase a home due to
income or life circumstances. A mix of renters and owners creates a diverse community, bringing
together people from diverse backgrounds and income levels, enriching the social fabric.

Several factors influence the ideal renter-to-owner ratio. Areas with high job turnover or a large
student population often require more rental units to meet short-term housing needs. Limited housing
availability can also drive rental demand as a more accessible option. Community goals, such as
prioritizing housing diversity, may also result in a higher proportion of rental units to accommodate
low-income residents. In Berthoud, achieving an ideal balance will be key to supporting a stable and
inclusive community that meets the diverse housing needs of its population.

Future Housing Demand: Recommendations for Diversified Housing Supply

Berthoud’s projected housing demand over the next several years highlights the need for both for-
sale and rental units. The analysis estimates a five-year demand of up to 574 for-sale units and up to
172 rental units, which could help alleviate the current market pressures if adequately met. To meet
this demand, a diversified housing supply is essential, with a focus on increasing mid-range homes
for sale between $400,000 and $599,999, and rental units in the $1,500 to $2,499 range. Developing
rental options at moderate price points is essential for supporting the workforce and younger
residents not yet ready for homeownership. Providing this range of options will address current
demand and promote long-term community stability by fostering a more inclusive and adaptable
housing market.

Initiatives for Sustainable Growth

Berthoud’s housing challenges require proactive efforts beyond market forces to maintain an
attainable and balanced market. Strategies may include zoning adjustments to support multifamily
housing, developer incentives to promote diverse housing options, and financial programs for first-
time homebuyers. Meeting market demand and aligning with Berthoud’s growth objectives will
depend on collaborative efforts among stakeholders and strong regional partnerships to address
housing challenges. The next chapter outlines strategies and recommendations to help meet

the commitment to Proposition 123 and meet the 2021 Comprehensive Plan goals, promoting a
sustainable, equitable housing landscape for a vibrant and diverse community.
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Regional Market Context

When projecting housing needs for Berthoud, it is important to consider the broader region, as a
regional, collaborative approach will more effectively address housing affordability and availability

in the area. This section compares recent ownership and rental market data for Berthoud and five
neighboring communities, with additional comparative data from 2017 and 2022 provided in Appendix
D.

Regional Ownership Market

Regional For Sale Market Comparison - Recent Sales vs. Active

Housing | Avgsale |Price/sq| Avgsq | Avgbdrm
Units price ft footage count

Over the past 12 months, home sale prices
in Berthoud have been significantly higher
than those in nearby communities. The

table compares sale prices for the last 12 Berthoud
ths and current market for-sale listings 12-month sales 30§ 69720918 249) 2797
mon . g ’ Active listings 151/ $ 939,395 | $ 312 3012
On average, homes in Berthoud sold for Loveland
$133,755 higher than Longmont ($563,454) 12-month sales 1,359 | $ 491,011 $ 225 2,192
and $299,895 more than Windsor Active listings 354 | $ 499,000 $ 244 2,038
($639,500) Longmont
12-month sales 1,280  $ 563,454 $ 271 2,145
o . ) Active listings 384 | $ 549,500 ' $ 273 2,023
It is instructive to compare the proportion of ———
home sales by price range. The first table 12-month sales 859 § 546,500 $ 208 2,832
shows the proportion of home sales by price Active listings 51|$ 639,500 | $ 221 3,192
Johnstown

range over the last 12 months for each

. 12- th sal 505 511,500 206 2,503
community, and the second table shows the month saes ’
. Active listings 273 ' $ 505,000 247 2,083
counts by price range. For homes sold under _.ick
$400,000, Loveland and Johnstown had 12-month sales 346 | $ 530,000 245| 2,108
the largest proportion with 21% and 17%, Active listings 87 | $ 543,952 231 2,190

Source: Redfin, October 18,2024

respectively, while this range accounted for
only 5% of Berthoud’s sales. Forty-seven
percent of Windsor’s homes sold for over $600,000 and 38% of Berthoud’s homes. Given its smaller
size, even though Berthoud had the smallest number of sales in the last 12 months, it had the highest
percentage (11%) of homes sold for over one million.

Percentage of Home Sales by Sale Price, Nov 2023 to Oct 2024
1%
Berthoud [P 33% 24% 8% |4%| 11%
3%
Loveland 15% 34% 23% 5% 3% m Less than $299,999
3% m $300,000 to $399,999
4 to $499,99¢
Longmont 8% 23% 26% 8% % 9% = $400,000t0 $499,999
m $500,000 to $599,999
$600,000 to $699,999
i 0/ 0/ { 0,
Frederick [EL/NET) 23% 43% 5% [3% 3% m $700,000 to $799,999
2% m $800,000 to $999,999
Windsor 5% 21% 26% 12% 11% 9% ® $1,000,000 and up
1% 3% 1%
Johnstown | 16% 27% 36%
0% 20% 40% 60% 80% 100%
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Last 12-month Sale Prices by Jurisdiction
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100

Less than $3oo 000 to $400,000 to $500,000 to $600,000 to $700,000 to $800,000 to $9oo 000to  $1,000,000 and
$299,999 $399,999 $499,999 $599,999 $699,999 $799,999 $899,999 $999,999

Number of Homes Sold
[¢2] ©
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N
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N
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HLoveland mLongmont m Windsor mJohnstown Frederick m Berthoud

Regional Rental Market

For rental listings, the following table shows all active rental listings on October 10, 2024. The 278
active rental listings have an average list price of $2,267 and square footage of 1,782. According

to the 2024 Larimer County AMI income limit tables, $2,267 is slightly higher than the maximum

rent for a 1-bedroom unit for a household earning 100% of the AMI, and it would be out of reach for
households earning less without becoming cost-burdened. The current rental homes tend to be larger,
with the average number of bedrooms higher than two, leaving fewer 1-bedroom rentals that may
appeal to seniors or young professionals. Comparing the six communities, the highest rental prices
and largest rental homes are in Windsor, followed by Frederick and Johnstown.

For Rent Listings by Jurisdiction

Jurisdiction # Listings A;.’igs:{:::: Bedrooms

Berthoud 8 $2,181 2.6 1,831 24
Loveland 100 $1,865 24 1,399 37
Longmont 116 $2,026 2.4 1,392 29
Windsor 28 $2,635 4.0 2,283 30
Johnstown 17 $2,348 3.1 1,741 20
Frederick 9 $2,549 3.0 2,044 24

Source: Redfin, October 18, 2024

Refer to Appendix D for additional regional comparative data.




Strategies &
Recommendations



This section provides a framework for understanding the range of approaches to addressing housing
attainability and affordability in Berthoud. It is essential for any community to recognize that a
municipality cannot achieve its housing goals alone. This challenge extends beyond local boundaries
and resonates as a shared concern regionally and nationally. The most effective approaches are
usually multi-faceted, not one-size-fits-all or quick-fix solutions, and are implemented strategically

to harness resources, partnerships, and the political will of communities. Berthoud must leverage

its private sector and nonprofit organizational partners by fostering coordination, cooperation, and
regular collaboration.

Prioritized by Berthoud’s Housing Diversity Plan Steering Committee, the strategies support the goals
of Berthoud’s Comprehensive Plan and its commitment to Proposition 123. This range of options
provides high-level guidance for considering approaches that exist in common practice within and
outside Colorado. Each strategy includes: 1) description, 2) considerations for the Berthoud context,
and 3) relevant community examples. These strategies do not suggest that Berthoud can solve

all problems or that any one strategy is more suitable than another, but they are intended to drive
meaningful change.

In February 2025, the Steering Committee further prioritized the strategies and action steps by
breaking them down into short-term and medium- to long-term strategies to recommend to the Board.
This breakdown is provided in the sections below. The project team and Steering Committee also
evaluated the feasibility of a transfer of development rights program and density bonus program.
Since the Town’s code already allows great flexibility for additional density, it was determined that
these programs are not likely to succeed in Berthoud.

