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EXECUTIVE SUMMARY
The Archuleta County and Town of Pagosa Springs Housing Needs Assessment (HNA) offers 
a detailed examination of housing conditions, affordability concerns, and projected housing 
needs in the region. Driven by rising housing costs and challenges faced by local employers, 
this study aims to inform strategies for workforce housing and long-term community 
planning. Additionally, the assessment complies with Colorado's legislative requirement (SB 
24-174) for local and regional housing needs assessments by December 2026.

The study builds on past research, including the 2021 Regional Housing Needs Assessment 
& Strategy, while providing an updated, localized perspective on Archuleta County’s unique 
housing landscape. A combination of demographic analysis, employer and resident surveys, 
and market data collection was used to identify gaps and develop policy and programmatic 
recommendations.

Throughout this report, data and information are presented for both Archuleta County and 
the Town of Pagosa Springs. Wherever "Unincorporated Archuleta County" is stated, it refers 
to all areas of the county outside the Town of Pagosa Springs. References to "Archuleta 
County’ should be understood to include both Archuleta County and the Town of Pagosa 
Springs, as the U.S. Census and American Community Survey summary data encompass 
both the unincorporated areas of the County and Pagosa Springs.

Key Findings

POPULATION & EMPLOYMENT TRENDS
• According to the Colorado State Demography Office, Archuleta County has 

experienced steady growth, adding over 2,100 residents (18%) since 2012, with the 
population projected to reach 16,218 by 2035. Most of the County’s growth is 
attributed to the rapid population growth happening in Unincorporated Archuleta 
County growing by 1,967 residents or 19% since 2012.

• Population growth in the Town of Pagosa Springs has grown more slowly (at about 5% 
since 2012) this is according to data from the Colorado State Demography Office.

• Employment in Archuleta County has expanded, with 7,523 jobs in 2024 and an 
estimated 8,069 jobs projected by 2034. However, labor shortages are a major 
concern, with an estimated 17% of positions going unfilled at peak seasons.

HOUSING MARKET CONDITIONS
• Home prices have risen sharply, with the median single-family home price increasing 56% 

since 2020 ($553,500 in early 2025).

• Rental availability is critically low, with a 0.5% vacancy rate—far below the healthy 
threshold of 5%.
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• Median rents have increased 57% since 2012, reaching $2,783 in Archuleta County and 
$2,237 in Pagosa Springs in 2025.

AFFORDABILITY & HOUSING BURDEN
• Forty-four percent of households in Archuleta County and 48% of households in Pagosa 

Springs spend more than 30% of their income on housing, meeting the federal definition 
of cost-burdened.

• The median home price in Archuleta County now requires a household income over 300% 
of the Area Median Income (AMI) to afford.

• Only 16% of current rental listings are affordable to households earning 80% of AMI or 
less, while over 55% of listings exceed $3,020/month. Affordability is measured as 
households not spending more than 30% of their income on housing costs (including rent, 
utilities, etc.)

WORKFORCE & EMPLOYER CHALLENGES
• The lack of affordable housing is a primary barrier to hiring and retaining employees, 

affecting 60% of businesses surveyed.

• Pagosa Springs has 3.5 jobs per housing unit, indicating a severe housing shortage for 
workers.

• Seasonal workers face particularly high barriers to securing housing, with employers 
ranking it as a major difficulty.

PROJECTED HOUSING NEEDS
• By 2035, Archuleta County will need at least 1,316 new housing units to accommodate 

workforce growth and reduce existing housing shortages.

• To meet current shortages and support future workforce growth. The largest single 
category of need is for:

§ Rental units serving households earning between 51–80% AMI (434 units)

§ Ownership units serving households in the 120–160% AMI range (192 units)

§ Middle-income rental units in the 120–160% AMI range (82 units)
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. INTRODUCTION
Archuleta County and the Town of Pagosa Springs developed this Regional Housing 
Assessment as an urgent response to rapidly increasing housing costs, challenges employers 
are having attracting talent due to a lack of available housing, and a widespread need for 
high-quality, affordable housing opportunities for all. The study builds on a Regional Housing 
Needs Assessment & Strategy conducted in 2021 by Root Research. The study brought 
together past and current efforts to identify and address housing needs in the region into 
one document. The strategy covered the counties of Archuleta, Dolores, La Plata, Montezuma, 
and San Juan. The regional study was an important effort, but it was not intended to assess 
housing needs for Archuleta County. Moreover, the Colorado legislature adopted new 
requirements on planning for housing.

