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Memorandum
To:

Frederick Comprehensive Plan Advisory Committee

From:

Houseal Lavigne Associates

Date:

November 20, 2015 Revised & Updated

Re:

Housing Market Forecast & Growth Scenarios

Purpose of the Memorandum & 11/5 Meeting
This memorandum details the initial growth management approach for the Town of Frederick’s
Comprehensive Plan. The growth management approach is rooted in (1) housing demand forecasts, (2)
the impact of approved but not yet constructed (“entitled”) units, and (3) the prioritization of key
commercial and industrial corridors. This information is presented through this memo’s contents and
the attached maps.

Content for Review
This memo includes a series of data, analysis, and critical policy decisions for the Town of Frederick to
consider at this point in the land use and growth management planning process:
•
•
•
•
•

Projected housing demand through 2035, broken down by single-family detached, single-family
attached (i.e. townhomes), and multi-family units
Anticipated absorption of future housing unit demand that can be captured by approved, but
not yet constructed/occupied dwelling units
Identified areas for potential future residential growth
Identified areas to be prioritized for potential future commercial and industrial growth
Three potential scenarios that reflect a housing growth management strategy, based on
different mixes of housing types and densities

Meeting Objectives

The purpose of the steering committee meeting on Thursday, November 5th will be to:
•
•
•

Review and discuss the population and housing market forecasts
Review and discuss potential growth management areas
Review and discuss land use areas and residential, commercial, and industrial development
strategies

This policy discussion will provide valuable direction and feedback to the project team as we begin to
draft goals, objectives, and the land use framework chapters.

HOUSING DEMAND FORECAST & RESIDENTIAL LAND USE PLANNING
The purpose of this analysis is to examine where Frederick stands in the context of the competitive
market and what the potential demand for new housing may be over the next 10 to 20 years. The
1
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Frederick region has experienced tremendous growth over the past decade. While growth is projected
to continue, it will not be at the same level as that experienced in the 1990s and early 2000s.
Forecasting and projecting future housing construction is an important step in evaluating land use
strategies and drafting the Town’s overall growth management strategy.

An Important Note
This analysis represents growth forecasts over the life of the comprehensive plan to 2035. These figures
do not represent projections for the complete build-out of all of the Town of Frederick’s 3-mile planning
area. Previous studies and plans have estimated Frederick’s total population at complete build-out at
approximately 80,000 people. This memo’s analysis only estimates out to 2035 and does not indicate a
total build-out of the planning area by that date.

Forecasting Population Growth & Housing Demand
Our initial market analysis presented in the Existing Conditions Report focused on short-term population
forecasts out to approximately 2020. Longer term forecast are less certain given the volatility of the
economy and the market and can be greatly influenced by factors outside of the Town’s control. One
component of future growth that has an influence on each municipality in the region is water supply.
Therefore, population projections prepared by the Central Weld County Water District (CWCD) have
been utilized in analyzing expectations for servicing the area out to 2035.
By 2035 the population is projected to increase to 18,604 total. Utilizing an average household size of
2.95 (which averages out all units), this factor results in a housing need of approximately 6,300 units.
Netting out the existing housing supply and allotting for a 3% vacancy there is a projected need for
approximately 2,600 new housing units by 2035.

A Policy Direction on Housing Product Mix
Traditionally, Frederick has been a low-density residential community with over 92% of the Town’s
housing stock being detached single-family homes. While other Colorado communities are also primarily
residential, many of those have a greater mix of housing product. In comparison, the amount of housing
product in Frederick that is multi-family and/or attached single-family is far lower than Weld County as a
whole. In general, this is true throughout the Carbon Valley and Frederick resembles Firestone and
Dacono in terms of a general absence of multi-family product in the immediate market. Attached singlefamily in the form of townhomes and rowhomes is also lacking but not to the same extent. Frederick at
4.5% is just slightly below the regional percentage of approximately 6% for that product.
Multi-family does not necessarily mean large scale buildings. For purposes of analysis, multi-family is
considered buildings with three or more units as defined by the U.S Census. Within the greater Weld
County market area approximately 16% of the housing stock can be classified as multi-family. In contrast
Frederick as well as Firestone are much lower sitting at 1.5% and 4.7% respectively.
Where Frederick does distinguish itself in the region is the percentage of housing that is single-family
detached. Firestone, which is similar in terms of absence of multi-family and attached single-family has a
lower percent of detached single-family at 80% according to the U.S Census American Community
Survey. The reason for this lower percentage is primarily due to the high number of mobile homes which
represents over 12% of their stock compared to less than 3% in Frederick.
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Evaluating a Housing Mix Strategy
While there is not a perfect number or a one size fits all approach to housing mix, creating a greater,
wider ranging mix can have economic and quality of life benefits, if done appropriately. Non singlefamily detached housing caters to a market segment that will become an increasingly larger percentage
of the population in coming years. The number of Frederick residents aged 55 and over is expected to
grow to nearly one quarter of the population by 2020. This age cohort represents a large segment of the
demand for those units. This includes people seeking opportunities to age in place and downsize from
larger single family homes. This in turns opens up existing single-family units to young families which
ensures the sustainability of the community.
Diversifying the housing stock also provides options for individuals that may otherwise be priced out of
the community or undecided or not ready to invest in a single-family home. This could be for-sale or
rental product. Ultimately, the degree to which the Town would like to diversify its housing stock is a
policy decision.
While meeting regional averages is neither practical nor advisable, setting some benchmarks within the
range of the Town’s existing supply and that of the region is attainable. Setting a benchmark of 5%
single-family attached and 10% multi-family, would still maintain the Town’s single-family character
while providing for greater housing options.