The strategies are set up to form a strategic action plan for the Town, which was further developed in
a collaborative workshop with the Steering Committee. The action plan is incorporated as Appendix

A to this report. In addition to the strategies proposed, the project team performed a code audit of
Berthoud’s current land use code and recommended possible updates to further support the Town’s
housing affordability goals. As Berthoud plans for future housing development, it is essential to
evaluate and incorporate water conservation and energy efficiency goals into each of these strategies
to ensure sustainable growth and long-term resource management.

Strategies Previously Implemented

While considering strategies for addressing housing affordability challenges in Berthoud, it is
important to emphasize what Berthoud has already accomplished to start addressing these
challenges. The Town of Berthoud has adopted more than one of DOLA’s qualifying strategies
(included in Appendix E) in its current land use code to further the vision and goals of the 2021
Comprehensive Plan. The Town’s current code includes the following strategies:

Qualifying Strategy Berthoud Current Code

Affordable housing as a use by right in residential | Duplexes use-by-right in R1 and R2 residential
zoning districts districts.

ADU use by right in single family zoning districts | ADU allowed in single-family districts
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Qualifying Strategy Berthoud Current Code

Allow small square footage residential unit sizes

Smaller lot sizes are allowed in the residential
zone districts ranging in size from 1,200 sq. ft.
up to 3,500 sq. ft. Additionally, the code requires
a mix of lot types and small square footage
residential unit sizes is one option for developers
to consider.

Expedited development review for affordable
housing up to 120% AMI

While not tied strictly to affordable housing, the
application and review processes have been
designed to expedite the process for some site
plans by being an administrative review process.

Expedited development review for acquiring or
repurposing underutilized commercial property

There are no specific regulations related to this
strategy.

Housing Diversity (“Other novel, innovative,
creative approaches”)

A mix of permitted housing types shall be
included in any individual development plan
to promote housing diversity with the following
minimum standards:

> Two types for 20+ acre development
> Three types for 30+ acre development
> Four types for 50+ acre development

> Any development with 100+ single-family
detached homes

Short-term Strategies

The following strategies were prioritized by the Steering Committee as having the most immediate
impact to meet Berthoud’s housing goals. These can be pursued while still working towards the
necessary steps for the medium- to long-term strategies.

1. Create Expedited Development Review Process: Develop an abbreviated development
review process for the subdivisions incorporating at least 50% of affordable and attainable
housing into their plans (State parameters). Develop a development review guidebook to better
educate developers on the process, including streamlined application materials process flows.

2. Amend Development Code Design Standards 30-2-116: To encourage greater housing
diversity at a variety of points in new developments, strengthen the housing diversity code to
include a specific percentage of each housing type within the lot diversity requirement.

3. Broaden Ordinance 847: This ordinance currently allows the Board to waive a portion of fees
for the development of a maximum of two houses per year to build affordable homes. Expand
this ordinance to align with the goals of Berthoud’s Proposition 123 commitment of 13 homes

per year.
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4. Consider Housing Consortium: To continue the momentum created by the Housing Steering
Committee during development of the Housing Diversity Plan, create a Berthoud Housing
Consortium comprised of two Trustees, two Planning Commissioners, and our key housing
partners. The group will meet quarterly and report back to the Board on the progress on the
housing strategy progress. There is no intention to create a Berthoud Housing Authority.

5. Develop Community Education on Housing Affordability: In order to help demystify
misconceptions about affordable housing and the Berthoud community members that would
benefit from it (e.g. teachers, nurses, police officers, etc.), develop educational materials to
educate residents and partners and organize events to engage the community. This effort could
be led by our local housing partners.

6. Begin Land and Water Banking Research: Given the lengthy process to implement this
valuable development tool, the Steering Committee recommends the initial research component
of this strategy be started in the short-term.

Long-term Strategies

The following long-term strategies were prioritized by the Steering Committee as recommendations
for Berthoud to consider pursuing to address housing affordability goals.

Inclusionary Zoning Ordinance

Description

Inclusionary zoning ordinances are an increasingly prevalent tool to address housing affordability
issues and to promote mixed-income communities and housing diversity. The ordinance specifies a
certain percentage of affordable housing units that a developer should or must include within new
market-rate residential developments, designated for specific AMI ranges, as a condition for obtaining
approvals and building permits. The requirements can apply to rental or for-sale development, or
both, and be voluntary or mandatory. Recognizing that it is not always feasible to include affordable
on-site units within market-rate projects, some mandatory ordinances allow developers to choose
among alternatives, such as payment of an in-lieu fee or provision of affordable off-site units in
another project.

Incentives are a component in many, but not all, inclusionary housing programs to encourage
developers to build affordable units by offsetting some of the development cost of providing these
units. The most common incentives for these ordinances include density bonuses or other zoning
waivers, such as reducing site development standards or architectural design requirements and

the reduction of parking requirements. Financial incentives outlined in the previous section are less
commonly used incentives. If the program is voluntary, providing valuable incentives, such as the right
to build higher density, is most important.

> Berthoud should carefully consider the staffing needs to manage such a program and work to
reduce the administrative complexity of the program to maintain efficiency.

> Afeasibility study may be considered to provide a clearer sense of the impact of inclusionary
housing requirements on development profits and land prices.
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> Two, among many, possible options to consider:

e Option 1 — Adopt a mandatory or voluntary inclusionary housing ordinance with a certain
percentage of affordable units for new developments. One possibility is to make it
mandatory for both new rental developments and optional for new for-sale developments.

e Option 2 — Modify the current housing diversity requirement to not only define how many
housing types are required, but also to define a certain % of non-single-family home
product types that must be included in a development. The rates under the current

regulations can also be reduced to capture smaller developments.

Community Examples

Longmont. Its Affordable Housing Program (adopted in 2018) requires all new residential
developments to include permanently affordable units. Incentives for the projects that meet the
minimum requirements include fee waivers, density bonuses, reduced parking, and increased building
height. Projects exceeding the minimum affordability requirements may qualify for City subsidies on
water and sewer system development and partial offsets for raw water cash-in-lieu fees. Developers
have other options to meet the requirements of the program, including paying a fee-in-lieu, building
affordable housing in another location, or donating land to the City or a nonprofit affordable housing

developer.
Tenure % of Units Income Qualified Deed Restricted
Rental 12% < 50% of the AMI Yes
For-Sale 12% < 80% of the AMI Yes

Broomfield. Its inclusionary housing requirements (adopted in 2020) apply to new residential
developments containing 25 or more for-sale residential units or containing more than 5 units

of residential units marketed primarily as “rental” housing. The other options for meeting the
requirements include providing affordable units at another site, developing an alternative agreement
with approval by the City Council, or fee-in-lieu. The fee-in-lieu option was designed with a phased
increase in the first three years after adoption. By year three, the fee will be $106,635 for rental
development and $165,669 for for-sale development.

Tenure

SF/Duplex (1-2 units

per foundation)

Townhome/Rowhome
(3-9 units per

Multifamily (10+ units
per foundation)

Rental

20% units @ 80% AMI

foundation)
20% units @ 70% AMI

20% units @ 60% AMI

For-Sale

12% units @ 100% AMI

12% units @ 90% AMI

12% units @ 90% AMI

Superior. Its inclusionary housing requirements (adopted in 2020) dictate that all new residential
developments of 10 units or more have 15% of the units as deed restricted to serve households
making up to 80% AMI. There are no incentives available to developers. Superior offers a fee-
in-lieu option, and the fees are used by the Town for the purpose of planning for, subsidizing, or
developing affordable housing. Affordable housing developments may be exempt from all or part of
the requirements if the Town determines that the affordable housing development meets or exceeds

the standards.
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Housing Incentives

Description

In many communities, it can be difficult to finance and develop affordable and attainable housing
types, and the development process can be particularly challenging in environments where land is
often more costly, and neighborhood opposition can derail a project. Local governments may find
that additional incentives, in the form of fee waivers and land development incentives, are needed to
encourage this type of development.

Incentives can be awarded case-by-case or universally for projects meeting specific criteria, such

as specific locations within the community and/or meeting specific attainable housing goals by
constructing a certain number of units or a percentage thereof. While a case-by-case approach
allows tailored packages, it reduces predictability and may hinder the development of attainable and
affordable housing. To improve predictability and minimize political influence, jurisdictions can publish
a clear list of incentives linked to desired housing goals and outcomes.

