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I. INTRODUCTION 
 
Purpose of the Study 
 
The purpose of this study is to provide an estimate of the demand for workforce housing 
that will be generated by Phase 1 of the proposed Eagle River Station development.  
This involves calculating the number of permanent on-site jobs that will be created and 
translating those jobs into demand for employee housing. 
 
 
Background 
 
Rees Consulting, Inc. completed the first Housing Impact Study for Eagle River Station 
in November 2006.  Changes in the plans for the project necessitated that the study be 
updated in 2007 and 2008. 
 
In 2008, the Town of Eagle requested employee income projections to determine the 
extent to which the housing plan proposed for Eagle River Station would address the 
housing demand that will be generated. Income data from the 2007 Housing Needs 
Assessment was used to analyze income levels.  This exercise has not been repeated in 
this update due to the lack of high-quality income data available at this time. 
Weaknesses associated with each source of data are as follows: 
 

• The 2007 Housing Needs Assessment, which was completed during an 
economic boom, has not been updated.  Incomes have likely decreased since it 
was completed, particularly for households with incomes generated by 
construction and real estate.  

 
• The American Community Survey provides income data for rural areas from 

surveys conducted in 2005 through 2009.  Most of this period was prior to the 
recession.  As such, incomes are likely lower now than represented by the data. 

  
• Special tabulations prepared by the Census Bureau for the Department of 

Housing and Urban Development (known as the CHAS tabulations) that express 
income as a percentage of the AMI were based on American Community Survey 
data as of 2008, which was prior to significant decreases. 

 
• The 2010 Census did not include a question on income.  

 
The American Community Survey is being updated on a continuous basis.  As such, the 
income data it reports will improve over time and more accurately reflect current income 
levels.   
 
 
Updated Project Description 
 
As currently proposed, Eagle River Station will be a mixed-use center with both 
residential and commercial uses.   The development will provide over 520,000 square 
feet of retail space including specialty boutiques, mid-size shops, junior boxes and a 
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large discount store.  The amount of restaurant space has been reduced to 34,400 
square feet with eating establishments ranging from fast food to fine dining.  As now 
planned, Eagle River Station will also include 250 apartments in the first phase.  These 
units will be located on three floors above retail space wrapping a central garage.  A mix 
of studio through three-bedroom apartments is envisioned. The school, water park, hotel 
and for-sale residential units that were in previous plans have been eliminated. 
 
Methodology 
 
The following methodology and assumptions were used in the preparation of this report: 
 

• The study quantifies only direct on-site impacts; construction employment and 
indirect employment stemming from the project and the housing demand it 
generates is not considered. 

 
• A combination of sources are used to estimate the number of jobs that the 

development will create including job generation rates developed by Rees 
Consulting and RRC Associates for mountain resort communities.  This 
information is supplemented with employment figures provided by RED  
Development for projects of similar size and design.   

 
• Estimates are provided for the number of jobs at stabilization, which would 

probably be about five years after project approvals.  Jobs will be created 
incrementally.   

 
• Factors needed to convert the number of employees generated by the 

development to demand for employee housing units is based on the most recent 
information available.  The ratio of 1.2 jobs per employee and of 1.8 employees 
per household from the 2007 Eagle County Housing Needs Assessment are 
used. 

 
• The study does not critique the August 2008 Housing Plan prepared by BBC 

Research and Consulting, nor does it analyze the availability of free-market 
housing that might address some of the demand for housing generated by the 
development. 

 
The terms workforce housing and employee housing are used interchangeably in this 
report.  They refer to housing for which demand is generated by jobs.  They do not 
represent a specific type of deed-restricted housing required by local regulations. 
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II. EMPLOYMENT ESTIMATES 
 
To estimate of the number of permanent, on-site jobs that will be generated by Eagle 
River Station, job generation rates and industry data for specific types of uses have been 
applied to the amount of space proposed in each of several major categories of uses. 
 
Commercial Job Generation Rates 
 
RRC Associates and Rees Consulting, Inc. have been conducting housing needs 
assessments in mountain resort communities throughout Colorado and in neighboring 
states since 1990.  As part of these studies, public and private sector employers were 
surveyed concerning the number of jobs they offer and the amount of space they 
occupy.  From these employers, a total of 2,169 surveys were obtained.  These surveys 
were then used to compile a database on job generation ratios, which are expressed as 
the number of total jobs (full and part-time combined, not FTE) per 1,000 square feet of 
space.  The study area includes both core resort areas as well as nearby communities, 
which are listed below, with survey dates ranging between 1990 and 2007.   
 

