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OVERVIEW
§ Resident and Employment Trends

– How has Eagle grown over the past 10 years?
– Have jobs in Eagle recovered from the 

pandemic?

§ Housing Supply
– What is the status of the current housing 

supply?
– What is the nature of new development in 

Eagle?
– What affordability levels does the existing 

supply support?

§ Housing Demand & Needs
– How is employment impacting housing 

demand in Eagle?
– How is the housing market performing? 
– Where are there housing needs unmet?
– What is the magnitude of cost burdened 

households?

§ Housing Targets
– Where are there affordability gaps?
– What is the “catch up” need to meet existing 

housing demand?
– What is the “keep up” need to meet future 

housing demand?

§ Next Steps & Discussion
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SUMMARY OF FINDINGS
§ Eagle’s population is growing at a faster 

rate than the county and increased by an 
average of 34 households per year (2010-
2020)

§ Eagle is forecasted to grow by 
approximately 1,600 households by 2040 
and will capture almost 1/3 of countywide 
growth.

§ Eagle has a strong economy and fully 
recovered from the pandemic. Eagle gained 
an average of 47 jobs/yr. (2017-2021)

§ Recent building activity is offering more 
diverse housing options with 58% 
multifamily units and 17% attached units 
(approved since 2017)

§ 1,422 units in the pipeline will increase the 
current housing supply by about 53%

§ 84% of workers commute into Eagle from up 
and down valley, which represents a portion 
of unmet housing demand 

§ Ownership units in Eagle are not affordable 
to households earning the area median 
income

§ Median home price in Eagle increased by 
25% annually since 2019. This significantly 
increased the affordability gap for a 
household earning 100% AMI

§ 32% of all households are cost burdened 
and spend over 30% of household income 
on housing costs

§ Eagle is estimated to add 2,166 jobs by 
2040 based on a continued 14% share of 
Eagle County employment (DOLA)



How has Eagle grown over the past 10 years?

Have jobs in Eagle recovered from the pandemic?

Resident & Employment Trends



ECONOMIC & PLANNING SYSTEMS

POPULATION AND HOUSEHOLD GROWTH

§ Resident demand for housing is 
determined by the amount of population 
and household growth. If the housing 
supply has not kept up with resident 
demand it creates increased pressure in 
the housing market

§ Eagle is growing at a faster pace than the 
County at 1.4% annually compared to 
0.7%
– Average of 100 residents per year
– Average of 34 households per year

2010-2020
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TOTAL EMPLOYMENT

§ Employment growth is an indicator of 
housing demand– new workers need a 
place to live and most prefer to live near 
their place of employment

§ Eagle had a consistent share of County 
jobs at 14% from 2017 to 2021 and is a 
growing economic center in Eagle 
County
– Average increase of 47 jobs per year

2017-2021 Employment in Eagle has fully recovered from the 
pandemic, while Eagle County and resort 
communities are still recovering.



What is the status of the current housing supply?

What is the nature of new development in Eagle?

What affordability levels does the existing supply support?

Housing Supply
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HOUSING INVENTORY

§ Since 2010, Eagle gained an average of 37 
occupied units per year (excluding 
seasonal/rec. units)
– 22 owner occupied
– 15 renter occupied

§ Eagle has 144 ADUs, which help to increase 
supply and density

§ Seasonal/Rec. units declined in Eagle since 
2010 and currently make up only 6% of the 
total inventory
– Much lower than Eagle County with 37% 

seasonal/rec. units

2010-2020 Housing growth is meeting resident 
demand but not demand from job growth.

Eagle is shifting to more permanent 
residents with fewer second homes.
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HOUSING PRODUCTION

§ Recent building permit activity 
shows the new/planned supply and 
how it is supporting the existing 
housing demand. 