Incentives can be grouped into two types:

1. Land development incentives: No density limit, density bonus, increased building height,
reduced setbacks or landscaping standards, reduced or flexible parking requirements, lot size
and width reductions.

2. Financial incentives: fee waivers or deferrals, subsidies for infrastructure and/or impact fees,
offsets for cash-in-lieu of raw water deficits (requires backfilling budgets).

Considerations for Berthoud

> Berthoud should decide which financial incentives could be feasible, since some cannot be
waived, such as water dedication requirements.

> Consider which housing type(s) these incentives will be designed to encourage since the
targeted housing type(s) will dictate the incentives that are most likely to be effective.

> Consider if eligibility criteria are limited to certain locations only. For example, areas targeted
for development in the comprehensive plan, locations surrounding transportation nodes, or
portions of residential areas along busier arterials.

> If an inclusionary zoning ordinance is considered for Berthoud, the fee-in-lieu funds could be
used to offset and backfill these waivers and deferrals.

Community Examples

Loveland. The City of Loveland provides incentives for for-rent and for-sale projects with an
affordable housing designation. These include fee waivers, design flexibility, expedited reviews, and
reduced parking requirements. The level of incentives depends on the level of affordability provided
by the project, with more incentives for those targeting 60% AMI or below. Additionally, for-sale
projects must commit to a 20-year deed restriction, while multifamily projects require a 50-year deed

-\
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restriction to gain the affordable housing designation.

An important note about deed restrictions: in most instances, they do not hinder a for-sale project
from earning equity for the homebuyer/owner, but it may grow at a lower rate than that of a market
rate product to maintain affordability for the next buyer.

Longmont. As part of the inclusionary zoning ordinance, Longmont’s incentives include partial

fee waivers, density bonuses, and reduced parking requirements. Projects exceeding standard
affordability requirements may also qualify for subsidies on water and sewer system development and
partial offsets for raw water cash-in-lieu fees.

Fort Collins. Fort Collins grants certain development incentives to for-rent projects where at least

10 percent of units are affordable at or below 80 percent of the AMI, and for-sale units are affordable
at or below 80 percent of the AMI. These incentives include fee credits, impact fee delays, a density
bonus, and priority development review and permit processing.

Dedicated Funding to Subsidize Housing Affordability Projects

Description

A dedicated revenue source for affordable housing provides an ongoing committed stream of funding
for affordable housing, often deposited into an Affordable Housing Fund. While the amount of funding
raised can fluctuate from year-to-year, a dedicated source can help increase the total funding
available for affordable housing and reduce the risk associated with reliance on annual appropriations
decisions. Popular examples of dedicated revenue sources include a percentage of real estate
transfer tax or document recording fee revenues, developer fees (such as linkage fees), proceeds
from permit fees, taxes on legalized medical or retail marijuana, taxes or fees on luxury housing, and
taxes or license fees on short-term rentals.

Establishing a new dedicated revenue source for housing affordability projects is a long-term effort
that requires strong leadership and a substantial commitment of time and energy. This process
involves identifying who will pay for the new tax or fee, how much, and through which activities. Local
jurisdictions often find community partners who can help lead the campaign, including those who can
mobilize a strong and vocal network of supporters.

Most affordable housing funds focus on the development of new affordable housing and not on the
preservation of Naturally Occurring Affordable Housing (NOAH). With most communities in the U.S
losing NOAH at a faster rate than can be replaced due to the long timelines for new development and
fewer robust federal programs for affordable housing preservation, the impact of these investments
can help fill a key gap in the affordable housing stock.
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> In addition to some new construction, an affordable housing fund could consider taking on
NOAH preservation-based projects to maximize its impact. Investing in these preservation
projects has advantages because it prevents immediate displacement of households and has a
shorter timeline than new development.

> Consider potential collaborators, both investors and developers, which bolsters the fund’s
success. Being well-connected in the regional affordable housing ecosystem will enable
Berthoud to make an impact more rapidly when opportunities arise. For example, strong
relationships with local housing agencies can move projects forward more quickly.

> Consider the political will of the community to support a sales tax allocation to provide initial
funding for a certain number of years. It may also be helpful to identify a local elected official
who will champion the cause and sponsor a local ordinance, resolution, or piece of legislation.

> Evaluate grant and funding sources to help support the program.

Community Examples

Loveland. In 2017, the Community Housing Development Fund (CHDF) was initially funded by a
one-time contribution of $400,000 from the Council Special Projects Reserve. During 2018-2019, it
was funded by a dedicated allocation of 1.25% of sales tax for use on affordable housing initiatives.
Starting in 2020, an annual allocation of $450,000 is planned in perpetuity. Funds are appropriated by
Council as needed to support affordable housing and homelessness projects. CHDF is managed by
the Community Partnership Office in the City Manger’s Department.

Longmont. Funded locally, Longmont’s Affordable Housing Fund (AHF) allocates $1.1 million
annually to support the construction and preservation of affordable rental housing, with a particular
focus on units affordable at or below 40 percent of the AMI. The Longmont AHF is funded through a
combination of General Fund dollars and one-half of the marijuana sales tax. Funds must be repaid,
with all repayments returned to the Fund for future re-lending.

Fort Collins. Started in 2015, the Fort Collins Affordable Housing Capital Fund is funded through a
portion of a quarter-cent sales tax, which will be sunset in 2025. The fund generates approximately
$400,000 annually and can be used to subsidize site acquisition costs, soft costs, relocation
expenses, construction costs, and rehabilitation costs on affordable housing projects. Each year, the
City of Fort Collins allocates funding through a competitive process for housing and human service
projects and agencies.

Expedited Review Processes
Description

Across Colorado and the nation, communities are re-evaluating their development review processes
to increase efficiency, transparency, and predictability. This effort often focuses on removing
redundancies, clarifying application requirements, and streamlining decision-making through
administrative approvals where appropriate. The goal is to balance the need for thorough review with
the growing demand for timely project approvals, particularly for affordable housing.
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For communities like Berthoud that have opted into Proposition 123, establishing an expedited review
process is not just a best practice—it’s a statutory requirement. This process mandates a decision

on qualifying affordable housing projects within 90 calendar days of receiving a complete application.
Meeting this requirement calls for intentional adjustments to the development review process, such
as:

> Clear application checklists and criteria to reduce back-and-forth and ensure applicants
understand submission expectations upfront.

> Detailed pre-application or concept meetings to address potential issues early and establish a
clear pathway for formal applications.

> Shortened review timeframes to keep projects on track while maintaining quality assurance.
> Consolidated or parallel reviews to avoid delays caused by sequential evaluations.

> Adjusted decision-making practices, including the delegation of specific approvals to staff-level
review when appropriate.

These improvements not only align with statutory obligations but also help foster a more collaborative
and efficient process, encouraging the development of diverse housing options that meet community
needs.

Considerations for Berthoud

> Staff and the community have already taken significant steps to streamline the development
process, including adopting administrative decision-making for site plan applications and
reducing the number of public hearings for subdivision processes. These changes have
provided greater clarity and removed unnecessary procedures, setting a strong foundation for
further refinement.

> The Development Code and online resources managed by the Planning Department already
outline detailed submittal requirements and workflows for applications. Expanding and refining
these resources can further support applicants and ensure consistency in the review process.

> To meet statutory requirements for expedited review under Proposition 123, the Town should
consider adopting a policy resolution that formalizes staff guidance and reinforces the Town’s
commitment to completing the review process — from application completeness to a decision
— within 90 calendar days. This policy can serve as a framework for collaboration between the
Town and the development community, fostering trust and shared expectations

> The Town should create a specific workflow with supporting application materials for affordable
housing projects eligible for the expedited review process. This initiative would ensure clarity
for applicants and streamline the steps needed to meet statutory deadlines while maintaining
quality and transparency.

