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TANEY COUNTY HOUSING STUDY

INTRODUCTION

The Taney County Housing Study presents an in-depth
study of the housing market and existing housing
conditions. The communities within Taney County are
similar in demographics, but display unique personalities
and housing challenges, both from each other and other
counties in the region. Yet, these challenges can best be
met on a cooperative basis, pooling the resources and
capabilities of the region into a unified housing program.

WHY A STUDY FOR TANEY COUNTY?

Traditional economic development policies place emphasis
on job attraction and retention. Today, communities are
looking to quality of life and housing as leading economic
development policies. To be successful, the area must
provide a variety of housing types.

There are several factors that contribute to population
growth. More and more communities are realizing

that quality housing is essential to economic diversity.
Communities can attract and retain workers to fill these
jobs through attractive housing options and community
amenities. These workers look to raise their children, invest
in the community, and establish themselves as life-long
residents when these options are available.

Indeed, housing development is economic development.
Without available, affordable, quality housing, the
region and individual communities will not be able to
accommodate the people they need to move forward.

ROLE OF THE STUDY

A housing study is designed to explore, evaluate, and
identify strategies to address housing issues throughout a
given area. The housing market impacts the quality of life
for residents of the region, for people interested in moving
to the area, and for businesses seeking to recruit (and
retain) employees.

To understand the state of housing supply and demand

in Taney County, this study combines an extensive public
input process and analysis of the demographic and market
trends with a housing condition inventory. Building on this
work, the study provides recommendations and strategic
policy directions to leverage existing assets and overcome
challenges in Taney County.

DEVELOPMENT

The Taney County Housing Study included a
comprehensive public engagement process to help
understand the vision and needs of the county. The
planning team worked closely with local stakeholders
throughout the process to present findings and gain a
deeper understanding of conditions in the county.

In an effort to broaden the public input, a series of
stakeholder groups were held in Branson, Forsyth,
Hollister, and Rockaway Beach. Additionally, a survey of
the general public received more than 220 responses and
a survey targeted at the workforce received more than 170
responses.

A wide variety of sources were used to develop the
demographic and economic analysis. These included:

* The U.S. Decennial Census and American Community Survey;

* Multiple Listings Service (MLS) statistics provided by local
realtors;

 City building permit data, provided by local city staff;
* County GIS Departments;

* USGS and NRCS mapping data.
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INTRODUCTION

ORGANIZATION

The document is organized in a way that allows individual

communities to easily access local analysis with

implementation tools that can be leveraged at the local or

regional level. The study is organized as follows:

What do we want

Community insights

How do we compare:

County data atlas

What do we need:
Community forecasts

Where to target:
Site inventory

Strategic Directions

Provides analysis of the public
input process and results of the

community surveys.

A look at Taney County and
comparable counties through
examination of housing,
demographic, and economic

trends.

Profiles the individual communities
in Taney County to offer a

closer assessment of housing,
population, and economics on the
local level to begin to understand
challenges and opportunities specific

to each community.

Provides the results of a house-by-
house condition inventory for each

community, mapped to identify

target areas for development, infill,

or investment.

Summarizes the housing issues,
resources, and challenges to
establish overall Housing Goals.
Building on these goals, the
strategies, programs, and policies
are identified that will move the

region forward.










TANEY COUNTY HOUSING STUDY

ADDENDUM 1: COMMUNITY INPUT 2023 RENTAL SURVEY

The following section highlights the key findings from the
As part of the 2023 update, a rental survey was conducted. 2023 rental survey.

This survey was distributed to the regions landlords,
property managers, and real estate community. The
purpose of this survey was to gauge the availability and
cost of rental housing in Taney County.

» 34 property managers/landlords completed the survey,
representing 2,717 units.

> Responses accounted for over 40% of the county's total
number of occupied rental housing stock (2021 American
Community Survey)

The community engagement process for the 2019 included
a community-wide housing survey and listening sessions.
These were not updated as part of the 2023 process.

The purpose of the 2023 was to update data and provide « Based on the total number of units owned or managed by
additional data points, like that provided by the rental respondents and the number of units they indicated were
survey. vacant the county had about an 8% vacancy rate.

> It should be noted that this survey was conducted in
January and February, months when many seasonal
workers and residents might not be living in the area.
Vacancy rates likely drop beginning in March/April.

» For traditional apartment (3+ units) structures the largest
percentage of units rent for between $500 to $800 a month.

> The two- to three-bedroom units tend to rent for $800
to $1,000, well below rents needed to support new
construction for these units.

Figure A: What is the approximate monthly rent ranges for apartment units (3 or more unit structure)?

60%

50%

40%

30%

20%

“ il | I|| | lull
0% I
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TANEY COUNTY HOUSING STUDY

Figure B: What is the approximate monthly rent ranges for duplex, townhome, or single-family units?
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1 bedroom 2 bedroom 3 bedroom 4 bedroom 5 or more

bedrooms
B $0-$500 M $501-$800 M $801-%$1,000 M $1,001-$1,250

M $1,251-$1,500 W $1,501-$2,000 MW $2,000+

For those property owners and managers that have
townhomes, duplexes or single-family units most of them are
two- to three-bedroom units. Two-bedroom units rent for
$1,000 to $1,250 a month and three-bedroom rent for $1,500
to $2,000.

Figure C: Have you raised rents in the last 12 months?

* When asked if they had raised the rent in the last 12 months,
a slight majority of owners and property managers indicated
they had not.

» For those that had raised their rent the biggest reasons
were:
» Increased costs related to insurance, property taxes,

and maintenance/renovations

» A few noted the opportunity to increase as renters
moved.

m No mYes
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TANEY COUNTY HOUSING STUDY

* Overall responses indicated an 8% vacancy rate butfilling Figure D: How long does it take to find a new renter for a unit?

those units generally takes less than two weeks. 45%
» It should be noted that general practice when developing 40%
a new rental project is to base financing on a 7% to 8% ?
. X
vacancy rate. For this reason the vacancy rate reported 25% on)
6 )
would not appear to be concerning. However, considering <
the timing of this survey and the speed with which units are 30%
filled, there is likely a high demand for rental units and a N
significant shortage of units during peak season. 25% o
N
* Only two property owners and managers that completed the
survey accept Section 8 vouchers. 20%
> These vouchers can be a guaranteed source of rental 15%
payment but units do have to complete an inspection
process. In markets with high demand and numerous 10% §
renters looking for housing there is little incentive to PN
participate in these programs. 5%
* Only four respondents indicated that they had short-term 0%
(o] T T T
rentals in their portfolios; and of those, only two respondents Less than One to two Threeto More than
had converted long term rentals to short term since 2020. one week weeks four weeks 30 days
> The conversion to short term rentals accounted for 180
units.
» Since 2019, over 2,800 short term rentals have been Figure E: Have you made any capital investments in your rental
added in Taney County. Based on survey respondents properties in the last five years?

and the location of many of these units, it is likely that
most are not traditional landlords/property managers
but rather individuals who are listing their seasonally
occupied units.

