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Larimer County Housing Needs Assessment September 2009

DEMOGRAPHIC TRENDS AND FORECASTS

This section of the report will analyze population, households and key demographic characteristics
of Larimer County, Colorado. The information will provide a framework for understanding current
and future housing conditions and needs.

Larimer County is located in north central Colorado. It is the seventh largest county in Colorado
based on population. The county extends to the Continental Divide, includes several mountain
communities and Rocky Mountain National Park, and encompasses 2,640 square miles including
farmland, ranch lands, forests and high mountain peaks. Over 50% of Larimer County is publicly
owned, most of which is land within Roosevelt National Forest and Rocky Mountain National Park.
The largest City in Larimer County is Fort Collins, home to Colorado State University and many
other large employers. The City of Loveland is Larimer County’s second largest City, followed in
size by Berthoud, Estes Park, Wellington, and Timnath.

Population

The Colorado Department of Local Affairs (DOLA) Demographics Section estimated the 2007
population in Larimer County, while Claritas Data provides estimates of population for 2009.
Growth rates have been highest in the smaller communities since 2000, as much new development
occurred in the outlaying areas of the county. Loveland grew 24.4% this decade, while Fort Collins
grew 17.7%. CSI has used Claritas as the base to make 2009 population estimates, a different source
than the Colorado Department of Local Affairs Demography section.

Table 1. Population Estimates, Larimer County, 2009

Demography Office Claritas/CSI

2000 2001 2002 2003 2004 2005 2006 2007 2009

Larimer County 251,494 261,208 266,789 269,061 273,883 276,755 282,052 288,244 291,754
Berthoud 4,823 5,100 5,076 4,999 4,999 4,988 5,085 5,186 5,039
Estes Park 5,413 5,599 5,632 5,651 5,808 5,821 6,021 6,165 5,917
Fort Collins 118,652 122,986 125,793 127,155 129,151 129,951 131,711 134,186 139,694
Johnstown (MCP) 0 64 64 65 65 65 81 89 107
Loveland 50,608 54,242 56,159 57,355 59,198 60,407 62,114 64,166 66,808
Timnath 223 231 232 229 229 227 228 231 421
Wellington 2,672 2,906 3,243 3,365 3,784 4,478 5,126 5,445 3,462
Windsor (MCP) 284 665 1,056 1,183 1,446 1,968 2,360 2,373 2,399
Unincorp. Area 68,819 69,415 69,534 69,059 69,203 68,850 69,326 70,420 78,414

Source: Colorado Department of Local Affairs Demographics Section, Claritas Data, CSI
MCP — Multi-County Places, and population estimates are provided for only the Larimer County portion of the jurisdiction
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Table 2: Percent Change in Population, Larimer County, 2000 — 2009

% Change
'00 - '09
Larimer County 16.0%
Berthoud 4.5%
Estes Park 9.3%
Fort Collins 17.7%
Loveland 24.4%
Timnath 88.8%
Wellington 29.6%
Unincorp. Area 13.9%

Source: Colorado Department of Local Affairs Demographics Section, Claritas Data, CSI

Larimer County is expected to grow steadily during the next five years and beyond. CSI anticipates
growth in Larimer County will occur throughout the county, though Fort Collins and Loveland will
see a higher percentage gain in population than most other areas. While the Colorado Department
of Local Affairs Demography Section projects growth between 2007 and 2010 of 4,410 and between
2010 and 2015 of 7,932, these projections may need to be adjusted down as current U.S. economic
conditions affect the migration of population from other areas of the country to Larimer County.

Table 3: Population Forecast, Larimer County, 2009 - 2025

% Chg '09-
2009 2010 2015 2020 2025 '25
Larimer County 300,113 306,182 338,545 373,472 410,994 36.9%
Berthoud 5,400 5,509 6,432 7,096 7,809 44.6%
Estes Park 6,419 6,549 7,109 7,843 8,631 34.5%
Fort Collins 139,694 142,519 159,116 175,532 193,167 38.3%
Loveland 66,808 68,159 77,865 85,899 94,529 41.5%
Timnath 241 245 339 373 411 70.9%
Wellington 5,669 5,784 5,078 5,602 6,165 8.7%
Remainder of County* 75,883 77,418 81,251 89,633 98,639 30.0%