Community Examples
Fort Collins. The City’s expedited process includes prioritization by staff to complete eligible

affordable housing project reviews within two weeks for each submittal/resubmittal. This along with
clear checklists and application workflows helps ensure clarity in the process and a collaborative
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partnership approach with eligible applicants.

Windsor. Much like Berthoud, Windsor has developed a robust set of tools and resources to help
guide an applicant in submitting a complete application, including checklists, process workflows,
applications, and submittal requirements. The staff-level concept review process is similar to the
Town’s pre-application process and allows an applicant to have their preliminary plan reviewed and
discussed by the Town’s core review team.

Multiple Colorado Communities. Many communities are working to either develop a specific
affordable housing development review process within their current regulations or are working to
adopt a policy to solidify their commitments to meeting the statutory requirements of Proposition 123
that must be in place by January 2026. By adopting a resolution and policy, many communities can
administratively create workflows and application materials to guide an applicant through the process.

Enterprise Fund Waivers, Reductions, and Deferrals

Description

This strategy focuses on harnessing market momentum and the development industry’s expertise

in delivering supply-driven housing solutions. Various development-based approaches, like those
outlined below, are commonly implemented, with many communities adopting a combination of these
strategies.

Fee Waivers or Reductions: Recognizing that off-setting development cost is critical to incentivizing
affordable housing development, municipalities may choose to waive or reduce specific fees. These
may include development impact fees, building permit fees, or other fees. This offers clear benefits

when fees are high, but municipalities must also backfill the lost revenues through other sources.

Fee Deferrals: Deferrals take advantage of the time value of money by postponing costs within

the development cash flow, reducing the duration that upfront equity is needed to cover fees. This
approach is particularly effective for addressing upfront costs, such as fees, which typically require
equity with a high rate of return. By shortening the time equity remains invested, the required return
on that initial investment is minimized. For deferrals, regulations need to specify when payment of
deferred fees is required (e.g., when permanent financing is secured, when a certificate of occupancy
is issued, etc.), as well as any penalties associated with failure to deliver the affordable units within
the promised timeframe.

Considerations for Berthoud

> Berthoud’s Ordinance No. 847 promotes homeownership for persons of lower incomes. This
Ordinance gives the Board of Trustees the authority to waive any or all fees for a maximum of
two homes per year. The Town could consider expanding the program to more houses per year
in partnership with Habitat for Humanity.
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> Consider the process of granting the fee waivers or reductions and deferrals such that it is not
administratively burdensome for the Town. In addition, it should not make the development
process and associated costs less transparent and predictable for developers, as developers
need a clear picture of development costs to develop an accurate project budget.

> Establish clear criteria for evaluating developments and what the waivers or reductions may
apply to. For example, how to handle mixed-use development, or if waivers apply to all units in
the development or only the ones that meet the affordability criteria.

Community Examples

Fort Collins. Written requests are required for affordable housing fee credits. Written requests must
contain the following and should be discussed with the project’s Development Review Coordinator.

Loveland. The City of Loveland may offer fee waivers for both for-rent and for-sale projects granted
an affordable housing designation. The exact level of incentive depends on the level of affordability
provided by a project.

Land Banking with Water Banking

Description

Publicly owned land is a valuable tool for developing affordable housing. A land bank is an
organizational structure for strategically acquiring, holding, managing, and sometimes redeveloping
property in service of community goals, such as increasing affordable housing or stabilizing property
values. Water banking can be incorporated into land banking by acquiring land with secure and
sustainable water rights or strategically developing water resources alongside the land holdings. Land
banks can be government supported, quasi-governmental or independent non-profit organizations.
Local governments often work very closely with land banks to identify land that can be used to create
more options for housing or to address a community need.

Land banks traditionally convert vacant, abandoned, or tax-delinquent properties into productive use,
but they can also obtain land through municipal government transfers, donations, or open-market
purchases. For affordable housing, they focus on acquiring and holding land for 5 to 15 years with the
intent to develop later by leveraging future market conditions like rising land costs. Revenue from the
sale of a land bank asset can fund further property acquisitions for development.

Considerations for Berthoud

> As a high-cost community, Berthoud has fewer tax delinquent properties to purchase at low cost
which will make the acquisition cost much higher.

> There may be an opportunity for Northern Colorado Habitat for Humanity organizations and
their partners to come together to create a land bank to serve the region. This was done in
Dallas to create the Dallas Land Bank, a governmental entity run by the Dallas Housing and
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Acquisition Development Corporation that acquires properties for the development of single-
family homes and multifamily rental buildings, along with commercial development.

Community Examples

Fort Collins. The Land Bank program is Fort Collins’ only long-term affordable housing tool. Between
escalating land prices and the realities of a fixed Growth Management Area (GMA), this program
ensures land will be available in the future to increase the stock of affordable housing units. The
strategy is to acquire sites currently lacking infrastructure, which lowers the price, and then wait

until development occurs. As surrounding projects construct the utilities and streets, in theory, the
Land Bank property will be less expensive to develop in the long run. As of 2021, the land bank had
acquired six total sites and has sold one to Housing Catalyst (the Fort Collins Housing Authority) for
the development of 96 permanently affordable apartments. Most of these properties have been held
past the suggested minimum level of maturity for the program (five years).

Urban Land Conservancy (ULC). Founded in 2003, the ULC is a nonprofit that acquires and
preserves land to preserve the affordability of future developments for long term community benefit.
ULC has invested in more than 50 properties for community benefit in Denver and throughout the
Front Range.
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Sources

A variety of sources of published information were used in the preparation of this report, including but
not limited to:

U.S. Census Bureau
> 2010 Decennial Census
> 2020 Decennial Census
> 2018-2022 American Community Survey
> 2013-2017 American Community Survey
U.S. Bureau of Labor Statistics
Town of Berthoud, Colorado
> Berthoud Code of Ordinances (2024)
Comprehensive Plan (2021)
Transportation Plan (2021)
Mountain Avenue Plan (2019)
First Street Corridor Plan (2023)
Future Land Use Map (2021)
Architectural Design Guidelines (2021)
Landscape Design Guidelines (2023)
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Town of Berthoud new residential building permits, January 2000 to August 2024
Loveland Housing Authority Regional Housing Study (2021)
Larimer County Housing Needs Assessment (2021)

Colorado State Demography Office
> Population estimates for July 1, 2023

> 2022 Population Summary Report
> July 2023 Municipal estimates

2024 Area Median Income from Colorado Housing and Finance Authority (CHFA) and U.S.
Department of Housing (HUD)

Larimer County Assessor Records
Weld County Assessor Records

Current MLS listings, recent home sales and historic sale trends: MLS.com, Redfin.com, Zillow.com
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Appendix B: Community Survey Responses

Respondent Profile

The table breaks down the respondent demographics by homeowner, renter, non-resident.

Survey Respondents
Total Respondents 252 32 81 365 100%
Household Income
$0up to $59,999 28 9 10 47 13%
$60,000to0 $89,999 29 1 13 63 17%
$90,000t0 $119,999 45 7 12 64 18%
$120,000 or more 96 - 27 127 35%
Prefer not to answer 44 1 19 64 18%
Age
18to 34 years 18 1 7 36 10%
35to 64 years 169 20 52 1 66%
65years or older 65 1 12 88 24%
Current Housing Situation
Homeownerwith mortgage 189 1 52 242 66%
Homeowner no mortgage 60 0 16 76 21%
Renter ] 30 7 37 10%
Staywith friends/family 2 1 3 6 2%
Temporary living situation 1 0 3 4 1%
Length of Time Living in Berthoud
Less than 12 months 15 - _ 19 7%
Between 1and 4years 92 13 i 105 37%
Between 5and 10years &1 9 - 90 32%
For11+years B4 6 » 70 25%
Household Composition
With Children under 18 82 16 19 117 32%
Without Children under 18 170 16 62 248 68%
Source: Ayres Associates Berthoud Community Survey 2024




General Questions for All Respondents

Q2 Where do you currently live?

Angwered: 365 Slopped: 0

I tha Town of
Berthowd and
Fma-

In the Town of
Berthoied and
T & F@NCET.

i Lrimier
County, culside
of the Berth...