HYes HNo
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TANEY COUNTY HOUSING STUDY

* The majority of respondents had made capital investments in
their properties in the last five years.

* Over 85% used cash on hand to pay for all or a portion of
those improvements.

» Of the those that did not make capital improvements the most
common reasons were a lack of funding or the units were new
enough that improvements were not needed.

» It should be noted that there were several categories
that were not selected as limitations to completing
improvements, these included:

» Inability to secure financing
» Inability to secure labor

» Inability to secure materials

Figure F: If yes, what type of financing did you use? (Check all

that apply)
90%
80%
70%
60%
50%
40%
30%
20% X
©
foe)
10% N
’ 4.8% 4.8%
0% [ [ |
Cash on Traditional Federal, Investment
Hand Bank State, or Group
Financing Local
Program
Funding

Figure G: If no, why is the reason? (Check all that apply)
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N
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<
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I
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COMMUNITY INPUT

The data, analysis, and community observations discussed
throughout this document cannot tell the whole story

of housing needs in Taney County. The housing market
analysis builds from the valuable ideas and opinions
obtained from the community members.

Two surveys were distributed online-a community
survey and a workforce survey. Additionally, a series of
stakeholder discussions were held throughout the county
to further gather and understand information by talking
directly to the people in Taney County. The discussions
are used to supplement and verify data from the survey
and market analysis. To gain perspective on the breadth
of perspectives, the survey asked respondents to provide
their home and work postal codes. The two surveys
included:

Community Survey. A community-wide survey was
distributed to the general public to better understand
their perspective, perceptions, and desires of the housing
market.

Workforce Survey. A workforce survey was designed to
target those working in Taney County and its communities
to better understand where people are working, living, and
also the challenges that face businesses trying to recruit
labor into Taney County.

STAKEHOLDER MEETING THEMES

In late August 2018 several stakeholder interviews were
held in four Taney County communities. The group
discussions included various community members,
business owners, non-profit organizations, and city
officials. These discussions helped to round out the data
collected on the current housing market to more accurately
represent what is taking place in the County. Some themes
from the discussions included city initiatives such as recent
code updates to make them more user friendly, using
existing lots and sites already serviced by city utilities, and
creation of a developer check list. Other major themes
included:

Senior Housing Options

An identified need in the market is for single-level retiree
homes. Many seniors are moving into Taney County. Some
buy their dream home and others are on fixed incomes.
The latter market is often lacking for them. Therefore,
production of units that not only fit the lifestyle of retirees
(single-level, low to no maintenance), but the income levels
is needed.
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Lot Development

The home construction market is struggling to keep up
with demand. There has been a decrease in contractors
working in the county, lowering the volume of new

homes. Additionally, there is a lack of buildable lots
throughout the county. Developers are required to pioneer
the infrastructure but the high costs and fear of slow
absorption rates keeps them from developing lots. Finding
land where affordable lots can be developed is a key issue.
Many also felt that the available lots are too large to meet
changing demands of the downsizing market.

Rental Housing Quality

Quality rentals are in short supply. Many major employers
are starting to supply housing for their employees, but
more is needed, especially near major employment centers.
Gap fillers are occurring, including the conversion of hotels
to low quality apartments. Many felt this is not a long term
solution.

Entry Level Housing Quality

Entry level owner-occupied housing represents the next
step in a typical housing market experience following rental
units. Entry level housing allows workers to build equity in a
community and establish roots.

According to stakeholder comments, the housing market is
creating barriers for first time home buyers. Currently, new
entry level homes are at price points between $150,000
and $200,000, a rate that is often too high for many
workers. Homes on the market priced between $105,000
and $150,000 sell quickly and those below that price are of
a quality that buyers struggle to get financing to purchase.
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Figure 1.1: Residence of Community Survey Responses Figure 1.2: Workplace of Community Survey Responses
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TANEY COUNTY HOUSING STUDY

COMMUNITY SURVEY

The community survey was promoted to the public -

all residents, the business community, leadership, etc.
There were more than 220 respondents from across the
county and a few responses from those outside the county
that likely come to Taney County for work, recreation,

or schools.

GEOGRAPHIC DISTRIBUTION

* Figures 1.1and 1.2 (page 1) illustrates the distribution
of “Home ZIP Codes” and "Work ZIP Codes" for survey
respondents.

* As expected, the greatest concentration of postal codes
was Branson (45%). However, there were responses from all
communities showing the survey had a broad geographic
reach across the county.

DEMOGRAPHIC PATTERNS

* The demographic patterns of survey respondents help
understand the situations these households are in when
answering the housing perception questions. A comparison
with reported Census data shows whether survey respondents
are representative of the broader county.

Owner and Renter Occupancy

* Responses were skewed toward home owners, about 80%
of respondents own their home compared to about 58%
reported by the Census (Figure 1.3).

Age Distribution

* The survey had representation from all adult age ranges, as
shown in Figure 1.4. It was expected that fewer respondents
would be those in college and younger since these people are
not making decisions in the local housing market.

* The greatest representation came from the respondents
aged 45-59, representative of households starting to become
empty-nesters without children living at home. Younger
family aged households are also well represented.

Household Income

* Figure 1.5 shows the survey reached all income brackets,
but is skewed toward higher income ranges compared to
the median household income reported by the Census of
$38,040.

* Twenty-three percent of respondents reported household
incomes less than $50,000. Forty-six percent reported
household incomes between $50,000 and $100,000. The
remaining 31% reported household incomes exceeding
$100,000.
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SURVEY COMMENTS

Need to increase the wages in the
area so people can afford a place
to live.

We need some unique
neighborhoods that are geared
towards young professionals and
young families who want a nice
new home, but need to stay in a
budget under $150,000.

Weekly rentals in the Branson area
are not a viable long term solution
for housing needs in the area.

The area has an issue with
affordable homes of any size.
Particularly low-income housing
which results in many families
being forced to live in extended-
stay motels.
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Figure 1.3: Owner and Renter Occupancy of Survey Respondents Figure 1.4: Age Distribution of Survey Respondents
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TANEY COUNTY HOUSING STUDY

COMMUNITY PERCEPTIONS Figure 1.6: What type of housing do you believe area seniors and

The following provides a summary from questions asked the elderly are most interested in? (Select One)

on the survey about housing perceptions and needs in
the County, comments in the survey, and stakeholder
discussions.

Housing Affordability

Taney County residents expressed concern about the cost
of housing, including both ownership and rental options.
Concerns focused on quality rental options and property
up keep on more affordable housing options.