Source: Colorado Department of Local Affairs Demography Section and CSI
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Figure 1. Total Population Forecast, 2000 - 2025
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Source: Colorado Department of Local Affairs Demography Section and CSI

Between 2000 and 2005, Larimer County grew at the same pace as the state overall, and less than
neighboring Weld County. Larimer County grew more than other nearby Front Range counties like
Boulder, Jefferson, and Morgan, according to Colorado Department of Local Affairs Demography
Section population estimates. Weld and Douglas Counties are expected to be the fastest growing
counties on the Front Range from 2010 to 2035.

Table 4. Percent Change in Population for Larimer and Front Range Counties, 2000 - 2035

Average Annual Percent Change
County 00-05 05-10 10-15 15-20 20-25 25-30 30-35
Adams 2.7% 2.5% 2.3% 2.0% 1.8% 1.5% 1.3%
Arapahoe 1.7% 1.8% 1.7% 1.6% 1.5% 1.2% 1.1%
Boulder 0.9% 1.0% 1.1% 1.2% 1.1% 0.8% 0.6%
Broomfield 4.2% 3.7% 2.1% 1.8% 1.7% 1.4% 1.1%
Denver 0.7% 1.5% 0.8% 0.7% 0.6% 0.6% 0.6%
Douglas 6.6% 4.1% 3.4% 3.1% 2.2% 1.5% 1.2%
El Paso 1.8% 1.8% 2.3% 1.6% 1.5% 1.4% 1.6%
Jefferson 0.2% 0.7% 0.8% 1.0% 1.1% 0.8% 0.6%
Larimer 1.8% 2.0% 2.0% 2.0% 1.9% 1.7% 1.5%
Morgan 0.9% 0.4% 1.7% 2.4% 2.3% 2.1% 1.9%
Weld 4.4% 3.3% 3.0% 3.1% 3.1% 2.9% 2.6%
COLORADO 1.9% 1.9% 1.8% 1.7% 1.5% 1.3% 1.2%

Source: Colorado Department of Local Affairs Demography Section

From 2000 to 2007, population change was due, in most part, to people moving into Larimer
County. Natural increases-- the difference between births and deaths-- have accounted for 35% of
population growth during this time.
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Table 5: Components of Population Change, 2000-2007 Estimates

2000 2001 2002 2003 2004 2005 2006 2007
Total Population 253,137 261,208 266,789 269,061 273,883 276,755 282,052 288,244
Births 3,228 3,311 3,289 3,358 3,500 3,318 3,611 3,516
Deaths 1,431 1,523 1,516 1,531 1,551 1,530 1,540 1,532
Net Migration 5,184 6,283 3,808 445 2,873 1,084 3,326 4,208
Population Change 6,981 8,071 5,581 2,272 4,822 2,872 5,297 6,192

Source: Colorado Department of Local Affairs Demography Section

The trend of in-migration as the largest source of population growth is expected to continue in the

county, as natural increases as a total percentage of population growth will decline until 2025. Net

migration of new residents will most likely slow given the current economy and the housing market
nation-wide. Migration into Larimer County is forecast to grow during the next decade.

Table 6: Components of Population Change, 2010-2024 Forecast

2010-2014  2015-2019  2020-2024
Births 19,989 21,239 22,562
Deaths 8,686 9,980 11,548
Net Migration 20,549 23,167 26,065
Population Change 31,850 34,424 37,079

Source: Colorado Department of Local Affairs Demography Section

Figure 2. Components of Population Change, 2010-2024 Forecast
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Source: Colorado Department of Local Affairs Demography Section

The largest number of seniors lives in Fort Collins, according to the U.S. Census Bureau American
Community Survey for 2007. Wellington, Timnath, and areas of the county with newer
developments have higher concentrations of youth.
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Table 7: Larimer County Population By Age, 2007