In Weld
County, cutside
of the Berth...

ﬂ.lwrlbmiclnl

o 0% 0% 0% 40 50%  B0% TO% B 0% 100%

ANSWER CHOICES RESPOMNSES
I the Town of Berthoud and I'm a homaoosne. GO.04% 52
Iry thur Towen of Basrthoud and I'm a renter BT k)
In Laimer County, outside of the Berthoud Town imits 17 53% B4
In Wekd County, cutside of the Berthoud Town kmits 19% 7
Oher location 2.74% 10
TOTAL 5
Q3 What is your age?
Arpwered. 355 Shopped:
18 years and
under
1538 years
—-
wre [
e
——
-
=~
% 1o 2% % &% L e e Brfs W% 100
ANSWER CHOICES RESPONSES
18 yoars snd urdor 0.00%% a
1924 yoars 02T 1
25-3 yoars 5500, 5
35-44 yours 6. 85k a8
4554 yoars 17.50% [ 1]
G5-6 vears 1 6% T
5T yiars 18 Mhe (1]
- 5. 75% n
TOTAL 365
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Q4 What is your average annual income?

Arswered. 355  Skopped: 0

I preler nt
Lo @fiw

% W 3% 0% 0%

S0 &0% 0% BO% B0R 100%

ANSWER CHOICES
S0-530.000 17
£31, D00-TE0,000 B.22% 0
$61,000-550,000 17 26%: )
£091, 000-5120,000 17 55% ol
S1201000+ 34798 137
| prefer not 1o answes 17.50% [
TOTAL 365
Q5 What is your current housing composition?
Answensd: 365  Skipped 0
o
et
Apoarial part
| sharg apace
withs unirelated
rogenenal es.
I wm & aingle
parent with l
children ond...
1 Live with
=
and children 8
I i with mry
grown children
TH yEars o
lam over 85
years old
living alome..
Other .
- Wh M 3% 40N S0% G0% TOW Bt % 10N
ANSWER CHOICES RESPONSES
I lree dar. B.45% )
| Ui ety iy S pacisan patrnesr, 48 2% 176
| share space with unrelated roommiates, 0.55% 2
| am a single parent wath childnen under 18 4 .95% 18
| I with my spouselpartner and childeen under 18 1% Lo
| v WAt vy oW Chulckean 18 yades OF Cloer 1% 7
| arn ever 65 years ok Invirg alors or wath & spousel pase, 411% 15
Other 4 GE% 17
TOTAL 355
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Q6 What is your current houshold size including you? Average 2.17 (n=365)

Household Size  Count %
1 35 10%
2 160 44%
3 58 16%
4 71 19%
5 28 8%
B 11 3%
7+ 2 1%

Q7 How long have you lived in Berthoud?

Arswered: 365 Skipped: 0

Less than 12
months
Batween 1 and
4 yoars
Between 5 and
10 yoars
Batwesn 11 and
20 yoars

N -
| da nat Live
in Berthoud.

LEo 0% A% 30% 40% 50% B0% @ TO% BORe  90% 100%

ANSWER CHOICES RESPONSES
Less than 12 months. 5.75% 21
Between 1 and 4 years 30.68% 12
Between 5 and 10 years 28.22% 103
Between 11 and 20 years 10.14% i
Owver 20 years 1479 54
| i not Inver in Berthoud. 10.41% 3B
TOTAL 365
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Answered. 365

MO rLgaRs.

e
with ng
morigage.
| T ERE Ly
renting and
wotd ke b
| o current Ly
renting and
cannat affor..
am staying
with friesds ar
tamily.
lesin g
temporary
U

Q\Mil

ANSWER CHOICES

1wy ey hismed et P B EGAG,

| cwan oy hames with na merigags.

1 am cumenily reniing and would ke io buy & home somecay,

1.am cumently renting and cannct afford 10 buy & home even if | wanted 1o
1 8w Sty with friends of Lamiy

1 am i disrpeeany lving sduation (FV, shor temn, couch suffieg, o)
Otheer

TOTAL

Skipped. 0

Iewn my home
2

% W% 20 0% 4% S0% B0 UM Bl BO%

55 30%

4 30%

5T5%

168%

08X

Q8 Which of the following best describes your current housing situation?

2 B

16

21

i

Arswered: 365

Patia hime or
Coyrtyard homae

ADArLmEnL of
Conda

Senlor Housing
Mobile or

Manufactured
Home

Cther I

% W XM 0%

AMSWER CHOICES
Sangle-faruly hame

Dupiec

Towmhome

Patio home or Courtyard home
Apantment of Condo

Senior Housing

Mobile or Marndaciured Horme:

Orher
TOTAL

Skipped. 0

Single-family
hame

59.32%
192%
3156%
0.27%
219%
0.00%:
110%
1624

Q9 Which of the following best describes your current housing type?

40 50% 60 oW  BO% 0% 100%
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Q10 If you were to move, which housing type would you be most
interested in for your next home?

Argwared: 35 Skipped: 0

Townhame I
Patio home or
Courtyard home
Apartment or
Conda
Senior Housing .
Mobile of
Hanyfactured
Homd
Other l
% W% 0% 0% 40%  S0%  60%  TOm  B0% BO%  W00%
ANSWER CHOICES RESPONSES
Single-family home T30 263
Duplex 0.55% 2
Torwrihoma 219% 8
Patig home o Courtyand home 10.96% 40
Apartment or Condo 152% 7
Sanior Housing Taz% %
Motsle or Manufactumd Home TLhbe 2
Cehar 3.01% n
TOTAL &5

Q11 What is your experience with finding housing that meets your needs?

Answered: 365  Skipped: 0

"

L W 0% 3% 40%  S0%  60%  TO%N  B0% 90% 100%

ANSWER CHOICES RESPONSES

Very easy 9.559% k'3
Easy 15.07%: 55
Neither easy nor difficult 3560 13
Difficult 26.30% %
‘iery diffacult 1315% 48
TOTAL 365
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Q12 What do you think of the current state of housing in Berthoud or
surrounding area? Select all that apply.

Arswered: 35 Slopped:

1 do not Bave
|

about it.

1 am congerneg

bealielo

T am congened
rates ane e

| wiich Ehad
L TRA T

rontals

| &M condened
BboUL the
quality ol

I wish there

| Wik RS
were mare
wility of _
Wi A
Pauning.
e -

s s M 30N 40N 50N 60N TON BOW N TR

AMNSWER CHOICES RESPONSES
1 do not haree vy Concemns about it 18.90% [}
| A concormad that | wil Fot Be abie 10 Al b purchase housg 2T.12% w
1 A concemad that rental rmlos ane foo high 249T% an
1w (bt fhster wbr mani ririnks dnedulable 11.23% 41
1 wizh thens wawe mone varity of housing types: {duples., townhoms, apartment, singbe-damily, etc.) 2304 a7
| am concemed about the quality of housing thal is avalable. 265 o
2411% -

1 sl ihabiv vy Sipredy hassiing Opleen
Ot 22 T8 fix

Totd Risgorckiets 365

Q13 Do you know someone who is struggling to find housing or remain in
their current housing?

Arswered: 358 Skipped: 7
}h _
m _

% R UM 3% 40%  B0W B0 TO% BD% 9O 100%

ANSWER CHOICES RESPONSES

Mo 55T F.L 1]
Yes A4 13 158
TOTAL =8
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Q14 Looking ahead to the future and my current housing situation, | plan

to:

Arswered: 365  Skipped

Suay here for
the Long-Lerm,
lam not.

o in Che
Nt 35 years.

Py lora
while Bl may
retire—

Stay whila )
cam, bat | am
conoerred Wl

I;’:""I.
%

e Um0 0% 40 S0% 6%

AMNSWER CHOICES

Stary besris T theie borg-bemn, | & nol planning 10 mine.

Maowe im the et 345 yeaes.

Siay for & while but may retie etsewhorns,

Stay while | can, but | am concerrsed with long-lem alfordabslity.