In the context of a housing market, the concept of
“affordability” is relative and broadly describes the gap
between the condition, age, and size of the housing
product respective to the incomes of those groups seeking
housing in Taney County. While the term “affordable”
invokes the image of housing for the lowest income groups,
middle and upper income households can also experience
affordability issues in the market when supply and demand
of units within certain price-points are misaligned. B - owner-occupied home with shared maintenance

-An independent apartment

-A small independent owner-occupied home

The survey responses reinforce the comments heard during
the stakeholder discussions and affordability analysis
shown in later sections of this studly. I A assisted living unit

-A residence that is attached/adjacent to the home of a family member

- An apartment with additional services available

Housing Product Availability and Success

Most respondents stated the housing market is failing

to meet the needs of families with children and multi-
generational households. Respondents were split almost
evenly on whether adequate housing existed for single
professionals and young couples without children
demonstrated in Figure 1.7.

The housing types perceived to be most successful in the
communities of Taney County today include affordable,
small two- or three-bedroom homes, mid-size three-
bedroom homes, townhomes or duplexes, apartments, and
independent senior living as demonstrated by Figure 1.8.

Senior Housing

Respondents felt that Taney County seniors would be
most interested in an owner-occupied home with shared
maintenance, a national trend that is rising in popularity
shown in Figure 1.6. It should be noted that this question
was asked to all respondents of all ages. When only the
data from individuals over 60 years old was analyzed,
only 44 percent of respondents favored this choice. Many
desired a small independent owner-occupied home or an
apartment with additional services available.

18
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Figure 1.7: Do you believe that the current housing supply adequately meets the needs of the following household types in your
community?

80% - Yes

70% .-
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50%
40%
30%
‘goago
10%
0%
Single Young couples Families with Multi-generational "Empty-nesters"- Elderly singles or
professionals without children children families retirees or couples couples

with no children
living at home

Figure 1.8: What new housing products do you think would be successful in your area today?
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Maintenance and []i|upiduted Housing Figure 1.9: Would you support greater enforcement of property

. maintenance codes?
Respondents had a high rate of support for greater

enforcement of property maintenance codes (75%) as well
as support of public funds used to remove dilapidated
housing (82%). This demonstrates a commitment among
respondents to quality housing stock and improving
existing conditions. Funding and supporting these types of
initiatives is often challenging but important to protecting
the life and safety of all residents.

Lot Supply

Terrain is a main challenge for new construction in Taney

County. While many communities have existing lots

available, many have steep slopes that make construction s

difficult. This is reinforced in the survey responses where

just over 49% felt their was an undersupply of buildable -

lots and only 10% responded that there was an oversupply

of lots. Figure 1.10: Would you support the use of public funding to re-
move dilapidated housing?

Figure 1.11: How would you rate the supply of buildable lots in your area?

29%

23%

20%
18%

7%

3%

SEVERE MODERATE ADEQUATE SUPPLY MODERATE SEVERE DON'T KNOW
OVERSUPPLY OVERSUPPLY UNDERSUPPLY UNDERSUPPLY
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WORKFORCE SURVEY

The workforce survey received 174 responses. These
responses helped further understand data and discussions
about whether people working in the county have difficulty
finding housing options that fit their needs. The survey
also specifically asked about the preferences of those over
55 years old who will be reaching retirement age soon.
Answers generally aligned with the stakeholder discussion
comments, but differed in certain areas from responses on
the community survey.

Several insights emerged from the survey:

» Seventy-two percent of worker respondents indicated they
live in Taney County (Figure 1.13). Interestingly, of those
respondents who do not live in the county, 13% do not want
to move to Taney County. Many factors affect this rate. Most
common are jobs held by other household members, school
choice, and family ties.

* With the large number of respondents already living in Taney
County, Figure 1.14 shows that only 44% commute less than 14
minutes to work.

* Forty-seven percent of respondents feel they cannot find
their preferred housing type in the County (Figure 1.12). Many
commented that there were no rental or downsizing options.

* Figure 1.15 shows that 65% of respondents over 55 plan to
retire in Taney County and 58% of those respondents would
like to change housing in the future (Figure 1.16). However,
many (60%) feel they will not be able to find their preferred
housing type (Figure 1.17). This is a fairly high level of
awareness compared to other communities.

* For those respondents that wanted to change housing, the
top two categories were a small or medium single-family
home or a large single-family home. Those categories
were also the two highest housing types that respondents
interested in moving were currently living in. This may indicate
an interest in amenities that were not included in the survey.

Figure 1.12: Do you feel that you can find your preferred option in
the Coun
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Figure 1.13: Do you live and work in Taney County?

18% 4% 13% 54%

No, but |
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Figure 1.14: How long is your commute to work?
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CHAPTER 1: COMMUNITY INSIGHTS

Figure 1.15: If you are 55 or older: Do you plan to retire in the
County?

Figure 1.16: If you are 55 or older: Would you like to change hous-
ing in the future?

42%

If you are 55 or older: Would you like to
change housing in the future?

58%

Figure 1.17: If you are 55 and older: Do you feel that you can find
your preferred housing option in the County?

60%

If you are 55 and older, do you think you can find
your preferred housing option in Taney County?

40%
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OVERALL THEMES AND ISSUES

The importance of personal accounts provided as part of
the public engagement process of this study cannot be
overstated. These stakeholders voiced their experiences,
opinions, and ideas through discussions and through
digital and paper surveys. These accounts provide a
strong foundation on which the remainder of this plan is
built, including several big ideas that resonate across all
communities:

A Strong Economy. The surveys did not specifically ask
about the job market. However, stakeholder discussions
unveiled many strong and robust employers in the region.
Employees at these employers are living where they can
find housing, no matter how far the commute. Many would
like to live in the community they work if appropriate
quality housing options were available at an affordable
price point.

Availability. While stakeholders generally had a high
level of satisfaction with the communities themselves,
many expressed concern over availability in certain types
of housing at certain price-points necessary to help the
communities grow. Lower price points were generally
seen as having a lower supply. New construction cannot
meet these price points. An important note going forward
is that every home/rental demolished is an affordable
unit lost. Therefore, more support should be provided to
code enforcement programs and property maintenance
standards.

Senior and Retirement Options. Like the desire for more
affordable housing options, respondents indicated their
strong desire for a variety of smaller housing options and
assisted living, as well as apartments geared at both young
singles and seniors. Residents over 55 years old themselves
feel options are more limited and would prefer the smaller,
independent housing options with some supportive
services.

Affordable and Quality Rentals. Many respondents
expressed the desire for more quality and affordable

rental options. Many felt the short term motels were an
inadequate temporary solution. These affordable rentals
include options for retirees such as assisted living situations
with certain services provided.