• Blaine County, ID:  1990, 1996  • Keystone:  2001 
 • Chaffee County:  1994   • Pitkin County:  1991, 2004 
 • Copper:  2001   • Routt County:  1990 
 •  Eagle County:  1990, 1999, 2001, 2007  •  San Miguel County:  2000 
 •  Estes Park:  1991, 1999  •  Snowmass Village:  1999 
 •  Frisco:  1998  •  Summit County:  1990, 2001 
 •  Grand County:  1992, 2001, 2007  •  Telluride:  1993, 1996, 2001 
 •  Gunnison County:  1992, 1998  • Teton County: 2006 
 •  Composite of Pitkin, Eagle, and Garfield  • Aspen 2002 
  Counties (from Healthy Mountain   • Garfield County 2004 

 Communities surveys of 1997/98 season)  
 
The composite database shows about 2.8 employees work on average in every 1,000 
square feet of commercial space overall.  The ratios are considerably higher for 
restaurants and bars (8.7 per 1,000 SF) and recreation-related establishments (5.5 per 
1,000 SF) and slightly higher for retail space (3.0 per 1,000 SF).  Generation rates in 
Eagle County are similar, or slightly higher, than the composite database for most 
categories.   
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Commercial Job Generation Rates 
 

Merged 
Database* 

Eagle County 
1990/1999/ 
2001/2007 

Bar/restaurant 8.7 10.6 
Construction 5.4 7.3 
Education 1.3 1.3 
Office (Finance/Banking, Legal, Medical, Prof. Services) 3.7 4.6 
Government 1.8 1.2 
Real estate/property management (office) 6.1 9.2 
Retail sales 3.0 3.6 
Service (personal and commercial service) 1.9 2.6 
Recreation/attractions/amusements 5.5 2.0 
Utilities 1.4 1.6 
Overall 2.8 3.1 
Lodging/hotel/housekeeping 0.8/room 0.9/room 
Property Management (units) 0.4/unit 0.5/unit 
*Merged database excludes Estes Park and Chaffee County. Source:  RRC Associates, Inc. 

 
 
Detailed Employment Projections by Use 
 
By relying on assumptions concerning the amount of space that will be built and how it 
will be occupied, an in-depth analysis of potential job generation associated with Eagle 
River Station has been prepared.  This analysis involved dividing the proposed 
development in the following categories of uses: 
 

• Specialty retail (less than 6,000 square feet per store) 
• Mid-size retail (6,000 to 20,000 square feet per store) 
• Jr. boxes (20,000 to 125,000 square feet per store) 
• Discount department store (135,650 square feet) 
• Restaurants 
• Management and maintenance 
 

Estimates of the number of jobs that will be generated by each of these categories have 
been developed using industry comparisons, detailed staffing projections and the RRC/ 
Rees database for categories that it well represents.  Since the plans for the proposed 
development have not been finalized, the square footage that will be occupied by each 
use is approximate and subject to change.  This analysis provides the methodology and 
figures needed to gauge the impact that changes in the proposed plans will have on 
employment and resulting housing demand. 
 
Restaurants 
 
As currently planned, Eagle River Station will offer 34,400 square feet of restaurant 
space accommodating coffee shops, fast food outlets, family restaurants and fine dining.  
Restaurants have the highest job generation rates of the uses proposed for Eagle River 
Station with 8.7 employees per 1,000 square feet than any of the other categories of 
uses in the RRC/Rees merged database.   
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Given the wide range of restaurants that are envisioned, it is appropriate to use the 
merged database rate that is based on over 180 cases.  Based on this merged database 
rate, the proposed eating establishments should generate approximately 300 jobs.  
 