Other
TOTAL

1}

T B0 B0%  100%

50 6%
12 B
14 75%
14.5%
TETH

2o g s F

Q15 When planning for housing opportunities

years, how would you rank the following strategies? (1= highest priority)

Arewered: 365 Skipped: 0

Bulld
warty of
housing type-.

Add mare
housing close
to downtown.

Increase

density instead
of creating...

Increase
rsfital
opportunities.

Incantivize
lew-income and
warkforce..

Byild seniar |
retirement
heusing.

=]

i 2 3 4 5 [} TOTAL SCORE
Budd a varety of housing types and sizes S00F 213M% 1452% 1233% 603 5T5%
(duplgxes, patio homes, apanments, 145 8 53 45 22 21 365 460
townhomes, eic.)
A rrofe housang choas bo Sowntown. 147He Z356% 17B1% 145X 1507  14.35%
54 b5 (-] 53 55 52 365 3.66
Increase densty instead of creating mone BT 1178 2020% 1836 2192% 1890
sprasl "] 43 T4 &7 &) 69 365 310
Increase rental opportunities. 2T8% 16165 1945% 2932% 213  10.96%
10 53 n 107 T8 40 365 317
Incontivize low-ncome and workd o housing TET% 9559 147T9% 1534% 2356%  20004%
within the community. 8 k] 5 56 B 106 365 275
Busld seror | fetinement housing. 2603 1753 1315% 1014% 1205% 21105
9% &4 48 ar 44 7 365 X

in Berthoud over the next 10
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Q16 Are there any other strategies that you would like to recommend? N=175
Q35 Please describe your vision for the future of housing in Berthoud. N=272
Q36 Please share any other thoughts or concerns that you have about housing in Berthoud. N=215

(Refer to Chapter 3 for key themes from open-ended responses.)

Questions for Berthoud Homeowners Only
252 (69%) respondents identified as Berthoud homeowners.

Q17 How long have you owned your current home?

Answered: 245  Skipped: 120

Less than 12
months
Between 1 and
4 years

Between 5 and
10 years

Between 11 and
20 years

Over 20 years -

0% 10% 20% 30% 40% 50% B0% T0% BO% 90% 100%
ANSWER CHOICES RESPONSES
Less than 12 months 8.16% 20
Between 1 and 4 years 41.22% 101
Between 5 and 10 years 31.02% 76
Between 11 and 20 years 12.24% 30
Over 20 years 7.35% 18

TOTAL 245




Q18 What were the higgest challenges you faced when buying your
current home? Select all the apply.
Ansemred: 245 Skipped: 120
I did non have
e
B wak
Aind & hame ..
It s
difficult to
affesd thed.. .
= was
difficult mI
R#t spproved..
towas
find the hou...
e [
selling teo
fast, so it
——
o% 0% 0% 30%  40%  SOW 60N TO%  BOW 00N 100%
ANSWER CHOICES RESPONSES
| dhed ot heaoves sy challenges. 42.08% 103
It was cifficult to find a home in my price range. 24,065 59
It waes cifficult to afford the down paymont, T.TE 19
It was difficult to get approved for & mongage. 122% 3
I8 Wk chtficult 1o find the house | wanted 1o buy. 24, 45% 0
Homes ware selling too fast, 5o i was hasd to compate. 24905 &l
Other 10.61% b
Toiad Respondents: 245
Q19 Where do you or other household member work?
Arswemed: 245 Skopped: 120
I'work in
Berthoud.
Ik
=== I
Berthoud.
I commute to
S
Oree hosur S, ..
| commute to
worlk, over an
heur aach way,
m Corrently
ungmpl cyed.
-
% s 0% W 40 SO B0% TON BD% 0% 100%
ANSWER CHOICES RESPONSES
1wk iy Blarihoud 10.20% 25
| wanrke resmotedy in Biesthoud 31.84% TB
| commute to work, less than one hour each way, 2367 58
| eeenenute o werk, over an hour each way 3.2 B
| an potsred. 24.4%% 60
| & caunrently unssmployed i)=Y 2
Other 5.71%: 14
TOTAL 245
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Q20 Do you face any of these challenges in your current housing
situation? Select all that apply.

Answered: 245 Skipped: 120

1 do not
currently have
any challenges.,

Istruggleto

pay my mortgage

| property..

My home is too
small for my I

needs.

My home is too
big for my I

needs.

My hamd is too
far from work I

or job...

My home lacks
quality.

My home is old
and requires .
too much..
My home ks far
from amenities
(schools,...
I newd help
taking care of I
myselffmy ho...

My
neighborhood
does not fee...

I am worried
about my home
going into..

Thavea
digability, and
my home has...

Mher .

O 0% 20% 30% 40% S0% 60%  TD% B0%  90% 100%

ANSWER CHOICES RESPOMNSES

| do not currently have any challenges. 29.59% 146
| struggle to pay my mortgage / property taxes, 10.20% 25
My home is too small for my needs, 4.4%% 11
My home is too big for my needs. 4. 45% 11
My home is too far from work or job opportunities. 4.45% 1
My home lacks quality. 9.39% 23
My home is old and requires too much maintenance. 5.31% 13
My home is far from amenities (schools, retail, healthcare, etc.). 7.76% 19
| need help taking care of myselfimy home and cannot afford to hire someone. 367% 3
My neighbarhood does not feel safe. 3.2T% B
| @m womied about my home going into foreclosure. 0.00% 0
| have a disability, and my home has accessibility challenges. 163% 4
P 6.12% 15
Total Respondents: 245
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Q21 What do you like about living in Berthoud? N=229
(Refer to Chapter 4 for key themes from open-ended responses.)

Q22 Approximately how much do you spend per month on housing (mortgage, homeowner insurance,
utilities, property taxes)? N=206

Average = $2,654

Questions for Berthoud Renters Only
32 respondents (9%) identified as Berthoud renters.

Q23 How long have you been renting in Berthoud?

Arswerad: 31 Shipped. 334

Lessthan 1
yoar

Between 1 and
S yoars

Bptwenn § and
0 years

Mare than 10
yEars

% 0% W% 0% 4% 5% 0% 0% B 0% T00%

ANSWER CHOICES RESPOMSES

Less than 1 year 3226% 10
Batween 1 and 5 years 48.39% 15
Between 6 and 10 years 9.68% E
Made than 10 years 9.68% 3

TOTAL 3
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Q24 Where do you or other household member work?

Answered: 31 Skipped: 334

Iwork in
Barthoud.

Iwork
rémolely in
Berthaud.

| commute to
wark, less than
one hour eac...
1 commate to
wark, over an ‘

hour each way.

lam lﬂir:d.l

I asn currently
unemployed.

ANSWER CHOICES RESPONSES

| wor in Berthoud 22 58% 7
| work remotely in Berthoud. 23.05% 9
| commute to work, less than one hour each way, 32 265 10
| commute to work, over an hour each way. 323 .|
| am retired. 323% 1
| am curmenthy unemployed 000 o
Crher 9.68% 3
TOTAL a

Q25 In the past 5 years, have you had to move from your housing situation
when you did not want to?

Answered: 31 Skpped: 334

l«:,_

O% 0% 0%  30%  40%  50%  60%  TO%  80%  90% 100%

ANSWER CHOICES RESPOMSES

Yes 29.03% 9
ho 70.97% 2
TOTAL 31
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Q26 Do you face any of these challenges in your current housing
situation? Select all that apply.

Answered: 31 Skipped: 334
I do nat

currently have
any challenges.

I struggle to
pay my rent.

| worry about

P Lo an ameo.—

Istruggle to
pay for my

utilities.
Iworry about
my landlerd -
coRVErting t.
My hom is too
small for my
needs.
My home is too
big for my
needs.

My home is too
far from work
ot job..

My home lacks
quality.

My homa ks old
and my landlord

does not...

My home is far
from amenities
{schools,...

| newd help
taking care of
myselffmy ho...

My
neighborhood
does not fen..

Thavea
disability, and

my home has...