SB 24-174 requires subject jurisdictions (including Archuleta County and the Town of 
Pagosa Springs) to develop a local or regional housing needs assessment by December 31, 
2026. In December 2024, from the Colorado Department of Local Affairs (DOLA) released 
guidance for local governments to use in complying with SB 24-174.

To better understand housing needs, Archuleta County applied for funding from the Colorado 
Department of Local Affairs (DOLA) to conduct a housing needs assessment (HNA) that is 
compliant with the requirements of SB 24-174. The goal to identify gaps between the current 
housing market and local workforce housing needs to inform the development of a workforce 
housing strategy and to adjust other initiatives to support potential housing developments and 
programs intended to serve the needs of the greater Archuleta County workforce in 2025 and 
beyond. More specifically, the study will help facilitate and support the preservation, 
rehabilitation, and development of appropriate affordable/attainable housing for the workforce 
essential to the long-term economic sustainability and resiliency of Archuleta County and the 
Town of Pagosa Springs.

This study has several objectives:

• To better understand the housing needs of Archuleta County’s and Pagosa Springs’ 
workforce and all households (families, seniors, etc.)

• To guide developers on housing needs by type and price points

• To help staff support residents and housing providers in accessing various housing 
programs under Prop 123, which increases Area Median Income (AMI) for 
communities designated as ‘Rural Resort Community.’1

1 A "rural resort" community refers to counties designated by the Division of Housing under C.R.S. 29-4-1107 (1)(d), 
along with municipalities and housing authorities within these counties. The petition is to apply different percentages 
of area median income (AMI) than the percentages specified for certain Proposition 123 programs, based upon the 
demonstrated average needs within the community identified in a Housing Needs Assessment (HNA).
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• To guide local government staff to develop programs, make necessary land use 
updates, and provide with obtaining future grants (Prop 123)

Why Study Housing in Archuleta County?
Archuleta County has experienced trends similar to other high-amenity rural counties 
throughout the West. A combination of demographic shifts has contributed to rising housing 
costs in the region. Many wealthy Baby Boomers have chosen to retire in Archuleta County, 
drawn by its natural beauty and quality of life. At the same time, an increase in younger 
remote workers relocating to the area has further intensified housing demand. Together 
these trends have contributed to upward pressure on housing prices and reduction in the 
availability of housing for year-round residents. Additional demand for recreational 
opportunities has supported investor housing purchases and the conversion of units into 
short-term rentals (STRs).

The COVID-19 pandemic and the substantial federal investments that came with it had 
major—but uneven—impacts on housing markets across the country. As part of stimulus 
efforts, the Federal Reserve cut interest rates to near zero, driving down mortgage rates and 
spurring higher demand from buyers even during the brief pandemic-induced recession. This 
increased competition for limited housing inventory. Moreover, with many workplaces 
shutting down and adopting remote work, many Americans sought larger homes, many in 
resort communities or so-called “zoom towns,” driving up prices for larger homes with 
amenities such as home offices.

The net effect of these trends pushed housing availability and affordability to crisis levels in 
Archuleta County. Wealthy households drive up housing prices (an increase of $150,000 in a 
single year, according to the five-county regional housing needs assessment conducted by 
Root Research),2 distort the market for new housing, and compete for housing with local 
residents and workers. Available workforce housing then diminishes to the point where 
residents and needed service workers can no longer afford or even find housing. The influx of 
new residents creates new demands for a broad range of services, from education, to 
healthcare, to restaurants, which further increases labor force needs. Additionally, the factors 
preventing the production of affordable housing are complex and intertwined, and include 
limited rental and low-cost housing supply, an increase in short-term rentals, high demand 
for seasonal housing to name a few. Unfortunately, these trends are not unique to Archuleta 
County—they have played out across the American West.

2 https://swhousingsolutions.com/wp-content/uploads/2021/09/Regional-Housing-Needs-Assessment-August-
2021.pdf

While market trends affecting housing in Archuleta County are not uncommon, the county is 
significantly different from other counties. Archuleta County’s location in the San Juan 
Mountains offers stunning alpine scenery and a more remote, unspoiled natural setting 
compared to some of the more developed resort towns in Colorado. Moreover, Pagosa 
Springs and the other communities in Archuleta County have maintained a small-town, laid- 
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back atmosphere, offering a more authentic and low-key experience for visitors. This has 
enhanced the county’s attractiveness as a retirement and second home destination.