§ Of the 407 residential units 
approved since 2017 – 
– 58% multifamily units
– 24% single family units
– 17% attached units
– 1% manufactured homes

§ Since 2017, Eagle approved an 
average of 68 units per year

2017-MAY 2022 Recent housing production is offering 
more diverse housing options in Eagle.
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ENTITLED HOUSING PROJECTS
§ Eagle has 1,422 entitled units, which will 

significantly increase supply and include a 
range of housing types
– These will likely develop over the next 10 

years, but the exact timing is unknown

§ Haymeadow received development permit 
approval of 88 units, including 12 
townhomes and 76 condo units

Eagle has a large amount of development in 
the pipeline that will increase the current 
housing supply by about 53 percent.
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AFFORDABLE INVENTORY
§ Eagle has two housing programs in place for inclusionary 

housing
– Local Employee Residency Program (LERP)
– Eagle Ranch Locals Housing Program Restrictive Covenant

§ Both programs require housing projects with 10 or more 
units to have a minimum 10% of units affordable to lower 
to moderate income households
– Deed restricted units with priority given to full-time employees 

and residents in Eagle
– No household income restrictions
– Sale price must be affordable to 90% to 100% of AMI and there 

is an appreciation cap of 3% annually

§ 88 deed restricted properties in Eagle
– Including 32 LERP units
– Single family, townhome, and condo units
– About 3% of inventory
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HOUSING COSTS BY AMI

§ Nearly all the ownership units are only affordable to 
households earning above 200% AMI

§ Rental units are more affordable for a range of AMI 
levels with 83% of rental units affordable between 
31% to 100% AMI

§ 75% of survey respondents either have struggled or 
know someone who has struggled to find housing in 
Eagle (2021 Community Survey)

Ownership units in Eagle are not affordable to 
households earning the area median income, while
most rental units are affordable to households at 
or below the area median income.



How is employment impacting housing demand in Eagle?

How is the housing market performing? 

Where are there housing needs unmet?

What is the magnitude of cost burdened households?

Housing Demand & Needs
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SHORT TERM RENTALS
§ Short term rental properties are becoming 

more of a priority issue in many 
communities, particularly mountain resort 
and resort-impacted locations

§ There are 36 short term rental properties in 
Eagle, including 14 in Eagle Ranch

§ 49% are a private room or guest suite, in 
which the main unit is occupied by the 
owner

§ 51% are entire homes or apartments
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FORECASTED HOUSEHOLD GROWTH

§ Eagle is anticipated to capture a 
larger portion of countywide 
households from 12% in 2020 to 
16% in 2040

§ From 2020 to 2040 Eagle is 
estimated to capture 32% of 
countywide growth

§ Based on DOLA population and 
household projections

2020-2040 Eagle is forecasted to grow by approximately 1,600 
households by 2040 and will capture almost 1/3 of 
countywide growth.
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EAGLE EMPLOYMENT AND WAGE BY INDUSTRY

§ Jobs are an indicator of housing 
demand, and the average wages 
of jobs identify the affordability 
levels of housing

§ As of 2021, Eagle had a total of 
4,700 jobs with an average 
annual wage of $55,600

§ Since 2010, employment 
increased by 964 jobs and the 
average annual wage increased 
by $13,800

2021
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JOBS TO HOUSING RATIO

§ The jobs to household ratio compares 
the number of jobs in an area to the 
number of households. This helps to 
understand the balance between the 
two.

§ Eagle has 1.76 jobs per HH
– Higher than Eagle County with 1.46 

jobs per HH

§ As a point of comparison, the Denver 
Metro average is 1.26 jobs per 
household

§ Resort communities have higher ratios 
due to multiple job holders and a 
larger number of in-commuters

2010-2020
Eagle has more jobs per household than Eagle 
County. A high jobs to housing ratio can indicate 
multiple job holders and unmet housing demand.
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IN-COMMUTING

§ 84% of Eagle workers commute into town 
for work including - 
– 13% from Gypsum
– 8% from Edwards
– 3% from Vail
– 3% from Avon
– 3% from Dotsero

§ 16% of Eagle workers are Eagle residents
– Increase of 6 percentage points from 2010

2019
Eagle has many in-commuters from up and 
down valley, which represents a portion of 
unmet housing demand of workers who may 
desire to live in Eagle but can not find housing 
that meets their needs.
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MEDIAN HOME PRICE

§ The median home price 
increased from $555,000 in 
2019 to over $1.0 million in 
2022

§ New homes are those built and 
sold within a 5-year period and 
account for about 20 percent of 
total sales

§ There was a $340,000 price 
differential between a new home 
versus an existing home in 2021 
and this increased to $653,000 
in May 2022