Support for Action. Survey respondents and stakeholders
agreed that action needs to be taken, both in the form

of maintenance enforcement and policies that provide
assistance to potential home owners or developers. New
programs and partnerships are essential to meet the
housing needs in Taney County.
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ADDENDUM 1: CHAPTER TWO

The following section is an update to the market analysis
conducted in 2018/2019. For more detailed descriptions
of data sources and definitions of terms or assumptions
please review the original analysis beginning on page 34.

TANEY COUNTY SNAPSHOT
Population Snapshot

¢ The national economy in both 2010 and 2020 likely influenced
the county's growth patterns over the decade.

> In 2010, growth had slowed in many locations compared
to the early to mid-2000s. It took until the middle of the
2010s for building activity to begin to rebound in most
markets.

> The impact of the pandemic in 2020 on the Census count
is still being evaluated as not all data has been released;

however, many areas believe that there was an undercount.

Undercounts are traditionally more common among
minority populations and those falling at or below the
poverty line.

* All comparable counties in Figure 2.3 experienced slower
population growth or even declines, for Douglas and Ozark
counties, in 2010 compared to 2000.

* Taney County's population continues to age, reflecting both
the aging Baby Boomers and the county's attraction as a
retirement destination.

» Older populations often indicate that a city or region will
naturally be dependent on in-migration for population
growth or even stability.

Economic Snapshot

* Figures 2.5 and 2.5B (next page) report the Census estimate
for unemployment which may differ from the number
reported monthly from the Bureau of Labor Statistics.

» The seasonal pattern of employment in Taney County
usually results in major swings throughout the year. For
example, in 2022 the county peaked at 11% unemployment
in February and dropped to a low of 2.5% in September.

> During the 2010s the highs and lows slowly declined
throughout the decade, bottoming out at 2.6% in 2018.

* Labor participation rates can be as telling as the
unemployment rates.
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FIGURE 2.3: Regional County Population Change

Source: US Census Bureau; Population Estimates Program
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FIGURE 2.4: Regional Median Age

2000 2010 MEDIAN 2020 MEDIAN

MEDIAN AGE AGE AGE
Taney 38.8 40.7 432
Stone 447 48.5 54.2
Christian 34.5 36.0 38.6
Douglas 401 429 47.8
Ozark 43.6 479 51.8
Marion (AR) 441 487 52.1
Boone (AR) 38.9 40.6 42.9
Missouri 36.1 37.6 38.7

Source: US Census Bureau; Population Estimates Program

FIGURE 2.5: Regional Employment Trends

LABOR LABOR FORCE UNEMPLOYMENT

COUNTY FORCE PARTICIPATION RATE*
Taney 45,261 60.0% 4.5%
Stone 27,359 49.1% 7.7%
Christian 67,723 65.3% 3.6%
Douglas 10,736 47.5% 4.2%
Ozark 7,722 41.9% 4.3%
Marion (AR) 13,904 42.7% 10%
Boone (AR) 29,694 57.0% 6.0%
Missouri 4,903,578 63.0% 6.6%

*Taken from 2020 American Community Survey. Bureau of Labor
Statistics (BLS) reported unemployment rates may differ
Source: US Census Bureau; American Community Survey
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FIGURE A: Taney County Monthly Unemployment Rate (Figure not included in original study)

FRED -/ — unempioyment Rate in Taney County, MO
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Shaded areas indicate U.S. recessions. Source: U.S. Bureau of Labor Statistics fred.stlouisted.org

Source: U.S. Bureau of Labor Statics; St. Louis FED

* Within the region, Taney County appears to have experienced
the strongest growth in household income between the

previous analysis and 2020. FIGURE 2.6: Regional Median Household Income
. . . 0 0
> The |r1cr§ase in residents at the 80% and 50% AMI .Ie\{els 2020 2021 MEDIAN 80% OF 50% OF
may indicate that more households today are qualifying for COUNTY  5opyLaTion HOUSEHOLD  Gen AN MEDIAN
. . . INCOME
housing assistance than in 2016.

« Taney County's employers are heavily dependent on Taney 56,066 $51,031 $40,825  $25,516
the regions workforce and likely the housing supply that Stone 31,076 $54,320 $43,456  $27160
communities outside the county provide. Christian 88,842 $71,343 $57,074  $35,672

Douglas 11,578 $45,125 $36,00  $22,563

» Stone and Christian counties have more workers that leave ik 8,553 $36,402 $29.122 $18.201
the county every day for work than commute in or live and Marion

work in the county. (AR) 16,826 $41,038 $32,830  $20,519

> Within the regional counties over 50,000 workers leave the ?:F?)ne 37,373 $48,625 $38,900  $24,313

county they live in for work. Missouri 6,154,913 $61,847 $49,478  $30,924

Source: US Census Bureau; Population Estimates Program

FIGURE 2.7: Regional Commuting Trends, 2019

0,
IN COMMUTERS OUT COMMUTERS LIVE AND WORK IN % EMPLOYED AND  MEAN TRAVEL TIME

THE COUNTY LIVING IN COUNTY TO WORK
Taney 12,355 8,272 14,298 63.3% 219
Stone 3,594 8,430 3,068 26.7% 283
Christian 10,081 30,180 8,154 21.3% 25.0
Douglas 1,387 2,295 1,000 30.3% 23.7
Ozark 477 1,387 837 37.6% 30.2
Marion (AR)* 1,955 1,784 3,582 47.7% 226
Boone (AR)* 5,428 6,476 8,218 60.2% 18.9
Missouri 254,405 202,099 2,541,005 92.6% 239

Source: US Census Bureau; American Community Survey
*2018; data not available for 2019, OnTheMap
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Region(ll Employment OUtIOOK FIGURE 2.8: Regional Employees and Jobs
* For over 90% of employees their primary job is in the county.
. NUMBER TOTAL
» For every county, except Christian, the number of employees COUNTY POPULATION OF PAID PRIMARY
has increased over the last several years (2020 EM(PZLCag)EES JOBS (2019)
» Taney County's workforce is spread across the region. Taney 56,066 26,653 24,526
Stone 31,076 6,662 6,260
* Of the 26,653 employees only 5,626 (21%) live in Branson, SRSt 88,842 18.235 17123
Hollister, Forsyth, or Merriam Woods. Douglas 11,578 2,387 2,289
> Housing, transportation, and childcare are three of the Ozark 8,553 1,314 1256
biggest expenses a household will usually have. The further Marion (AR)* 16,826 3,739 3,069
a worker commutes the more they spend on transportation Boone (AR)* 37,373 13,646 13,000
(gas and maintenance). Missouri 6,154,913 2,795,410 2,597,849
Source: US Census Bureau, On The Map.
*2018; data not available for 2019, OnTheMap
FIGURE 2.9: Resident Workplaces
WHERE WORKERS FROM SHARE OF
THE COUNTY LIVE 2019 COUNT - WORKERS HIVING
Branson, MO 3,587 13.5%
Hollister, MO 1,708 4.2%
Springfield, MO 1,018 3.8%
Ozark, MO 544 2.0%
Forsyth, MO 471 1.8%
Merriam Woods, MO 460 1.7%
All Other 19,465 73.0%

Source: US Census Bureau; On The Map.
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Housing Snapshot
Affordability

* Since 2016 the median home value has increased by over
$30,000.