Larimer Estes Fort

County | Berthoud | Park | Collins | Loveland | Timnath | Wellington | Remainder
Under 5 years 17,398 353 263 7,784 4,686 14 536 3,823
51to 9 years 16,207 347 273 7,278 4,410 14 473 3,453
10 to 14 years 18,194 351 284 7,471 4,150 17 436 5,580
15to0 17 years 11,206 258 193 4,206 2,859 18 300 3,448
18 to 20 years 17,106 204 127 12,040 2,442 5 132 1,874
21 to 24 years 22,653 294 232 15,727 3,089 14 282 2,689
25 to 34 years 44,064 714 693 | 24,928 10,143 14 911 6,393
35 to 44 years 39,134 754 707 16,781 9,224 36 992 10,798
45 to 49 years 22,366 448 406 9,060 4,693 30 381 7,427
50 to 54 years 21,313 415 537 8,224 4,506 20 291 7,407
55 to 59 years 17,696 325 571 6,175 3,790 16 223 6,703
60 to 64 years 11,511 235 495 3,881 2,520 12 178 4,274
65 to 74 years 15,298 268 750 4,872 4,181 13 187 5,115
75 to 84 years 10,101 158 469 3,735 2,639 4 91 3,024
85 years and
over 3,998 62 165 2,007 832 4 31 873
Total: 288,244 5,186 | 6,165 | 134,169 64,166 231 5,445 72,882

Source: Colorado Demography Section, American Community Survey, CSI

Estes Park has a much older population than other areas of the county. As a percent of total
population, Loveland also has a higher percentage of seniors than Fort Collins, which is home to
over 25,000 college students.

Table 8: Distribution of Population by Age Group and Area, 2007

Larimer Estes Fort

County Berthoud Park Collins Loveland Timnath Wellington Remainder
20 and Under 28% 29% 18% 29% 29% 30% 34% 25%
21-24 23% 19% 15% 30% 21% 12% 22% 12%
35-54 29% 31% 27% 25% 29% 37% 31% 35%
55-74 15% 16% 29% 11% 16% 17% 11% 22%
75 + 5% 4% 10% 4% 5% 4% 2% 5%
Total 100% 100% 100% 100% 100% 100% 100% 100%

Source: Colorado Demography Section, American Community Survey, CSI

The following table shows the Larimer County population forecast through 2025 by age group. The
increase in younger residents represents both natural increases, or births, in Larimer County, and in-
migration of young people and families into the county. Persons age 30 — 49 and those ages 0 — 19
are the largest population groups, and will remain so through 2025.

Table 9: Larimer County Population Projections by Age, 2005 - 2025

Age Group 2005 2010 2015 2020 2025

O0to 19 74,315 78,399 85,344 93,978 102,385
20to 29 45,434 48,607 52,316 53,353 57,000
30 to 49 82,617 86,749 92,570 103,784 111,783
50 to 64 47,278 59,181 64,836 65,590 69,091
65to 74 14,420 17,780 25,413 35,262 41,683
75 and over 12,693 15,460 18,069 21,504 29,048

Source: Colorado Department of Local Affairs Demography Section, CSI
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Figure 3: Larimer County Population Projections by Age, 2005 - 2025
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Source: Colorado Department of Local Affairs Demography Section, CSI

Larimer County’s elderly population has been growing and is expected to continue to grow between
2010 and 2025. The county is projected to gain over 35,000 residents age 62 — 75 between 2005 and
2025, and over 16,000 residents age 75+. While the total gain in senior population is not as great as
in some other age groups during this time period, it will greatly affect the housing market and senior
housing choices. Larimer County has become a destination for seniors, due to the lower cost of
living compared to other areas of the country, and the amenities available to seniors.

Table 10: Larimer County Elderly Population Projections, 2000 - 2025

2005 2010 2015

62 to 74 75 and over 62 to 74 75 and over 62 to 74 75 and over
Larimer County 20,513 12,693 26,721 15,460 37,013 18,069
Berthoud 524 274 578 303 801 354
Estes Park 611 320 687 360 952 420
Fort Collins 6,677 5,561 7,323 6,099 10,143 7,128
Loveland 5,321 3,268 6,004 3,687 8,317 4,310
Timnath 24 12 26 13 36 16
Wellington 470 246 607 318 841 371
Remainder of County 6,886 3,012 11,495 4,680 15,923 5,470

2020 2025

62to 74 75 and over 62to 74 75 and over
Larimer County 48,766 21,504 55,124 29,048
Berthoud 1,055 421 1,193 569
Estes Park 1,255 500 1,418 676
Fort Collins 13,364 8,483 15,107 11,459
Loveland 10,958 5,129 12,386 6,928
Timnath 47 19 53 25
Wellington 1,108 442 1,253 597
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Figure 4. Larimer County Senior Population Growth, 2005 - 2025
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Claritas data provides an estimate of the group quarters populations in Larimer County. In 2009, an
average of 7,224 persons lives in some sort of group quarters. Group quarters include nursing
homes, group homes, prison, jail, or college dorms. Most of Larimer County’s group home
population is students living in on-campus housing at Colorado State University in Fort Collins.