% e 2% 3% 40%  50%  B0%  TO%  BO% 0% 100%

ANSWER CHOICES RESPONSES
| do not curmently hawve amy challenges. 19.35% [
| siruggle to pay my rent. 19.35% 13
| womy about my rent going up to an amount | cannot affoed. 51.61% 16
| strugghe to pay for ry uilities. 12,9006 4
| wormy about my landlond converting the home to a short-term rental, 9.68% 3
My home i too small for my needs. 16.13% 5
My home is too big for my needs. 0,009 0
My hormie = too far from work of job opportunities B.45% 2
My home kacks quality, 6459 2
My homie s old and my landiond does not maintain it wedl 6.45% 2
My home is far from amenities (schools, retail, healthcare, etc.). 19.35% 6
I need help taking care of myselffmy home and cannct afford to hire someone. 6.45% 2
My neighborhood does not feel safe. 0.00% 0
| hirve i chsability, and my home has accessibiity challenges. 323 1
Obtvor a6 3
Totad Respondents: 31
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Q27 What is most true about you?

Armwered 31 Skipped: 334

1 plan to buy
ahome inthe
next 5 yeard.

o _
& home in thae
el 5 ylarg.,
Ide not plan
t2 buy & home
in The nEst ..

ANSWER CHOICES RESPONSES
1 plian to buy & homie in the nest 5 years 29039

1 waint £o buy a home in the next S years, but do not know if | can afford to B1.29%

1 do not plan to buy a home in the next 5 years. B.45%

Other 3127
TOTAL

Q28 What are the biggest challenges you are likely to face when buying a
home in Berthoud? Select all the apply.

Arswered: 31 Skipped: 334

Ida not
anticipate any
challenges,
1will pot

firvd 2 hosma in
Y price range,

1wl Aot be
able to aford
Thit dewn,..

It will b
diffcult te
et approved. .
It will be
ditfcln 1o
find the typ...

ANSWER CHOICES RESPONSES

| 8o not anteapate arry challanges. 0.00% o
1 vl it fired & home in iy prce range. 80.65% 5
1 vl rl. b b 1 aufiore] B e pryrmen. 58.06% 18
It will b difficull 1o get approved for a morgage 35.409 11
It will be difficuit 1o find the type of home | want to buy 35,45 1
Homes will be selling too fast, so it will be hard 1o compete 35,488 1
Not applicable. | do nol want 1o buy & home in Bedthoud 5,455 2
Othes ER ) r &

Total Respondents: 31
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Q29 What do you like about living in Berthoud? N=29
(Refer to Chapter 4 for key themes from open-ended responses.)

Q30 Approximately how much do you spend per month on housing (rent, renter insurance, utilities).
N=30

Average = $2,395

Questions for Non-Residents Only

81 (22%) respondents identified as Berthoud homeowners.

Q31 Where do you currently live? N=79

Location Count
Outside Berthoud city limits 35
Loveland 22
Johnstown

Fort Collins
Greeley
Windsor
Longmont
Colorado Springs
Other

o kR = R L L3 ON
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Q32 If you work in Berthoud, how long is your commute?

Answered: 79  Skipped: 286

Under 30
mimutes gach

way.

Batween 30-60
minuies each
way.

Crver an hour
each way.

| de nat wark
in Berthowd.

0% 10% 20% 0% 40% S0% 60% To% B 90%  100%

ANSWER CHOICES RESPONSES
Under 30 minutes each way. 32.91%
Between 30-60 minutes each way. 5.06%

Cwer an hour each way. 3.80%

I do not work in Berthoud. S8.23e
TOTAL

ﬁiﬁwnﬂi
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I did not
congider living
in Berthoud.

The housing |
could afford

was low...

The heusing |
could afford
was too small.

The housing |
could afford

was older th..
Icould not
affordable h...

I could not

find an .

affordable h...

I eould net

find a .

neighborhood...
The type of
wanbed was n..

The commute
far me (or

another...

Q33 When you were looking for your current housing, what were the
reasons you chose not to live in Berthoud? Select all that apply.

Answered: 79 Skipped: 286

AMSWER CHOICES

| ched not congider nang in Berthoud

Tha houging | could afford was low gquality,

The housing | could afford was too small.

The housing | could afford was older than | prefer.
| could not find an affordable home to buy.

| could not find an affordable home 1o rent,

| eould not find & meighborood | liked
The type of housing | wanted was not available

The commute for me (or another household member) was too kong.

Cither

Total Respondents: 79

RESPONSES

13.92% 11
3.80% 3
T.59% 5]
3805 3
22 TE¥% 18
B W% T
7.59% G
20.25% 16
3808 3
9 24% i ]
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Q34 What were the biggest challenges you faced when finding your
current home? Select all the apply.

Answered: 79 Skipped: 286

1did not. have
any challenges.
It was

difficult to
find a home ...

It was
difficult to
afford the d...
ntwas
difficult to
find the typ...
Homes were
selling or
renting too...

0% 0% 20% 30% 40% 50% 60% TO% B0%  90% 100%

ANSWER CHOICES RESPONSES
| did not have any challenges. 23.11%
It was difficult to find a home in my pice range to buy or buy. 27.85%
It wass difficult to afford the down payment of rent deposit 6.33%
It was difficult to find the type of house | wanted to buy. 26.58%
Homes were selling or renting too fast, S0 it was hard to compate, 16.46%
Other 13.92%

Total Respondents: 79

BB N o BB
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Appendix C: Supplemental Regional Market
Analysis

Chapter 6 provided a current snapshot of the regional housing market context. The following data
highlights additional housing trends from 2017 and 2022.

Between 2017 and 2022, Colorado’s population grew by 6% and housing units increased by 8%.
During this period, both Larimer and Weld counties experienced housing and population growth that
outpaced that of the state. Larimer County’s population rose by 9% and housing units increased

by 12%, while Weld County saw a16% increase in both population and housing. As noted in the
demographic profile in Chapter 4, the State Demographer projects the population growth in these
counties will continue to outpace the rest of Colorado for the next several decades.

Regional Housing Stock

The table shows 2022 housing stock data for five communities compared to Berthoud, as well as for
Larimer and Weld counties as a whole. Across all communities, vacancy rates are notably low, and
the proportion of owner-occupied homes generally tends to be higher than the county overall. With
the exception of Loveland and Longmont, these communities have a higher percentage of single-
family homes compared to the counties overall.

Housing Stock Commmunity Comparison, 2022

s s | i o Vi i oyt

Total Housing Units 4,286 33,958 41,429 6,555 13,351 5,205 159,083 120,293
Owner-Occupied 87.9% 62.9% 63.3% 75.3% 78.5% 95.0% 64.5% 79.2%
Vacancy Rate 3.6% 2.5% 3.6% 0.5% 1.8%% 2.5% 6.4% 4.0%

Single-family Detached 82.2% 64.8% 62.2% 75.9% 83.2% 96.8% 65.1% 73.1%

Regional Home Values

Over a 5-year period, all communities experienced significant percentage increases in median home
values, similar to Berthoud. The graph shows the median home values of owner-occupied units by
jurisdiction for 2017 and 2022. Longmont experienced the highest percentage increase, followed

by Berthoud and Loveland. Despite this growth, Berthoud’s 2022 median home value of $458,600
remains the second lowest among the six communities.




Median Home Value Owner-Occupied Units, 2017 and 2022

% Change
m 2017 m 2022
$275,300 B7%
Berthoud 458,600
$256,900 66%
Loveland 426,900
5291 200
T 68%
Longmont $488. 100
$283,400 63%
Johnstown 461,100
' $348,400 53%
) £205,600 B4%
Frederick 484,900

3 $100,000 $200,000 $300,000 $400,000 $500,000 $600,000

Regional Gross Rent

Rental rates across Northern Colorado rose significantly over the five-year period. Berthoud
experienced the highest percentage increase (90%), followed by Frederick (58%). All communities
saw notable increases in gross rent except Johnstown. The graph shows the median gross rent for
rental units by jurisdiction for 2017 and 2022, along with the percentage change.