> The Census housing estimate is based on all homes, not
just homes recently sold which will be illustrated later in
the Multiple Listing Service data.

» Median income has increased by roughly $13,000.

» Housing increased by 31% and income by 34% based on
Census estimates between 2016 and 2021.

» It should be noted that between 2021 and the interest rate
hikes that began in 2022 housing prices nationally were
rising

* Markets with a value to income ratio above three are
traditionally considered to be unaffordable.

> In Taney County two important factors influence the
income to value ratio:

» Many retired households are purchasing based on
their savings/net worth rather then their monthly
income.

» Lifestyle destination communities tend to have higher
home values due to market demands but those
household's income is reported at their permanent
residence.

* Taney County's rental market is on the higher end of the
region except for Christian County and Missouri as a whole.

> Newer construction in the market can result in a slight
increase in rental rates and counties with an older rental
stock will traditionally have a lower median contract rent.

FIGURE 2.10: Regional Housing Costs and Affordability, 2021

COUNTY MEDIAN HOME VALUE MEDIAN INCOME VALUE TO INCOME RATIO
Taney $157,500 $51,031 3.09
Stone $193,800 $54,320 3.57
Christian $226,300 $71,343 317
Douglas $129,200 $45,125 2.86
Ozark $121,800 $36,402 3.35
Marion (AR) $139,200 $41,038 3.39
Boone (AR) $133,500 $48,625 2.75
Missouri $198,300 $61,847 3.21

Source: US Census Bureau; American Community Survey
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Occupancy
* Taney County has a higher percentage of units renter

FIGURE B: Short Term Rentals

. . . . NUMBER NUMBER GUESTS
occupied than surrounding counties but is comparable to the OF UNITS OF UNITS AVERAGE ON
state as a whole. 2019 2022 BEPROOMS \\yeracE

» Seasonally vacant units create a high vacancy rate in Taney
. " ; . Branson 2,207 4,812 2.6 7.6
County, while the "for sale or for rent" vacancy rate is much
lower and likely indicates a lack of options for new residents _
to the area. This is an issue that is not isolated to Taney Hollister 238 403 39 103
County but an issue across the region.
Forsyth 10 26 2.4 73
* Figure B reviews the number of short term rentals in Taney
County Communities. Rockaway
[\B,]eac.h/ 14 52 14 47
» Injust three years the number of short term rental units erriam
Woods
doubled.
> Since 2019, Branson has added 581 units (see Chapter Total 2,469 5,293
3) and experienced an increase of over 2,600 short- . _
term rentals. This would appear to indicate that Branson Source: AIrDNA Marketminder
experienced a loss of over 2,000 units for permanent
residents/employees, however, it is also likely that more
seasonal owners were listing their units as short-term
rentals.
> This pattern was not exclusive to Branson but experienced
across the county.
FIGURE 2.11: Occupancy Status, 2020
TANEY STONE CHRISTIAN  DOUGLAS OZARK MARION BOONE STATE OF
MISSOURI
Owner-Occupied 14,669 10571 24,272 4,392 3,243 5,500 10,835 1,637,374
% Owner-occupied 65.5% 83.3% 74.7% 82.6% 79.4% 79.5% 72.0% 67.1%
Renter-Occupied 7,721 218 8,215 925 839 1,418 4,208 802,838
% Renter Occupied 34.5% 16.7% 25.3% 17.4% 20.6% 20.5% 28.0% 32.9%
Total Vacant 8,609 8,564 2,304 1,203 1,621 2,628 1,982 364,452
Vacancy rate 27.8% 40.3% 6.6% 18.5% 28.4% 27.5% 1.6% 13.0%
(All types)
Vacancy rate (for 2.8% 1.4% 1.8% 0.6% 1.8% 2.8% 4.3% 2.7%
rent or sale)
Total 30,999 21,253 34,791 6,520 5,703 9,546 17,025 2,804,664

Source: American Community Survey, 2015-2020
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COMMUN"Y ATLAS Figure 2.12: Median Age
Population 70
60

* The median age in Forsyth and Rockaway Beach is estimated

to be over 50. 50
. . . 40
* Only Bull Creek, Merriam Woods, and Tanneyville have median
. . . . 30
ages in their child bearing years.
20
> For the County’s older communities, population stability 10
and growth will be dependent on new individuals moving
. )
to the community.
y & = o & c}é N
* The County's four largest communities all grew during the last C/o\> Q)@“ \\G ({o‘6 A .@% {° \X@Q’ >
A
decade. & LS ® K
<> @((\ d_’b
Qo

> All of these communities also experienced a significant
increase in the number of seasonal rentals, which likely m 2000 Median Age =2010 Median Age ®2020 Median Age
makes the communities feel larger or busier than actual
population growth.

* Predicted versus actual population change (Figure 2.15) was
not analyzed in this update due to the data for 2020 not being
available from the 2020 Census.

» It should be noted that most of these communities likely
experienced population growth above that predicted as
the larger older population in 2010 would have resulted
in more deaths than births. Despite this the communities
grew, indicating in-migration occurred.

Figure 2.13: Community Historic Population Change, 1980-2016

14,000
12,000
10,000
8,000
6,000
4,000
=il all
o I IIII IIII _— | -l - e B
Branson Hollister Forsyth Merriam Rockaway Bull Creek Kirbyville  Taneyville
Woods Beach
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Figure 2.16: Occupancy Status, 2020
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Housing Activity, Occupancy, and Affordability

» Seasonal vacancy has a significant impact on the Branson
market due to having the largest number of units in the
county.

>

Many of the units are likely now being used as short-term
rentals.

* Taneyville, located furthest from the lake, has the highest
owner-occupancy rate followed by Forsyth, Merriam Woods,
and Rockaway Beach.

» Ridgecrest Estates accounts for the largest portion of units
in Bull Creek and therefore the very high percentage of rental
occupancy in the small community.

These units are an important source of workforce housing
for the county and the region.

The small number of owner occupied units in Bull Creek
are older and therefore result in a very low value to income
ratio.

» Forsyth plays an important role in the county as a location
for many of the areas year-around residents and workforce.
As such, the ownership market is very competitive and likely
creates a slightly higher value ownership market.

)

The estimate for median rent in Forsyth is likely higher
than $421 but possibly remains well below rents needed to
support new construction of rental units.