Table 11: Group Quarters Population, Larimer County, 2009

Larimer County 7,224
Berthoud 6
Estes Park 44
Fort Collins 6,138
Loveland 403
Timnath 0
Wellington 6
Remainder of County 627

Source: Claritas Data

Household Trends and Characteristics

In 2007, CSI estimates a total of 111,617 households in Larimer County. Tenure -- whether a
household rents or owns their home -- is an important factor to identify when creating an analysis of
future housing demand and needs. While many households prefer to own their home, others may
never be able to afford to purchase a home or may prefer to continue renting.

In Larimer County, the majority of households are owners. The homeownership rate varies greatly
by community, from 57.6% in the City of Fort Collins to 85.9% in the unincorporated areas of the
county. Renters comprise 28 percent of households -- this is a decrease of 4% since 2000. Not
surprisingly, the percentage of renters is higher in the City of Fort Collins than in the
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unincorporated areas or in any other incorporated jurisdiction, due to a high student renter

population from CSU. Estes Park also has a low homeowership rate, while Berthoud and

Wellington have the highest homeownership rates of all incorporated areas.

Table 12: Households by Tenure, Larimer County, 2007

Total Owner Renter Homeownership
Households | Households | Households Rate

Larimer County 111,617 76,497 35,120 68.5%
Berthoud 1,950 1,566 384 80.3%
Estes Park 2,898 1,763 1,135 60.8%
Fort Collins 52,192 30,072 22,120 57.6%
Loveland 25,075 17,776 7,299 70.9%
Timnath 91 73 18 79.8%
Wellington 1,900 1,602 298 84.3%
Remainder of County * 27,511 23,645 3,866 85.9%

Source: U.S. Census Bureau American Community Survey, CSI

The majority of households in Larimer County are family households, mostly married couples, who
are also more likely to be owners than non-family households. In Fort Collins, the distribution of
households looks different than in the rest of the county, as nonfamily student renters make up a
large number of households in the City.

Table 13: Households by Tenure by Family Type, 2007
Larimer County Berthoud Estes Park Fort Collins

Owner Renter Owner Renter Owner Renter Owner Renter
occupied occupied | occupied occupied | occupied occupied | occupied occupied
Family households 55,910 14,030 1,246 194 1,293 480 | 21,342 7,266
Married-couple family 48,845 7,120 1,107 110 1,231 300 18,387 3,598
Other family 7,065 6,910 138 84 62 180 2,954 3,668
Male householder, no wife 1,975 2,188 34 20 21 76 884 1,206
Female householder, no husband 5,090 4,722 104 64 41 104 2,070 2,462
Nonfamily households 20,587 21,091 320 190 471 655 8,730 14,854
Total Households 76,497 35,120 1,566 384 1,763 1,135 | 30,072 22,120

Remainder of
Loveland Timnath Wellington County

Owner Renter Owner Renter Owner Renter Owner Renter

occupied occupied | occupied occupied | occupied occupied | occupied occupied

Family households 12,843 3,975 52 7 1,214 198 17,920 1,910
Married-couple family 11,022 1,847 51 6 1,007 114 16,039 1,146
Other family 1,821 2,128 1 2 207 84 1,881 764
Male householder, no wife 562 651 1 2 76 20 396 215
Female householder, no husband 1,259 1,478 0 0 131 65 1,485 549
Nonfamily households 4,933 3,324 21 11 388 100 5,725 1,957
Total Households 17,776 7,299 73 18 1,602 298 | 23,645 3,866

Source: U.S. Census Bureau American Community Survey, CSI

The number of households in Larimer County has been growing during the past decade, and will
continue to grow as new households move to the area. The average household size is not expected
to change significantly during this time period. The average household size in Larimer County in
2007 was 2.47. Owner households are slightly larger at 2.56 persons than renter households with

2.25 persons.
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Most Larimer County homeowners moved to their current housing unit since 1990, reflecting both
new residents moving into the county and long term resident turnover in the for-sale market to

newer or higher priced housing units. Renters have moved at a higher rate than owners. Just over
90% of renters moved between 2000 and 2008.