Scenario Planning Concepts for Future Housing Demand

Understanding this market analysis, there are essentially three core options that the Town may consider
as it plans for future growth and housing needs (demonstrated in the attached maps):
•

•

•

(Scenario 1) Status Quo: Maintain the current percentage mix of housing product of

approximately 92% single family detached; 4% single family attached; and less than 2% multifamily (with the remainder of approximately 2.5% mobile homes).
(Scenario 2) Only New Growth Meets Benchmark: This approach would seek to apply a
benchmark to only new housing construction going forward. The overall percentage mix of
housing in the aggregate would increase, but not to the degree if the target were applied to the
Town’s entire housing stock. Given the Town’s existing character, historical development
pattern and infrastructure, this is may be the most applicable strategy to the Town of Frederick.
(Scenario 3) Future Growth Fulfills Aggregate Benchmark: This approach would be the
most aggressive in terms of a shift in the existing makeup of housing in the Town. In terms of
future development, a higher percentage of new construction would need to be focused on
multi-family and attached single family units to bring Frederick’s total housing stock to a ratio
that more closely mirrors the metropolitan region and Colorado more generally.

The following chart indicates how future construction may be reflected. The majority of both new units
and the aggregate total for the Town would continue to be single-family detached.
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Table 1. Projected Housing Unit Demand by Concept Scenario

•

Existing Supply/Future Demand: Much of Frederick’s future homebuilding and residential
construction will occur in previously approved developments, particularly in regards to singlefamily detached subdivisions.

COMMERCIAL & INDUSTRIAL CONCEPT PLAN

Absorbing Future Demand through Existing Development

The Town’s records indicate that 1,812 housing units have been previously approved and platted, and
regardless of current permit status, have not been constructed and occupied yet; this data is supported
by the project team’s fieldwork and independent analysis using GIS analysis of existing parcels and land
use. Ultimately this represents existing supply in the local housing market that can be potentially
absorbed by future housing demand. It is likely that at least a certain percentage of these existing
developments were planned to absorb future housing growth that may not materialize until the 2020s.
In terms of the 2,678 projected total new housing units, approximately 67% or two-thirds of future
homebuilding and new unit construction could occur in previously approved residential developments.
An important consideration is that this future demand could be captured by existing developments.
There are a variety of factors that will determine the housing market, including project build-out led by
the individual developer and homebuilder, as well as consumer preferences and selection. Regardless, it
represents existing supply that could materialize and absorb a significant portion of future demand.
The implication for land use and growth management planning is recognizing that a limited amount of
real estate needs to be planned for new housing construction. A recommended growth management
strategy is to prioritize infill development and the completion of approved, existing subdivisions. Such
development will leverage existing utilities, infrastructure, and public facilities as well as promote
compact, contiguous growth. This approach is reflected in the three scenario concept maps.

Housing Demand Takeaways

Based on this analysis, there are four main takeaways for policymaking:
•

•
•

Competitive Market Position: Frederick is still considered an attractive affordable alternative in
the region. While home prices are increasing, the median value in Frederick is approximately
$20,000 lower than that of the Denver-Aurora MSA. The majority of housing stock is new with
nearly 2/3 having been built since 1990.
Frederick’s Demand Share: Growth within the Carbon Valley and I-25 Corridor will position
Frederick to capture a proportionate share of regional growth.
Jobs-Housing Balance: The Town is positioned within the region to capture job growth that
translates to housing demand. It is important to note however, that a relatively low percentage
of people both live and work in the same community. This is not unique to Frederick. People in
this region are used to traveling a greater distance for work and will target a community based
more on housing prices and options than workplace proximity. It is anticipated that this trend
will continue with labor inflow and outflow patterns generally being consistent with the way in
which they are today.
4

Although much of Frederick’s growth over the next 5-10 years will be driven by the housing market and
will shape the community’s residential footprint, the Town has potential for more commercial and
industrial growth as well. Further, housing growth will change the local commercial and industrial
markets, particularly in terms of the area’s competitiveness for neighborhood retail, restaurant, and
service businesses, as Frederick and the Carbon Valley adds rooftops, density, and additional disposable
income. An important component in this policy sphere is positioning Frederick for employment growth
and working towards a strategic jobs-housing balance. Anticipating that the Town’s residential growth
will occur more quickly than certain commercial, employment, and industrial development
opportunities, a critical decision for Town leaders is determining which areas should be planned for and
conserved for the long-range business growth. This strategic approach is demonstrated in the attached
map.
Frederick’s competitive position is largely based in its access, visibility, and proximity to I-25. Currently,
much of the I-25 frontage is undeveloped, as are potential major commercial nodes. By putting a clear
plan in place, future development will support the desired uses and character of the Frederick
community. The Plan seeks to accomplish the following:
•