Kirbyville Merriam Rockaway Taneyville
Woods Beach

= \/3cancy Rate = Scasonally Vacant Rate

FIGURE 2.18: Community Housing Costs and Affordability, 2020

MEDIAN MEDIAN  VALUE TO MEDIAN
CITY HOUSEHOLD HOME INCOME CONTRACT

INCOME VALUE RATIO RENT
Branson 45,669 $170,800 3.74 $761
Bull Creek 2735 $50,700 1.87 $507
Forsyth 39,025 $152,700 3.91 $421
Hollister 46496 $125,300 2.69 $581
Kirbyville 46,250 $11,500 2.41 $472
Merriam 45,625 $83,000 1.82 $695
Woods
g:g'éf]way 48,828 $96,500 1.98 $586
Taneyville 34,205 $87,500 2.56 $400

Source: US Census Bureau; American Community Survey
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Figure 2.19: Community Building Activity, 2010-

2022 FIGURE 2.21: Residential Property Sales
M Branson M Forsyth M Hollister (includes demos) 2017 2018 2019 2020 2021 2022

Branson
Number Sold 899 935 404 540 616 469
Average Sales Price $144,610  $165,291  $195,560  $197,972 $256,073 $309,909
Average Sold DOM* 16 85 84 75 33 34
Total Active 1,723 1,750 1,712 1,715 1,787 1,618

Hollister
Number Sold 210 205 135 222 230 188
Average Sales Price $167,363  $192,222  $214,927  $257,631 $300,820 $475,093
Average Sold DOM* 102 104 84 73 37 29

Total Active 406 412 414 425 323 350

*DOM: Days on Market
Source: Multiple Listing Service

* Branson has accounted for the largest portion of the region’s 2023 CUNCLUS'ONS

housing construction.
¢ In 2018, demand had started to rebound from the Great

> Since 2017, Branson has experienced a greater variety of Recession and the COVID-19 Pandemic further pushed the
housing production compared to Forsyth and Hollister desire to live in locations like Taney County.
whose annual construction was often dominated by single-

¢ Construction activity has been strong in the county's three
largest communities but it has not been enough to keep up
with demand, especially demand for owner-occupied housing.

family.

* In 2018, many in real estate were concerned about the low
supply of for sale homes and since then the number of active
units has declined for Branson and Hollister. * The number of short term rentals has more than doubled

since 2019. While many of these might have been units that

were only periodically occupied by their owners (seasonally
occupied) it does continue to indicate the struggle the
region’'s workforce has in finding permanent affordable

» Cost of materials along with labor and inventory shortages rentals.
have resulted in increasing values for new construction.

> Since 2019, record low interest rates combined with low
inventories have resulted in increasing values for existing
homes.

* The decreasing days on market is another indicator that the
market has been highly competitive, influencing sale prices.
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REGIONAL ATLAS

The communities in Taney County are unique, but part of a
larger economic region. Housing markets are not secluded
to municipal boundaries. Examining Taney County and
regional market trends establishes a base to understand
challenges that are common to all communities. Then

the unique challenges and opportunities in specific
communities can be identified.

What market data tells us

Figure 2.1 summarizes many elements that influence
housing supply and demand. Quantitative data tells us past
trends in population, housing occupancy, affordability, and
other objective measurements. Market data gives a quick
and straightforward representation of the county and

how it compares to other counties in the region. It evokes
questions like why conditions are the same or different
compared to other areas.

Figure 2.1: Potential Forces on Housing Development and Investment
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TANEY COUNTY SNAPSHOT

This section provides a regional comparison of Taney
County and the adjacent counties in the region.
Assessments are made based on population, employment,
commuting patterns, income, and housing.

Population Snapshot

Examining population and age characteristics provides
clues into the type of housing demanded and helps
develop forecasts for future housing need. Figure 2.3
shows Taney County'’s population has grown significantly
in the past decade. A steady growth has been occurring
since 1960, outpaced only by Christian County (adjacent to
Springfield, Missouri).

36

What market data does not tell us

Census and other objective data has limitations, which is
why it provides only one element of understanding the
housing market. Market data does not capture the feelings
and observations of residents. It does not fully capture
the condition of housing or community amenities. Lastly,
market data becomes less reliable for small communities
(<1,000) because of sampling error and lack of sufficient
data. For all of these reasons, the market analysis indicates
caution where necessary. Ultimately, the conclusions and
strategic directions compare data with on the ground
observations and discussions.

POPULATION
GROWTH/
DECLINE

STAGNANT
(VN1 (= gl VALUATIONS

ZONING
REGULATIONS

JOB GROWTH
OPENINGS

Community population data on the following pages shows
stable population from 2010-2016 in multiple communities
of Taney County.

Natural population changes trend toward population
decline as households age and birth rates decline. Missouri
has seen a steady drop in the birth rate over the past
decade to just 12.3 births per 1,000 people. To understand
whether actual population changes reflect expectations,
an analysis was completed that compared predicted
population to actual 2016 ACS population estimates.

The estimates in Figure 2.2 are based on estimated birth
and death rates for the population developed by the U.S.
Bureau of the Census and the National Center for Health
Statistics. The analysis indicates that in Taney County:
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* Overall, the county experienced a positive difference between
predicted and actual population, indicating population growth
resulting most likely from an in-migration of residents. The
difference is most noticeable in the 0-15 age range, which
may indicate birth rates in Taney County are higher than the

statewide average.

* Anin-migration of early retirement ages (55-64) indicates
these households find areas in Taney County attractive to live

and suitable for their needs.

* A negative difference of those 85+ indicates either more
deaths than expected or an out-migration as people well into
their retirement years looking for more suitable housing or

community amenities.

Figure 2.2: Predicted vs. Actual Population, County 2016
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Economic Snapshot

Taney County is somewhat isolated from larger metro
areas, but is within adequate commuting distance from
Springfield to the north. Despite the relative proximity,
most choose to work either within the county or in closer
proximity. Many respondents to the survey wished to
reside within one of the communities such as Branson, but
felt the cost of housing was too high.

Figure 2.5 shows that Taney County has a 7.5%
unemployment rate, which is somewhat high, but in line
with surrounding communities. As noted at the bottom
of Figure 2.5, BLS data varies and often indicates a much
lower rate. Aninteresting trend in the BLS unemployment
rate shows a peak unemployment rate nearing 25% at
the start of each year, dropping to a reasonable rate by
the end of summer and peaking again at the beginning
of the following year, no doubt a result of the seasonal
employment found in Taney County. December 2018 BLS
unemployment rates were estimated at 3.9%.