Table 14: Year Household Moved into Unit by Tenure, Larimer County, 2007

Larimer County Berthoud Estes Park Fort Collins
Owner Renter Owner Renter Owner Renter Owner Renter
occupied: occupied: | occupied: occupied: | occupied: occupied: | occupied:  occupied:
Moved in 2005 or later 10,544 18,568 187 46 211 136 4,636 12,150
Moved in 2000 to 2004 27,882 13,347 500 123 563 362 11,615 8,857
Moved in 1990 to 1999 23,993 2,430 546 134 615 396 8,852 970
Moved in 1980 to 1989 7,709 465 179 44 202 130 2,938 69
Moved in 1970 to 1979 4,545 181 121 30 136 87 1,380 11
Moved in 1969 or
earlier 1,824 129 33 8 37 24 650 64
Total: 76,497 35,120 1,566 384 1,763 1,135 30,072 22,120
Remainder of
Loveland Timnath Wellington County
Owner Renter Owner Renter Owner Renter Owner Renter
occupied:  occupied: | occupied: occupied: | occupied: occupied: | occupied:  occupied:

Moved in 2005 or later 2,467 3,806 9 2 191 104 2,843 2,325
Moved in 2000 to 2004 7,080 2,544 23 6 512 95 7,589 1,360
Moved in 1990 to 1999 5,178 804 25 6 559 34 8,217 86
Moved in 1980 to 1989 1,503 145 8 2 183 36 2,696 39
Moved in 1970 to 1979 973 0 6 1 124 23 1,806 29
Moved in 1969 or
earlier 576 0 2 0 33 6 493 27
Total: 17,776 7,299 73 18 1,602 298 23,645 3,866

Source: U.S. Census Bureau American Community Survey
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LOCAL ECONOMY AND EMPLOYMENT

This section of the report will examine employment trends and wage data for Larimer County. This
information is used to estimate the number and type of new housing units needed as well as price
ranges necessary to meet the housing needs of the area workforce.

Labor Force

The following tables and charts provide an employment overview for Larimer County. Between
1970 and 2006, job growth in Larimer County has risen at a pace higher than the state and higher
than the nation. During this 36-year period, the number of jobs increased five fold in Larimer
County. The following graphic shows the number of jobs each year in comparison to the number of
jobs in 1970. In Larimer County, there were 528 jobs in 2006 for every 100 jobs in 1970, much
higher than the state or nation. As Larimer County has grown, so has its labor market.

Figure 5: Larimer County Jobs Compared to the State and the Nation
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The May 2009, Department of Labor and Employment non-seasonally adjusted unemployment rate
for Larimer County was 6.1%. Reflecting the state and national economic downturn, Larimer
County has had a large jump in the unemployment rate in 2009. Unemployment in Larimer County
is still lower than Colorado at 7.3% statewide or the nation where unemployment is over 8%. The
labor force in Larimer County continues to increase, though employment has taken a dip in 2009 to
the 2007 employment level. Economists both in the state and nationally hold up the Larimer
County economy as one of the strongest for job growth and employment in 2009/2010.
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Table 15: Larimer County Annual Average Labor Force, Employment and Unemployment

Larimer

County Colorado
Civilian Unemployment Unemployment

Year Labor Force Employment Unemployment Rate (%) Rate (%)
2005 167,010 159,546 7,464 4.5% 5.1%
2006 170,658 163,814 6,844 4.0% 4.4%
2007 173,400 167,341 6,059 3.5% 3.9%
2008 176,537 168,995 7,542 4.3% 4.9%
April, 2009 178,097 167,223 10,874 6.1% 7.3%