Job Projections for Restaurants 
 

 Merged Database Eagle County Surveys 
Jobs per 1,000 sq ft 8.7 10.6 
Restaurant Space 34,400 SF 34,400 SF 
Jobs Generated 300 365 

 
 
Retail 
 
There is a direct correlation between the size of retail stores and the number of jobs they 
generate.  The merged RRC/Rees database shows that the smaller the store, the higher 
the job generation rate (the number of jobs per 1,000 square feet).  For this reason, the 
retail space proposed for Eagle River Station has been divided into four categories 
based on size – specialty retail, mid-size retail, junior anchors/boxes and a large 
discount store.  For the two categories of smaller and mid-size stores, the sample size is 
sufficiently large to use as the basis for forecasting job creation.  As a general statistical 
rule, 40 cases represent a “normal” distribution.  For the junior box and discount store 
categories, however, the sample size is too small thus necessitating that industry 
sources be used to develop job estimates.  In all categories, the number of surveys from 
Eagle County is less than forty; therefore, the merged database rates are used. 
 

Retail Job Generation in Mountain Resort Communities/Counties 
 

 Merged Database Eagle Co. Surveys 
 Job 

Generation 
Rate 

# Cases Job 
Generation 

Rate 

# Cases 

Under 6,000 sq ft 3.91 297 6.65 19 
6,000 to 19,999 sq ft 3.76 42 5.60 2 
20,000 or more sq ft 2.58 24 2.41 2 
Average/Total 3.00 363 3.90 23 

Source: RRC Associates/Rees Consulting 
 
 
Specialty and Mid-Size Retail 
 
Plans call for Eagle River Station to have approximately: 
 

• 85,600 square feet of boutiques and small stores measuring less than 6,000 
square feet in size.  Developer representatives estimate that this will equate to 
about 20 stores averaging roughly 4,000 square feet each.   

 
• 111,533 square feet of stores ranging in size from 6,000 and 20,000 square feet, 

which roughly equates to eight to 12 stores. 
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It should be noted that these are “ballpark” estimates of the amount of space that will 
ultimately be occupied by each size range.  Stores will vary widely in size within these 
two categories.  The buildings as currently designed allow great flexibility at this point to 
respond to market and tenant demands.   
 

Job Projections for Specialty and Mid-Size Retail 
 

 Square 
Footage 

Job Generation 
Rates 

Jobs 

Specialty Retail 85,600 3.91 335 
Mid-Size Retail 111,533 3.76 419 

 
 
Jr. Anchors/Boxes 
 
As planned, approximately 215,317 square feet will be developed for retailers with stores 
in the range of 20,000 to 125,000 square feet, referred to as junior boxes.  Since the 
RRC/Rees database has an insufficient number of surveys from employers with stores in 
this size range, information on employment at stores similar to those envisioned for 
Eagle River Station is used to forecast job generation.  This information was obtained 
from web sites, annual reports and industry representations.  It is important to note that 
the list of stores provided below is not intended to represent the actual tenants that will 
ultimately locate at Eagle River Station. 
 
On average, these junior box retailers have 2.03 employees per 1,000 square feet of 
space.  Rates ranged from 1.08 to 3.64.  Factors that influence job generation within this 
range are not readily apparent.  Applying the average rate of 2.03 to the proposed 
215,317 square feet of space results in a projection of 437 jobs. 
 

Jobs at Comparable Jr. Box Retailers 
 

Store Type*  SF # 
Employees

Employees/ 
1,000 SF 

Discount department store 128,000 242 1.89 
Imported housewares & specialty items 18,500 20 1.08 
Specialty grocery store (natural foods) 55,000 200 3.64 
Electronics/music/video 30,000 100 3.33 
Sporting goods 40,000 50 1.25 
Bookstore 25,000 45 1.80 
Shoe warehouse 20,000 25 1.25 

Average   2.03 
Source: Red Development 
* This list represents the types of stores that will locate at Eagle River Station – there are 
no commitments at present. 
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Discount Department Store 
 
According to research by Sopris Engineering published in the International 
Transportation Engineers Manual, a discount department store generates 1.53 jobs per 
1,000 square feet.  A 135,650 square foot store is planned.  This store should generate 
approximately 208 jobs. 
 
 
Management and Maintenance 
 
RED Development will have two full-time employees on site with marketing and leasing 
services provided primarily out of RED Development’s Kansas City office.  A contractor 
will be hired to maintain the property.  A development of the size as proposed should 
require eight maintenance personnel that each work six-hour shifts. 
 
Eagle River Station will also include rental housing units, which must be managed.  
These positions are covered in the following section on residential job generation.  
 