Employers still have a pool of potential workers in the
region to choose from when positions become available.
However, when employment rates are at their lowest a
portion of workers for new jobs must be attracted to the
area through higher wages, benefits, or desirable (and
available) places to live. The lower labor force participation
rate than the State of Missouri shows there is a higher
proportion of retirees, people going to school, or people

FIGURE 2.3: Regional County Population Change

2000 2010 o002
POPULATION POPULATION CHANGE
Taney 39,703 51,675 30%
Stone 28,658 32,202 12%
Christian 54,285 77,422 43%
Douglas 13,084 13,684 5%
Ozark 9,542 9,723 2%
Marion (AR) 16,140 16,653 3%
Boone (AR) 33,948 36,903 9%
Missouri 5,595,211 5,988,927 7%

Source: US Census Bureau; Population Estimates Program

-119 not actively looking for work in Taney County.
X
Cb
FIGURE 2.4: Regional Median Age
2016 2010-2016 2000 2010 2016
POPULATION PERCENT MEDIAN MEDIAN MEDIAN
ESTIMATE CHANGE AGE AGE AGE
55,355 7% Taney 38.8 40.7 4.7
31,047 -4% Stone 441 48.5 52.1
85,432 9% Christian 345 36.0 375
13,358 -2% Douglas 40.1 429 474
9,237 -5% Ozark 43.6 479 51.0
16,325 2% Marion (AR) 441 48.7 51.5
37,304 1% Boone (AR) 389 40.6 42.4
6,059,651 1% Missouri 36.1 376 38.3
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Source: US Census Bureau; Population Estimates
Program
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FIGURE 2.5: Regional Employment Trends Median household incomes are slightly higher compared
to adjacent counties but lower than the State of Missouri
COUNTY LABOR  LABORFORCE UNEMPLOYMENT (Figure 2.6?. High(_er wages help attract workers_, but are
FORCE  PARTICIPATION RATE* also essential to give households the means to invest in
existing housing or build new. A repeated comment in
Taney e o0 Jo5lt public engagement concerned wages that were too low to
Stone 13,420 50.6% 8.2% afford the housing options.
Christian 40,914 65% 6.3%
Douglas 5,362 49.3% 6.8% Figure 2.7 shows that people living in Taney County travel
Ozark 3,451 43.9% 9.6% more to jobs within the county and those that commute
Marion (AR) 6.060 43.8% 10% out do not necessarily commute that far. Communities that
BOSNaIAR) 16.659 55 7% 8.4% are closer to employment centers benefit by being able to
attract new residents.
Missouri 3,055,025 63.3% 6.6%
*Taken from 2016 American Community Survey. Bureau of Labor Regionul Employment Outlook
Statistics (BLS) reported unemployment rates may differ
Source: US Census Bureau; American Community Survey Figure 2.8 shows the total number of paid employees and
total primary jobs for in each county. As indicated in the
FIGURE 2.6: Regional Median Household Income unemployment rates on the previous pages, the region has
a somewhat unstable economy, mostly due to the reliance
2016 2016 MEDIAN on seasonal employment. As such, Figure 2.9 reiterates the

80% OF 50% OF _ en , ,
COUNTY  POPULATION HOUSEHOLD e to e commuting characteristics of residents showing that they

ESTIMATE® INCOME fill positions across a wide range of counties, but almost
half work in Taney County.

Taney 55,355 $38,040 $30,432  $19,020

Stone 31,047 $41,944 $33,555  $20,972 ) o .

Christian P P Py R —— A key elgment descrl_bed later in thls study is that _
population and housing demand hinges on capturing

Douglas 19,558 $31.333 $25.066  S15.667 regional employees to live in Taney County communities.

Ozark L] Sl 2000 s This data provides a base to understanding the larger

2":%0“ 16.325 $33.726 $26.981  $16.863 employment demands in the context of housing needs in

E— Taney County.

(AR) 37,304 $38,664 $30,931  $19,332

Missouri 6,059,651 $49,593 $39,674  $24,797

Source: US Census Bureau; Population Estimates Program, *As of July 1st

FIGURE 2.7: Regional Commuting Trends

0,
IN COMMUTERS OUT COMMUTERS LIVE AND WORK IN % EMPLOYED AND  MEAN TRAVEL TIME

THE COUNTY LIVING IN COUNTY TO WORK
Taney 10,848 7,748 13,177 54.8% 21.2
Stone 3,101 3,060 3,060 49.7% 289
Christian 9,148 8127 8,021 46.7% 254
Douglas 1,353 2,167 936 40.9% 315
Ozark 507 1,747 948 65.2% 294
Marion (AR) 1,759 3,087 1,831 51.0% 221
Boone (AR) 4,589 5,616 8,096 63.8% 19.4
Missouri 214194 186,197 2,313,081 91.5% 235

Source: US Census Bureau; American Community Survey

10,848 13,177 7,748

In Commuters: Live and Work Out Commuters:
Employed in the in the County Employed Outside the
County, Live Outside County, Live Inside
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HOUSing SI’I(]pShOt FIGURE 2.8: Regional Employees and Jobs

Regional characteristics indicate a prevalence of certain

housing types and hints where strategic directions could NUMBER TOTAL
be targeted, considering information heard through COUNTY POF;%{Z;'ON ENCI)PFLE)/\A(IEDES PRIMARY
community engagement and market indicators in Taney (2016) JOBS (2015)
County. Taney 55,355 25,056 26,001
- Stone 31,047 447 6,562
Afforduplllty ) Christian 85,432 14,957 18,259
Housing is the_h|ghest expense for any hous.eh_old foIIolwed Douglas 13.358 2090 2371
by transportation costs. Taney County has similar median
- . . . Ozark 9,237 979 1,546
incomes to other counties in the region. Figure 2.10
shows the ratio of home value to income in each county. Marion (AR) 16,325 2,827 3,737
An affordable, self-sustaining housing market, with Boone (AR) 37,304 12,035 13,302
adequate value and revenues to support market-rate new Missouri 6,059,651 2,494,720 2,527,275
construction, will typically have a value to income ratio Source: US Census Bureau, On The Map.
between 2.0 to 3.0. Ratios above 3.0 present significant
affordability issues while ratios below 2.0 are significantly
undervalued relative to income.
While a market that is unaffordable presents significant
challenges to attracting new residents and to enabling FIGURE 2.9: Resident Workplaces
residents to move within the housing market, an
undervalued market is equally troublesome. WHERE WORKERS SHARE OF
FROM THE COUNTY ARE COUNT WORKERS LIVING
Taney County has a ratio above 3.0 and higher than most EMPLOYED (2015) INTANEY
surrounding counties and the statewide average. Overall, Branson, MO 8571 1%
ratios iq the regio_n ind_icgte a _generglly overvalued market. Springfield, MO 2195 10%
The estimates affirm similar discussions heard from .
. . Hollister, MO 1071 5%
stakeholder discussions and survey results. It should also
be noted that Taney county has a large number of retirees Forsyth, MO 871 %
for whom household incomes may be low but net worth is Joplin, MO 330 2%
high. Kansas City, MO 216 1%
All Other 7671 37%

Source: US Census Bureau; On The Map.