Median Gross Rent, 2017 and 2022
2017 m2022
" = % Change
Berthoud 5894 — s0%
Loveland $1,079 $1,595 48%
$1,139 48%
Longmont 1,689
Johnstown sl}ﬁiﬁlﬁ"ﬂﬂ 8%
Windsor $1,659
. $1,418 58%
Frederick $2.235
5- $500 $1,000 $1,500 2,000 $2,500
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Appendix D: Proposition 123

The information presented reflects the Town’s commitment to Proposition 123 as well as the
deliverables required for the Division of Local Affairs (DOLA) More Housing Now! grant.

Proposition 123 Overview

On October 10, 2023, the Town Board of Trustees committed to increasing housing diversity in
Berthoud by opting into Proposition 123, alongside other Colorado municipalities. This commitment
aims to boost affordable housing availability by 3% annually for three years, for a total increase of
9%. While there is no financial obligation or penalty if the goal is not met, this move allows Berthoud
to partner with organizations like Habitat for Humanity and the Loveland Housing Authority, enabling
them to apply for funding to support affordable housing projects.

In 2022, Colorado voters approved the concept of, and by doing so established the State Affordable
Housing Fund. This fund provides financial assistance to communities who make a commitment to
provide affordable housing products through activities such as land and water banking, low interest
loans for construction, down payment assistance, and building local planning department capacity.

Berthoud Baseline Commitment

For Berthoud, the baseline is 13 affordable housing units each year over the next three years at or
below the baseline value for ownership and rental units. The unit count starts at the time a building
permit is issued after the Town has “opted in” (October 10, 2023). Local builders were contacted to
determine if the current products offered would meet the single-family affordable housing cap. Two of
the three builders indicated their products would be close to meeting the cap.

Berthoud’s goal is to provide: 13 housing units per year that are not greater than $425,840 for sale
and $1,670 for rent.

The Town received a More Housing Now! grant from DOLA in late 2023 for support to strengthen the
Town’s sustainability and resiliency goals by developing a Housing Diversity Plan.

Qualifying Strategies

The Town of Berthoud must adopt at least one qualifying strategy prescribed by DOLA as an outcome
of the grant, including the following considerations (refer to Chapter 7 for details on the strategies that
Berthoud has implemented already):

> Use of vacant publicly owned property for affordable housing development

> Subsidize/reduce local government fees
> Expedited development review for affordable housing up to 120% AMI
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Expedited development review for acquiring or repurposing underutilized commercial property
Density bonus program for housing needs

Promote sub metering utility charges for affordable housing

Dedicated funding source to subsidize affordable housing infrastructure costs and fees

Middle multifamily (duplex, triplex, other) use by right in single family residential zoning districts
Affordable housing as a use by right in residential zoning districts

ADU use by right in single family zoning districts

Allow small square footage residential unit sizes

Lessened minimum parking requirements for new affordable housing

Land donation/acquisition/banking program

Inclusionary zoning ordinance (House Bill 21-1117)

Other novel, innovative, creative approaches



Appendix E: 2024 Area Median Income (AMI)
Tables

The following tables are the 2024 AMI Tables for Larimer and Weld County. AMI is the midpoint
income level (pre-tax) of all households in a specific area, where half of the households earn more
and half earn less, adjusted by household size. AMI tables are one of the tools used by the State
of Colorado, Colorado Housing Finance Authority (“CHFA”), and local housing organizations to
determine if a person qualifies for affordable housing programs.

LARIMER COUNTY
Household Size
1 2 3 4 5 6
120% | $99,840 | $114,120 | $128,400 | $142,560 | $154,080 | $165480 |\ .
2024 100% | $83.200 | $95.100 | $107.100 | $118,800 | $128.400 | $137,900 | M12Tke! Rate
'E;:i':: 80% | $66,560 | $76,080 | $85,600 | $95,040 | $102,720 | $110,320
by AMI|
60% | $49,920 | $57,060 | $64,200 | $71,280 | $77,040 | $82,740 | Affordable
40% | $33,280 | $38,040 | $42,800 | $47,520 | $51,360 | $55,160
<30% | $24.960 | $28,530 | $32,100 | $35,.640 | 838,520 | sa1,370 | SUPPOrtive
Services
WELD COUNTY
Household Size
1 2 3 4 5 6
120% | $96,240 | $109,920 | $123,720 | $137,400 | $148,440 [ $159.480 | , .
Market Rat
2024 100% | $80,200 | $91,600 | $103,100 | $114,500 | $123,700 | $132,900 | €
":i“n‘:i':': 80% | $64,160 | $73,280 | $82,480 | $91,600 | $98,960 | $106,320
by AMI
¥ 60% | $48,120 | $54,960 | $61,860 | $68,700 | $74,220 | $79,740 |Affordable/
Workforce
40% | $32,080 | $36,640 | $41,240 | $45,800 | $49,480 | $53,160
<30% | $24,060 | $27.480 | $30,930 | $34.350 | $37,110 | $39,870 | SuPPOrtive
Services




Appendix F: Term Glossary

Affordable: Typically defined by federal or state guidelines, often based on a percentage of the
area’s median income and may involve subsidies or specific income qualifications to assist lower-
income individuals or families.

Area Median Income (AMI): AMI is a measure used to determine affordable and attainable housing
eligibility based on county of residence and household size compared to the median income for a
household in that county. AMI is updated annually by the U.S. Department of Housing and Urban
Development (HUD). Common affordability categories used are as follows:

Extremely Low Income — At or below 30% AMI

Very Low Income — Between 31% and 50% AMI

Low Income — From 51% to 80% AMI

Moderate Income — From 81% to 100% AMI

American Community Survey (ACS): The ACS is part of the Decennial Census Program of the
U.S. Census. The survey was fully implemented in 2005, replacing the decennial census long form.
Because it is based on a sample of responses, its use in smaller areas (under 65,000 persons) is
best suited for monitoring general changes over time rather than for precise estimates due to margins
of error. All ACS data used in the report is based on ACS 5-year estimates.

Attainable: As used in this report, housing is attainable if the monthly rent or mortgage payment is
equal to or less than 30% of gross household income (before taxes).

CHFA: Colorado Housing and Finance Authority — administers housing tax credits and provides
mortgage funding.

Cost burdened: \WWhen housing costs exceed 30% of a household’s gross (pretax) income. Housing
costs include rent or mortgage and may or may not include utilities, homeowner association fees,
transportation or other necessary costs depending upon its application.

Extremely cost burdened: Household who pay more than 50% of their household income on total
housing costs.

Household: a group of people who live together in the same dwelling and share meals, including a
householder and at least one other person related to the householder by birth, marriage, or adoption.

Housing Unit Types:
> Accessory dwelling unit (ADU) — a smaller, independent residential dwelling unit located on the
same lot as a stand-alone single-family home

> Multi-family dwelling — a building or complex of buildings that contains multiple separate
housing units for residential use, which can be built in a variety of styles and densities, from
low-rise duplexes to high-rise apartment complexes

> Manufactured home — a factory-built home on a permanent chassis constructed after
06/15/1976



> Mobile home — a factory-built home on a permanent chassis constructed prior to 06/15/1976

> Modular home — houses built off-site in sections, then transported to the site where they are
assembled by builders and installed into the foundations

> Single-family attached (duplexes) — A single-family attached home is a single-family dwelling
unit that is built next to another similar unit, sharing one or more exterior walls

> Single-family detached — a structure maintained and used as a single dwelling unit and
occupied by a single household

HUD: Housing and Urban Development, a federal agency providing funding and regulations for low-
income housing.

Median Household Income: It is the income level at which half of households earn more and

half earn less. It is a more accurate measure of how Americans are doing financially than average
household income because averages can be skewed by a small number of households with very high
incomes.

MLS: Multiple Listing Service used for purchase and sale of residential real estate.

Tenure: Housing tenure refers to the arrangement by which a household occupies a dwelling, and
whether the household owns or rents it.

Vacancy Rate: A housing vacancy rate is the percentage of available housing units that are
unoccupied at a given time. It's an economic indicator that can be used to gauge the health of a rental
market and the desirability of a neighborhood.

Workforce (or Employee) Housing: Housing intended for and affordable to employees and
households earning local wages.
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