 
Residential Job Generation 
 
A total of 250 apartments units ranging from 550 square foot studios to three-bedroom 
units measuring 1,100 square feet in size are planned for Phase 1. To determine the 
number of jobs the housing units will generate, primarily in domestic, landscaping and 
maintenance positions, residential job generation rates are utilized in much the same 
way that commercial rates were applied to the proposed commercial space.  RRC 
Associates of Boulder, Colorado prepared a report in 2005 titled Eagle County 
Nexus/Proportionality Analysis for Employee Housing Mitigation Programs that included 
the number of jobs generated (expressed in full-time equivalents or FTE’s) from 
residential units.  
 
As shown on the following table, the FTE generated increases with unit size.  Units have 
been planned for Eagle River Station in two size categories: 100 units with less than 
1,000 square feet and 150 units between 1,000 and 1,200 square feet in size.  These 
units should generate a total of 31 full-time-equivalent (FTE) jobs. 
 

Residential Employee Generation 
 

Unit Size FTE Generated Units 
Proposed 

FTE 
Generated 

500 – 999 SF .11 100 11 
1,000 – 1,499 SF .13 150 20 
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Total Projected Employment 
 
Compiling the calculations for the six different uses results in an estimate of 1,739 jobs 
that will be generated directly, on site by Eagle River Station. 
 

Employee Housing Demand Generated by Eagle River Station 
 

Use Size Job Generation 
Rate 

Jobs 
Generated 

Commercial    
Restaurants 34,400 8.70/1,000 SF 300 
Specialty Retail 85,600 3.91/1,000 SF 335 
Mid-Size Retail 111,533 3.76/1,000 SF 419 
Junior Anchors/Boxes 125,317 2.03/1,000 SF 437 
Discount Department Store 135,650 1.53/1,000 SF 208 
Residential    
Units 550 – 999 SF 100 units .11/unit 11 
Units 1,000 – 1,100 SF 150 units .165/unit 20 
Management/Maintenance N/A  9 
Total Jobs Generated   1,739 

 
III. CONVERTING FROM JOBS TO EMPLOYEES 
 
While a total of 1,739 jobs are projected, only 1,454 employees will be needed to fill 
these jobs.  Commercial job generation ratios measure the total number of full- and part-
time employees combined.  Some of the employees, particularly the part-time workers, 
may also hold other jobs.  To avoid double counting, the projected number of total 
employees needs to be adjusted for multiple job holding.   
 
The 2007 Eagle County Housing Needs Assessment found that employees in Eagle 
County hold an average of 1.2 jobs.  This measure was calculated by evenly weighting 
the number of jobs held during the winter, summer and shoulder seasons.  The 
projections of jobs and workers holding jobs in Eagle County in 2005 that were published 
by the Colorado Department of Local Affairs also report an average of about 1.2 jobs per 
worker. 
 
Since the residential job generation rates measure FTE’s rather than a combination of 
full- and part-time jobs, it is not necessary to divide projected residential-related jobs by 
1.2 jobs per person. 
 

Employee Estimates 
 

 
Projected Commercial Jobs 1,708
Avg. Jobs per Employee 1.2
Total Commercial Employees 1,423
Residential Employees (FTE) 31
Total Employees 1,454
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IV. HOUSING DEMAND GENERATED 
 
Since employees often live together in family and unrelated roommate households, 
housing demand must be based on the number of households that are likely to be 
generated by the proposed development.  The 2007 Eagle County Housing Needs 
Assessment found an average of 1.8 employees per household for those households 
with at least one employee. 
 
The number of households that will be generated by the proposed Eagle River Station is 
equal to the number of new employees (1,454) divided by 1.8 employees per household.  
This results in a housing demand estimate for 808 housing units. 
 

Projected Housing Demand 
 

 
Total Employees 1,454
Avg. Employees per Household 1.8
Total Projected Housing Demand 808

 
 
 
VI. CONCLUSIONS 

 
In summary, the Eagle River Station as currently envisioned will directly generate 
demand for 808 employee housing units.  This estimate is based on a series of 
assumptions about the amount and use of space that will be developed, job generation 
associated with each type of use, multiple job holding and the average number of 
employees per housing unit.  This demand will be generated incrementally over time 
becoming stabilized about five years after project completion.  Demand will be for a 
variety of housing types at different price levels since jobs will be created at most wage 
levels. 
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