Source: Labor Market Information, LAUS Unit & US Bureau of Labor Statistics

Figure 6: Larimer County Unemployment Rates Over Time
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Figure 7: Labor Force and Unemployment Rate, 2005-2009
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Employment and Wages

Larimer County’s employment base is a mix of public and private sector jobs. CSU is the largest
employer in the county. Other largest employers include Hewlett-Packard, the Poudre R-1 School
District, the Poudre Valley Health System, and Agilent Technologies. Most of the largest employers
had stable employment between 2007 and 2008. The City of Fort Collins expects job growth to
happen at the Poudre Valley Hospital Harmony Campus, and the Harmony Technology Plaza, as
well as at CSU. Loveland job growth is especially concentrated in the health industry, with the
opening of the new Medical Center of the Rockies hospital at Centerra, expansion of the McKee
Medical Center, and the Heska Corp (manufacturer of pharmaceuticals for companion animals)
locating in Centerra.  Commercial, retail and residential growth in Centerra is also bringing new
retail and service jobs to Loveland.
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Table 16: Major Employers in Larimer County, 2002 - 2008

September 2009

Number of Employees

2002 2003 2004 2006* 2007 2008
LSI Logic 283 341 290 341 n/a 341
First National Bank 356 367 355 367 487 367
US Postal Service n/a 412 438 412 412 412
Waterpik Technologies 550 585 460 585 n/a 585
Front Range Community College 595 481 480 481 481 481
Celestica 500 650 650 n/a n/a n/a
Center Partners n/a n/a n/a n/a 700 700
City of Loveland n/a 890 678 890 643 890
Anheuser-Busch 740 760 743 760 760 760
Hach Chemical Company n/a 550 793 550 900 550
Advanced Energy 775 825 800 825 594 825
Woodward Governor 575 650 800 650 1,200 650
Wal-Mart Super Center 600 909 900 909 n/a 909
McKee Medical Center n/a 950 950 950 950 950
Larimer County 1,700 1,467 1,394 1,467 1,500 1,467
City of Fort Collins 1,400 1,864 1,400 1,864 1,884 1.864
Thompson School District n/a 1,888 2,000 1,888 1,890 1,888
Agilent Technologies 1,850 2,454 2,800 2,800 2,800 2,800
Poudre Valley Health System 2,610 861 2,800 3,020 3,488 3,020
Hewlett-Packard 3,000 3,182 3,000 3,182 3,250 3,182
Poudre R-1 School District 3,014 3,014 3,732 3,014 3,325 3,014
Colorado State University 6,950 7,945 6,948 6,948 7,945 6,948

Source: Larimer County

County-level employment data is available from the Bureau of Economic Analysis through 2007.

Industries with the highest employment in 2007 were government, retail trade, professional,

scientific and technical services, utilities, and information. These industries and most others have
stayed stable in employment levels from 2003 to 2007. The most recent data on employment by
industry from the Colorado Department of Labor ES202 indicates that the total number of jobs has
not declined in Larimer County, though industries such as construction, finance and insurance, and
professional and technical services showed declines in the number of employed persons. There

were 600 new jobs created in Larimer County between August of 2007 and August of 2008.
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Table 17: Five Year Trend in Employment by Industry, Larimer County

2003 2004 2005 2006 2007
Total employment 172,851 179,052 183,459 186,976 191,396
Forestry, fishing, related activities, and other ** 535 608 583 601 609
Mining 717 717 793 870 888
Utilities 230 235 242 258 266
Construction 14,303 14,758 15,706 16,023 16,267
Manufacturing 13,723 13,530 13,525 13,060 13,180
Wholesale trade 3,496 3,782 3,810 3,917 3,931
Retall trade 20,916 21,222 21,992 22,527 22,917
Transportation and warehousing 3,065 3,284 3,392 3,232 3,186
Information 3,096 3,133 3,241 3,322 3,341
Finance and insurance 6,459 6,741 6,744 7,018 6,942
Real estate and rental and leasing 8,335 9,302 9,800 10,171 11,001
Professional, scientific, and technical services 14,599 15,806 16,471 16,793 17,019
Management of companies and enterprises 193 318 588 610 583
Administrative and waste services 9,751 10,322 9,883 10,377 10,713
Private educational services 2,175 2,319 2,494 2,542 2,689
Health care and social assistance 15,042 15,649 15,850 16,398 17,671
Arts, entertainment, and recreation 4,124 4,356 4,468 4,625 4,870
Accommodation and food services 13,988 14,305 14,617 15,115 15,304
Other services, except public administration 9,604 10,140 10,217 10,335 10,377
Government and government enterprises 26,349 26,456 26,971 27,108 27,654
Federal, civilian 2,478 2,485 2,467 2,452 2,439
Military 771 739 671 697 728
State and local 23,100 23,232 23,833 23,959 24,487
State government 11,135 10,970 11,285 11,259 11,624
Local government 11,965 12,262 12,548 12,700 12,863