2018-2022 (MAY)
The housing market is very strong in Eagle with 
an average annual price appreciation of 25% from 
2019 to 2022. 
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AFFORDABILITY GAP

§ The affordability gap (difference 
between the median home price and 
the price affordable to a household 
earning 100% AMI) illustrates the 
disconnect between market prices 
and the average household

§ From 2018 to 2019 the affordability 
gap contracted

§ This gap significantly increased each 
year since 2020

§ Over 50% of survey respondents worry about affording 
to live in Eagle in the future or can no longer afford to 
live in Eagle and moved (2021 Community Survey)

2018-2022 (MAY)

Affordability Gap
$680,000$473,000

$282,000

Homes in Eagle are increasingly not affordable to 
households earning 100% AMI or $90,000 a year.
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HOME PRICE AFFORDABILITY BY WAGE

§ The largest industries and fastest 
growing industries in Eagle are shown 
by the price they can afford to spend 
on a home

§ A worker earning the average annual 
wage in Eagle ($55,600) can afford a 
home that costs $318,700

§ This calculation assumes 1.5 job 
earners per household

§ Affordable purchase price is 
calculated as 1 wage earner in the 
sector shown plus 0.5 wage earner at 
the town average

2021 Even higher earning industries, like Professional 
and Technical Services, can not afford a home in 
Eagle.
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HOME SALES BY AMI

§ Attached and condo units are a more 
affordable style of home
– Most units are affordable to households 

between 81% to 150% AMI

§ There is a lack of affordable single family 
homes in Eagle – only 5% of homes were 
affordable for 150% AMI or less

2018-2022 (MAY)
Only 3% of home sales were affordable to 
households earning 80% AMI or less and most 
of these were attached or condo units.
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COST BURDENED HOUSEHOLDS BY AMI

§ Cost burden is defined as spending more than 
30% of the household’s gross monthly income on 
housing

§ The need for more affordable housing varies 
based on tenure and AMI level

§ Renter need is concentrated at lower AMI levels, 
while owner need is concentrated at the low and 
high end of the distribution

• 18% of renter households below 80% AMI 
• 6% of owner households below 80% AMI 
• 4% of owner households above 200% AMI 

2019

32% of all households in Eagle are cost burdened.



Where are there affordability gaps?

What is the “catch up” need to meet existing housing demand?

What is the “keep up” need to meet future housing demand?

Housing Targets
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HOUSING GAPS

§ Housing gaps are identified by comparing the number of 
households to housing units at each AMI level for owners 
and renters. 

§ Owner occupied units have significant gaps between 81% 
to 150% AMI

§ Renter occupied units have significant gaps at 60% AMI 
and below

2019
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HOUSING TARGETS
“Catch Up”
§ Catch up addresses improving existing 

affordability conditions and jobs access in 
Eagle

§ What are Eagle’s policy goals related to the 
catch up need?

§ What portion of cost burdened households 
can be supported? At what AMI levels?
– There are currently 610 cost burdened 

households

§ How much should in-commuting be 
reduced from the current 84 percent?

§ Baseline assumptions may include – 
– Reduce the number of cost burdened 

households by half
– Reduce in-commuting to 50% of employees

“Keep Up” 
§ Keep up estimates the amount of housing 

that will be needed to maintain housing 
demand generated by employment growth 
in Eagle

§ Eagle is estimated to add 2,166 jobs by 
2040 based on a continued 14% share of 
Eagle County employment (DOLA)

§ How many of these workers should live 
locally versus in-commuting?

§ Should demand from Eagle County job 
growth be included to account for out-
commuters?
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NEXT STEPS
§ Finalize the “catch up” and “keep up” needs 

analysis based on Council and Staff 
guidance for policy goals

§ Conduct interviews with local real estate 
agents and rental properties to understand 
housing pressures not identified in the data

§ Summarize various affordable housing 
programs and regulations to be considered

§ Workshop with Town Council to develop a 
set of tools of prospective affordable 
housing options tailored to Eagle

§ Create a toolbox of options tailored to Eagle 
for future implementation

§ Provide recommendations for improvements 
to existing programs

§ Comprehensive Affordable Housing Report 