•
•

Maximize prominent intersections as commercial nodes for retail, restaurant, and service
businesses, leaving less accessible portions of I-25 frontage available for employment centers
and light industrial users.
Cluster like-uses to create distinct commercial districts, such as an Auto Row.
Pursue strategic, targeted development opportunities on key sites, with an emphasis on the
intersection of I-25 and SH 52, Downtown, and the northeast corner of SH 52 and Colorado
Boulevard.

Land Use Classifications

The following section details the vision for certain commercial and industrial land uses, including
business mix and their strategic contribution to the overall development and build-out of the Frederick
Community.

Light Industrial/Business Park
Industrial and employment uses are desirable for their contribution to the economic health of the
community. Areas designated within Frederick include those that may have visibility from I-25, but lack
direct access from nearby interchanges. The Light Industrial/Business Park areas are intended to
accommodate a range of businesses and employers. Light industrial uses range ranging from light
assembly, storage and distribution, low intensity fabrication operations, intense commercial service
uses, and more. These uses can be arranged as individual structures or as part of a larger business park
complex. Similarly, these districts are intended to accommodate corporate headquarters and large
office complexes in a campus-like setting.

5

Comprehensive Plan | Town of Frederick | Appendix

111

While serving as employment centers, Light Industrial/Business Park area may negatively impact the
environment and the quality of life for residents living in adjacent properties. As such the Town should
employ significant buffers and screening to mitigate impacts, as well as require landscaping that
maintains Frederick’s scenic and rural aesthetic.

Regional Commercial
Regional commercial areas include retailers and commercial services that cater to both local and
regional markets, which are supported by convenient accessibility from I-25. Commercial uses include
“big box” stores, national retailers, hotels, and entertainment venues. The appearance and function of
these prominent commercial nodes will require clear direction with regard to architectural design and
internal roadways networks to reflect the desired image of Frederick. In addition, the southwest corner
of I-25 and SH 119 may require parcel assembly to encourage larger retailers and tenants. Because the
intersection of I-25 and SH 52 includes large parcels and is the gateway into Downtown, the Town
should prioritize this node for regional commercial development.

development that is characterized by increased density of housing, traditional street grid, and mix of
uses.

Next Steps
The next major project task is to present a proposed Future Land Use Map alongside the Land Use &
Development chapter, the residential, commercial, and industrial framework plans, and the Town’s
growth management strategy. Those core chapters represents the heart of Frederick’s Comprehensive
Plan, and will be delivered along with the other major chapters, such as transportation, parks and open
space, and community facilities. The following timeline outlines the remainder of the process.
•
•
•
•

December:
January:
February:
March:

Draft Comprehensive Plan is Distributed
CPAC Meeting to review Draft Plan and Receive Initial Feedback
Open House, Public Hearing, and Commission & Council Presentations
Plan is Formally Adopted

Auto Row
Frederick is home to several automobile dealerships on the east side of I-25 that have taken advantage
of the high visibility offered by the interstate. In addition to seeking highway visibility, an increasing
number of car dealerships are identifying the benefits of co-locating and leveraging new energy from
establishing clusters of auto dealers and services and one-stop shopping for any and all of a consumer’s
car-related needs.
Leveraging the existing dealerships can serve to catalyze the creation of an “Auto Row” that functions as
a regional destination in the Carbon Valley area. Additionally, car dealerships are combining efforts to
construct creative test tracts and outdoor performance areas to improve the car-buying experience,
which elevates the area to an even more appealing destination. Frederick has a clear opportunity to
explore and develop a detailed strategic plan to further establish a segment of its I-25 frontage as a
reginal Auto Row destination.

Local Commercial
Local commercial nodes cater to adjacent neighborhoods for everyday needs and services. These areas
are best located at the intersection of arterial and collector roads to allow for easy accessibility.
Adjacent neighborhoods should include both vehicular and non-motorized connections. General
commercial areas should be designed to be compatible with adjacent and nearby residential uses.

Downtown
Downtown Frederick is the civic and cultural heart of the Town. It should accommodate mixed-use
buildings that include retail commercial uses on the ground floor with residential uses on upper floors,
as well as stand along commercial and residential structures. This mix of uses, combined with a compact
street network, will contribute vibrant, pedestrian-oriented, and family-friendly destination.

Mixed Use
Similar to Downtown, the Mixed Use area accommodates both commercial and residential uses. The
Mixed Use are has the potential to extend Downtown south, using Centennial Park to bridge Downtown
to a new mixed use neighborhood. The Mixed Use are should be a model traditional neighborhood
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