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Tatiana Bailey, Ph.D.
UCCS Economic Forum

Tatiana Bailey has her Master’s in economics and her doctorate in public health, both from 
the University of Michigan. In the health care arena, Dr. Bailey has focused on programs that 
aim to increase access and quality while reducing costs particularly for at-risk populations. 
She also presents to audiences who wish to be better informed about the general framework 
of the health care system in the United States. In the economic development field, she has 
focused upon economic growth initiatives primarily through the venues of workforce 
readiness and entrepreneurship.

Currently, she is the Director of the UCCS Economic Forum within the College of Business 
and serves as an economic development resource to local businesses and government. She 
aims to inform audiences about our national and local economy and participates in initiatives 
that leverage the region's many assets. 



Colorado & US Growth Rates
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Source: Colorado State Demography Office; U.S. forecast prepared by U.S. Bureau of the Census, 2014

Colorado population
1990: 3,304,042
2050: 8,461,295



2015-16 Net Domestic Migration

2016 percent of the population moving from a different state to
El Paso County: 7.3%   Colorado: 4.1%   United States: 2.4%

Source: U.S. Census Bureau; American Community Survey 1-year estimates



Demographics: 
EPC Population Projections

2015 to 2050

Source: Colorado State Demography Office



2016 Median Age

Source: U.S. Census Bureau, American Community Survey 1-year estimate



El Paso County 
Population Projections by Age Group
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2016 Adult Population 
with Veteran Status
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84,870 veterans
in El Paso County



Median Home Prices –
10 Most Expensive States
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2016 Types of Housing Structure
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2016 Housing Affordability Index

Higher Housing Affordability Indices mean greater affordability; Measures median household income relative to income needed to 
purchase a median-priced house. Sources: National Association of REALTORS®



Pikes Peak Region 
Percentage Increases

Source: Pikes Peak REALTOR® Services Corp. (RSC)

Increases in average home price:
• 2014:   2.6%
• 2015:   6.9%
• 2016:   6.5%

Increases in median home price:
• 2014:   2.7%
• 2015:   8.1%
• 2016:   7.3%

Increases in home sales:
• 2014:   3.8%
• 2015:   18.3%
• 2016:   15.6%



State & Local Picture - Housing

Sources: National Association of REALTORS®; PPAR (RSC)

In 2017 Q3, Colorado Springs had a median price of 
$283,900 which is an 7.3% increase from 2016 Q3 (up 5.3% 
in U.S.)

Denver: 8.1% increase and the median price was $418,100. 
Boulder’s median price $563,500 (up 9.4% Q3 to Q3). 

Boulder is the 7th most expensive city for median home 
price and Denver is 14th out of 178 measured MSAs. 

Colorado Springs ranked 30th.



Pikes Peak Region 
Annual Average & Median*

(Single-Family) Home Prices

Source: Pikes Peak REALTOR® Services Corp. (RSC); Forecasts by UCCS Economic Forum. 
*Includes all homes: new and existing. 



U.S. Housing – Ownership Rates

Homeownership rate was 63.9%  in Q3, 2017 – not 
statistically different from Q3, 2016 (63.5).

Homeownership rate for those under age 35 was 35.6% in 
2017 Q3.

El Paso County homeownership rate was 72.2% in 2006 and 
down to 64.1% in 2016.

Source: U.S. Bureau of the Census for homeownership rates; Homeownership was 71.2% in 2007.



Value of Owner-
Occupied Housing Units

in EPC and COS(city)

Source: U.S. Census Bureau, American Community Survey, 5-year estimates



Pikes Peak 
Single & Multi-Family Permits
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Occupied Units in El Paso County
and Colorado Springs (city)

Source: U.S. Census Bureau, American Community Survey, 5-year estimates

The increases in the types of housing units (whether occupied or not) has been fairly 
similar between the county and city. Both also saw a similar decrease in mobile homes.



HUD Report, Region 8

Source: U.S. Census Bureau, American Community Survey 1-year estimates

2016 percentage of renter occupied housing units:
El Paso County: 37.4% Colorado: 35.2%United States: 36.9%



MSA Households Paying 30% or More
of Income on Housing (rental & owned)
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Note: In Colorado Springs in 2016, 23% of owners paid 30% or more of their income on housing, while it was 48% of renters.
Source: U.S. Census Bureau, American Community Survey 1-year estimates



MSA Rental Households 
Paying 30% or More 

of Income on Housing

Note: In Colorado Springs in 2016, 23% of owners paid 30% or more of their income on housing, while it was 48% of renters.
Source: U.S. Census Bureau, American Community Survey 1-year estimates

For both 2006 and 2016, the percentage of renters paying 50% or more of their income in rent was about 23% for both U.S. and EPC.



Per Capita Personal Income 
by MSA, 2015

US. (metro portion) $49,827
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2016 MSA data not available until November 2017.
Source: U.S. Bureau of Economic Analysis

Colorado $50,971



Private Industry 
Average Annual Wages, 2017 Q1

El Paso County
% difference from CO

El Paso County
% difference from U.S.