Process & Community Involvement
The Colorado State Demography Office (SDO) estimates that Archuleta County had 14,178 
residents and 6,133 households in 2023. HNAs rely on a range of secondary government data
sources, including the American 
Community Survey (ACS), Bureau of 
Labor Statistics (BLS), the State 
Demography Office and others. Given the 
small population of Archuleta County, 
standard data sources like the American 
Community Survey have inherent 
limitations including their level of 
granularity. Moreover, the ACS uses 
sampling methodologies that combine 
data gathered over five years. Small 
sample sizes often result in large margin 
of errors making data unreliable or 
inaccurate.

To supplement standard data sources, 
this project included surveys of Archuleta 
County households and employers. The 
surveys collected data on the needs and 
experiences of households, workers, and 
employers in the county to develop a 
detailed portrait that standard data 
sources cannot provide.

The surveys were fielded in November 
and December 2024. Residents and 
businesses could complete the survey 
online or submit a completed paper copy 
of the survey form. The consulting team 
received 96 responses to the employer 
survey and 600 responses to the 
household survey. Respondents were 
targeted through a variety of methods 
including personal contact, posting links 
on websites and social media, employers 
forwarding the link for the household 
survey to their employees, community 
events, and other methods.

What is “affordable housing”?

Affordable housing refers to the degree to which a 
household or individual can afford to pay for 
housing without experiencing financial hardship 
or sacrificing other essential needs.

According to the US Department of Housing and 
Urban Development (HUD), affordable housing 
refers to a residence that a household or family 
can acquire—either through buying, renting, or 
other means—that requires payment of no more 
than 30 percent of the household’s income. 
Typically, households paying more than 30 
percent of their annual income toward housing 
are considered to be “cost burdened.”

Are “affordable housing” and “subsidized 
housing” the same thing?

Affordable housing and subsidized housing are 
related but distinct concepts. Affordable housing 
refers to homes that are priced so that they do 
not exceed 30 percent of a household’s income, 
making them manageable for those with a 
median or lower income. This includes various 
housing types, some of which are naturally 
affordable due to market conditions.

Subsidized housing, on the other hand, involves 
direct financial and policy assistance from 
governments or private entities to help low and 
moderate-income families afford housing. This 
support can include rent assistance, tax credits, 
or incentives for developers to build affordable 
units. Therefore, while all subsidized housing is 
affordable, not all affordable housing is 
subsidized.
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The employer survey represents business from the range of industries, business sizes, as well as 
geographic areas in Archuleta County. Moreover, responding employers reported a total of 1,374 
employees or a little over 18% of total employment in the county. Given the number of 
businesses and employees represented in the sample, the consulting team is confident the 
results are representative of businesses in Archuleta County.

A key concern for organizations conducting surveys is statistical validity and reliability. Assuming 
the household sample is perfectly random and free from response bias, the survey would have a 
margin of error of ±4% at the 95% confidence level. This means that if the survey were 
conducted 100 times, the results would fall within ±4% of those reported here.

While the household survey was not distributed to a random sample of Archuleta County 
households, a detailed analysis of various demographic characteristics of respondents (age, 
income, race, location) suggests the sample is representative of the broader Archuleta County 
population.
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2. DEMOGRAPHIC
CHARACTERISTICS

This section provides a county-wide profile of Archuleta County households and residents. The 
intent is to develop a deeper understanding of demographic characteristics to better understand 
housing needs in the region.

Throughout this report, data and information are presented for both Archuleta County and 
the Town of Pagosa Springs. Wherever "Unincorporated Archuleta County" is stated, it refers 
to all areas of the county outside the Town of Pagosa Springs.

Lifecycle and Housing Choice
Many demographic and socioeconomic variables affect housing choice. However, the literature 
about housing markets finds that age of the householder, size of the household, and income are 
most strongly correlated with housing choice.

¨ Age of householder reflects life stage and housing preferences—young adults often 
rent smaller units in urban areas, middle-aged adults seek family-sized homes, and 
older adults may downsize or prioritize accessibility.

¨ Size of household is the number of people living in the household. Younger and older 
people are more likely to live in single-person households. People in their middle 
years are more likely to live in multi-person households (often with children).

¨ Household income is probably the most important determinant of housing choice. 
Income is strongly related to the type of housing a household chooses (e.g., single­
dwelling detached housing, duplexes, or buildings with more than five units) and to 
household tenure (e.g., rent or own).

An individual’s housing needs change throughout their life, with changes in income, family 
composition, and age, as shown in Exhibit 1. The types of housing needed by a 20-year-old 
college student differ from the needs of a 40-year-old parent with children, or an 80-year-old 
single adult. As Archuleta County and Pagosa Springs' populations age, different types of housing 
will be needed to accommodate older residents.
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