Source: US Bureau of Economic Analysis

Average earnings per job and per capita income, adjusted for inflation, have risen since 1970 in
Larimer County, from $30,666 to $37,929 in 2006, the most recent year with available data. Average
wages adjusted for inflation have also risen since the 1990s. While wages have been on the rise in
Larimer County, in 2006, average earnings per job in Larimer County ($37,929) were lower than the
State of Colorado ($47,882) and the nation ($47,286).
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Figure 8: Larimer County Earnings Per Job
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Wages in Larimer County rose steadily between 2003 and 2007 for almost all industries, according to
the US Bureau of Economic Analysis. Bureau of Economic Analysis data for 2008 from the
Colorado Department of Labor shows that wages did not drop in 2008 for most industries, and any
drops were minor.

Table 18: Five Year Trend in Average Wages by Industry, Larimer County, 2003 — 2007

2003 2004 2005 2006 2007
Farm employment 9,361 10,403 11,521 11,462 12,842
Forestry, fishing, related activities, and other
xk 5,075 4,980 6,995 8,012 9,039
Mining 21,785 26,944 25,636 26,410 26,154
Utilities 62,674 87,434 68,335 68,097 70,752
Construction 30,855 30,396 31,899 32,708 33,328
Manufacturing 69,153 68,646 73,546 77,228 79,417
Wholesale trade 42,072 42,600 43,393 45,536 49,056
Retail trade 20,440 20,636 21,057 21,195 21,656
Transportation and warehousing 29,531 30,630 28,828 29,237 30,292
Information 39,160 39,717 41,087 44,331 47,164
Finance and insurance 27,227 26,549 26,641 27,707 29,232
Real estate and rental and leasing 7,989 7,540 7,850 8,244 7,781
Professional, scientific, and technical services 43,163 41,697 43,270 46,506 48,861
Management of companies and enterprises 49,964 56,069 59,832 69,139 71,202
Administrative and waste services 21,527 23,740 23,414 23,873 23,567
Private educational services 14,167 13,577 12,389 12,188 12,464
Health care and social assistance 32,994 34,195 36,375 37,439 40,211
Arts, entertainment, and recreation 7,334 7,073 7,116 8,160 8,380
Accommodation and food services 13,975 14,337 14,782 15,084 16,063
Other services, except public administration 17,638 17,996 18,378 19,380 20,505
Government and government enterprises 44,906 47,160 48,962 50,279 51,183
Federal, civilian 77,999 86,271 94,494 99,796 103,476
Military 34,310 36,517 42,835 40,753 40,960
State and local 41,710 43,315 44,422 45,488 46,279
State government 40,558 42,778 43,475 44,619 44,511

Source: US Bureau of Economic Analysis
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While dated, a 2006 study by the Northern Front Range Metropolitan Planning Organization
(MOP) Economic and Demographic Forecast for the North Front Range Modeling Area and It’s Sub-Regions
estimated that employment would grow by 32,600 in the Fort Collins area, 38,800 in the
Loveland area, 57,700 in the Greeley area, and 58,000 in surrounding areas between 2005 and
2035. The October 2008 Primary Employers Research Project conducted by the Northern Colorado
Economic Development Corporation indicates a continuation in job growth in Larimer County,
even during the national economic downturn. Of the 50 primary employers surveyed, 74% plan
to expand over the next three years. Of the 74% of the businesses planning expansion, 62% are in
manufacturing, 11% in information and 11% in professional, scientific and technical services. The next
largest industry sector predicting growth is wholesale trade.