-19.4% -17.1%
Source: U.S. Bureau of Labor Statistics, Quarterly Census of Employment and Wages (QCEW)



Tom Binnings
Summit Economics, LLC

Mr. Binnings is a Senior Partner with Summit Economics, a regional applied economics 
consulting firm providing research and analysis for decision support.  He has 40 years of 
experience in this realm and has been active in all aspects of the affordable housing market 
since the mid-1980s – including research, site selection, development, and management. 
He helped organizations like AspenPoint (formerly Pikes Peak Mental Health), Greccio 
Housing, and Rocky Mountain Land Trust with their affordable housing efforts. 

Tom received his undergraduate degree in economics from Colorado College and his MBA 
from the Tuck School at Dartmouth College. He recently wrote an op/ed piece for CoBiz
Magazine addressing affordable housing: http://www.cobizmag.com/Trends/The-
Economist-Will-Housing-Ever-be-Affordable-Again/.

http://www.cobizmag.com/Trends/The-Economist-Will-Housing-Ever-be-Affordable-Again/
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Laura Nelson
Apartment Association of Southern Colorado

Laura Nelson is the Executive Director of the Apartment Association of Southern 
Colorado.  Laura began her career with the Apartment Association in May of 2000 as 
the Director of Education and Government Affairs.  After receiving a Bachelor of Arts 
degree in both Sociology and Political Science in 2002 and a Masters of Public 
Administration in 2005 from the University of Colorado, Laura was promoted to 
Executive Director in 2006.  

Laura’s greatest accomplishment as Executive Director is making the Apartment 
Association of Southern Colorado the recognized leader in the rental housing industry.  
She has been requested to serve on many committees within the Colorado Springs city 
government and El Paso County.
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Todd Anderson
Shepherds Staff Consulting, LLC 

Todd Anderson is currently serving as Principal of Shepherds Staff Consulting, LLC 
working with Home Builders and Developers along the front range. The focus of 
Shepherds Staff is to help companies and individuals grow to reach their full 
potential. Prior to this, Mr. Anderson helped build Challenger Homes to become a 
market leader in El Paso County. Prior to moving to Colorado, Mr. Anderson was 
employed by C. P. Morgan Co. located in Indianapolis, IN which became the largest 
homebuilder/developer in Indiana with annual 2004 sales in excess of $330 million. In 
1985, Mr. Anderson received a B.S. degree in Construction Management from the 
University of Wisconsin - Madison. Mr. Anderson spends a portion of his free time 
mentoring young leaders, has served as a volunteer board member at the Pikes Peak 
Regional Building Department and currently has been serving on the board of the 
Colorado Springs HBA, the Executive Committee, and Public Policy Council, as well as 
other nonprofit volunteer organizations. 



Affordable Housing
How It Works – An Industry Leader’s Perspective

• What is Affordable?

• The Affordability Triangle:



3 Memberships in 1

In a 3 mile radius of city the Median Income is…

Household IncomePrice of Home

$314,394

$306,083

$68,659

$66,939

$304,077 $66,524

$299,317

$287,073

$286,850

$275,000 $60,507

$62,849

$63,005

$65,539

Oakwood Homes

Cumberland Green

New Homes

Saint Aubyn Homes Lorson Ranch

Challenger Homes Ventana

Affordability

Used Homes

Aspen View Homes

Eagleside View



$62,849!
Household Income



Now, we can apply some 
assumptions to our model: 

• People will spend 33% of their 
household income on housing

• 3% down payment
• 4.5% interest rate
• 1% of sales price for property taxes
• $1,200 homeowner’s insurance



THE AFFORDABILITY TRIANGLE
NO ONE IS BUILDING HOMES AT OR BELOW THE AFFORDABLE LINE!

Household IncomePrice of Home

$287,073

$275,000 $60,507

$62,849$286,850

$63,005

$299,317 $65,539

$66,524$304,077

$306,083 $66,939

$314,394 $68,659

Affordability

Oakwood Homes

Aspen View Homes 

New Homes

Saint Aubyn Homes Lorson Ranch

Challenger Homes Ventana

Used Homes



Why Not?



Cost Components on a $250,000 home:

• Lot - $50,000 (Difficult to find today)

• Permits/fees - $15,000 - $33,000 (Depending on location)

• Indirect/Soft Costs = $45,000 (IC, G & A, F & C, S & M)

• Hard Cost = $125,000

• Builder Profit = $15,000

Actual Cost Breakdown



Aimee Cox
CEO, Community Health Partnership

Aimee grew up in Colorado Springs, and has been politically engaged here for 30 years. 
She earned a masters degree in sociology from UCCS and worked in local government 
for more than 20 years improving access to parks and open spaces and overseeing the 
City’s Housing and Urban Development programs. She also served a term on the 
Manitou Springs City Council shepherding downtown revitalization during the recession. 

She was appointed Colorado Springs’ first City Council Administrator with the change to 
a Council-Mayor form of government in 2011 and was later recruited to lead the City’s 
Initiative to End Homelessness. She is currently the CEO of the Community Health 
Partnership, expanding healthcare access for nearly 176,000 Medicaid members and 
tackling wider social determinants of health and health inequality.  

















Q & A



Housing & Building Association of Colorado Springs
4585 Hilton Parkway, Suite 100

Colorado Springs, CO 80907
719-592-1800

Thank you for your time
Presentation information will be available at 

cshba.com/panel-discussion
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