Larimer County’s adult population has a higher percentage of people with an associates, bachelor’s

or post-graduate degree compared to the state. The same is true for the City of Fort Collins, the

only jurisdiction in Larimer County with available 2007 ACS data. Forty-eight percent (47.8%) of

Larimer County’s adult population has a bachelor degree or higher. Another 30.8% have some
college education, compared to 30.0% for the state as a whole. Larimer County has a high
percentage of jobs requiring advanced education, especially in Fort Collins, home to CSU.

Employers surveyed for the 2008 Primary Employers Survey stated that, though Larimer County has a

highly educated workforce, of the 68% of respondents that were having trouble recruiting
employees, 44% indicated having trouble recruiting for white collar jobs, while 41% were having
trouble recruiting for blue collar jobs.

Table 19: Educational Attainment for the Population 25 Years and Over, 2007

6.8%
20.7%
30.0%
42.5%

14.7%
28.1%
32.4%
24.9%

Larimer County Fort Collins Colorado
Number  Percent | Number Percent Number Percent
Owners 78,737 32,405 1,280,207
Less than high school graduate 2,722 3.5% 723 2.2% 87,050
High school graduate (including equivalency) 14,126 17.9% 4,362 13.5% 264,640
Some college or associate's degree 24,268 30.8% 8,675 26.8% 384,625
Bachelor's degree or higher 37,621 47.8% 18,645 57.5% 543,892
Renters 34,111 20,848 579,758
Less than high school graduate 2,294 6.7% 728 3.5% 85,003
High school graduate (including equivalency) 6,828 20.0% 2,557 12.3% 162,781
Some college or associate's degree 14,318 42.0% 9,659 46.3% 187,666
Bachelor's degree or higher 10,671 31.3% 7,904 37.9% 144,308
Total 112,848 53,253 1,859,965

Source: U.S. Census Bureau American Community Survey

Commuting patterns have changed in Larimer County during the past eight years as economic
opportunities in other counties have increased commuting from Larimer County to other
surrounding areas. In 2000, the census reported that 84% of residents also worked in Larimer

County. In 2006, this percentage had dropped to 67.6%. Thirty-two percent of those who work in

Larimer County commute in from other places, including Weld, Boulder, and Jefferson Counties.
LED On the Map data also shows that Larimer County residents commute to jobs around the
county, and choose to live in their local community often for reasons other than job location.
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Table 20: Place of Residence for Larimer County Employees, 2006

Larimer County
Weld County
Boulder County
Jefferson County
Arapahoe County
Denver County
Adams County

El Paso County
Douglas County
Laramie County, WY
All Other Locations

68.0%
11.1%
3.4%
3.3%
2.8%
2.5%
2.3%
1.8%
1.1%
0.6%
2.9%

Source: U.S. Census Bureau LED On the Map

Table 21: Place of Work for Larimer County Residents, 2006

Larimer County
Weld County
Boulder County
Denver County
Arapahoe County
Adams County
Jefferson County
Douglas County

El Paso County
Broomfield County
All Other Locations

67.6%
6.8%
6.4%
4.6%
3.2%
2.9%
2.8%
1.1%
0.9%
0.6%
3.0%

Source: U.S. Census Bureau LED On the Map
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Figure 9: Reglonal Commutlng Patterns, 2008
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Source: City of Loveland Advanced Planning Annual Data Report, North Front Range MPO, 2008

Having housing with a range of prices and types for the local work force is important for all
communities. With 67.6% of Larimer County residents working within their own county, it appears
that a live/work balance is possible, yet commuting between communities has risen this decade.
The increase in earnings from jobs in Larimer County flowing to other counties indicates that some
workers are choosing to live in other communities and commuting to Larimer County, perhaps
because housing prices have risen higher in the county than in some surrounding communities such
as Weld County. The 2006 Northern Front Range Metropolitan Planning Organization (MOP)
Economic and Demographic Forecast for the North Front Range Modeling Area and It's Sub-Regions estimates
that 12,000 people in the north Front Range area worked at home in 2006. A continued trend
towards working at home will cut back on commuting. Based on Bureau of Labor Statistics
information, MOP estimates that as many as 27,000 people will work at home at least part time by
2035 on the north Front Range.
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