FIGURE 2.10: Regional Housing Costs and Affordability, 2016

COUNTY MEDIAN HOME VALUE MEDIAN INCOME VALUE TO INCOME RATIO MEDIAN CONTRACT RENT
Taney $120,100 $38,040 316 $570
Stone $155,500 $41,944 3.7 $491
Christian $148,000 $54,392 2.72 $608
Douglas $99,900 $31,333 319 $355
Ozark $81,600 $31,087 2.62 $341
Marion (AR) $109,700 $33,726 3.25 $420
Boone (AR) $114,400 $38,664 2.96 $450
Missouri $141,200 $49,593 2.85 $581

Source: US Census Bureau; American Community Survey
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Occupancy

Taney County has the lowest percentage of owner-occupied households compared to surrounding counties. Communities
with more rental options typically have higher quality units as households can choose quality units over low quality units,
forcing landlords to up-keep units to retain renters. Feedback during the public engagement process indicates there is likely a
shortage of quality rental units.

The rental housing stock is essential when communities are trying to attract young households. Many young families and
almost all single young households begin their experience in the housing market as renters. A healthy housing market
provides housing options at all stages of life, such as quality rental units for those at the beginning of their adult life or for
downsizing later in life.

Vacancy rates across all counties in the region appear high. However, the total vacancy rate includes seasonal, rented and
sold units not occupied, and other vacancies that are not available for use such as storage, owner personal reasons/legal
issues, under repair, abandoned homes, etc. When excluding these categories, vacancy rates of for rent or for sale units are
low at 4% county wide. A healthy market could support a 5-7% vacancy rate to provide options in the market and efficient
movement of households to different housing choices. It is possible that many households in Taney County would like to
move, but are staying in their current home because few existing options or buildable lots are available.

FIGURE 2.11: Occupancy Status, 2016

TANEY STONE CHRISTIAN DOUGLAS OZARK MARION BOONE STATE OF
MISSOURI
Owner-Occupied 12665 9985 22045 3969 3279 5265 10714 1584735
% Owner-occupied 58.2 78.8 73.3 777 76.8 79 72 66.8
Renter-Occupied 9104 2682 8048 141 988 1402 4169 787627
% Renter Occupied 41.8 21.2 26.7 22.3 232 21 28 332
Total Vacant 8269 7886 2554 1348 1347 2676 2025 366412
Vacancy rate 27.5% 38.4% 7.8% 20.9% 24.0% 28.6% 12.0% 13.4%
(All types)
Vacancy rate (for 4% 3% 4% 3% 3% 3% 5% 4%
rent or sale)
Total 30038 20,553 32,647 6458 5614 9343 16908 2,738,774

Source: American Community Survey, 2012-2016

REGIONAL MARKET INSIGHTS

The region influences many of the projections, policies, and strategic directions for communities in Taney County. These
strategies will often need to stretch beyond County lines into the region to make impactful changes.

* Population is steadily declining in the region, but Taney County has seen growth. In addition, there are more people than predicted
entering retirement years as healthcare improves.

* Taney County captures a high percentage of employment across the region with over half of all regional workers working in the county.
Other counties do not have as large a ratio of residents that work in their respective county. Regional employees and employment
growth potential are targets for capturing population growth (Ex: those willing to commute to other employment centers like
Springfield).

* Home values are overvalued in the county compared to median income. The County will need to develop creative ways to stimulate
new development. Rehabilitation is especially important as the housing stock continues to age.

* Taney County has a high percentage of renter occupied units. It's important to ensure these rental units are maintained in good quality
since the supply is often restricted by conversions to vacation rentals.
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COMMUNITY ATLAS

This section considers data within individual communities
in Taney County to forecast future population and housing
demand. The forecasts begin to frame an understanding
where policies and actions are needed to fill gaps in the
market.

Note that some data estimates for 2016 are excluded from
this section because of newly incorporated communities or
inadequate data.

Population
Figure 2.12 shows regionally the current median age and

Figure 2.13 shows changes in population between 1980 and
2016 in each community.

* All communities experienced population gain between 1980
and 2010.

* Smaller communities saw the highest growth rates.

Figure 2.12: Median Age
W, i
[

] s Merriam
- | Bull.Creek  Woods,
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* Median age was different in each community, with some aging
a few years, others over a decade and some actually getting
younger. Overall, the communities in Taney County have a
relatively low median age, especially Bull Creek (unusually low
at 24), but relatively similar to the state of Missouri.

Figure 2.14 shows the educational attainment throughout
the county. The north side of the county saw more higher
educational attainment with some college or an associate
degree obtained. The southern side of the county saw more
residents with a high school degree or no degree obtained.

Population Changes

A similar analysis of predicted versus actual population
based on natural birth and death rates shows many
communities are gaining more population than would
naturally occur. These communities are either seeing
more births or an in-migration of residents. Whereas
communities with a negative difference would either be
losing more people than expected or people would be
dying sooner. As seen in Figure 2.15, all communities saw
growth, with Bull Creek experiencing the most growth as
a percent of their 2000 population. Based on median age
is can be assumed that much of the growth was among
young families in Bull Creek.

MedianAge
I 50 - 60 years
P 45 - 49.9 years

I 40-449years
35-39.9 years

less than 35 years b
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Figure 2.13: Community Historic Population Change, 1980-2016
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Source: US Census Bureau

Figure 2.14: Educational Attainment
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FIGURE 2.15: Community Predicted versus Actual Population
Change, 2000-2010

2000 2010 2010

ciry POP. PREDICTED ACTUAL DIFFERENCE
Branson 6,050 5902 10,520 4,618
Bull Creek 225 241 603 362
Forsyth 1,686 1,483 2,255 772
Hollister 3,867 4,000 4,426 426
Kirbyville* - - 207 -
Merriam
Woods 1142 1,123 1,761 638
FOE Y 577 539 841 302
Beach
Taneyville 359 372 396 24

*Data not available since Kirbyville wasn't incorporated until 2001
Source: US Census Bureau

Residential Sales Trends

The frequency of homes sales shows the level of movement
in the housing market. Additionally the length of time it
takes to sell a home shows the level of demand for housing
in the local market. Local data for Branson and Hollister,
seen in Figure 2.21, shows the average days on market
(DOM) dropped significantly from 2017 to 2018 (113 down
to 88). When considering days on market, its important to
remember that a DOM includes the time between a signed
contract and the formal closing. In addition, the average
sale price increased from $143,236 to $164,365.

Figure 2.16: Occupancy Status, 2016
100.00%
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Branson Bull Creek Forsyth

EEm % Owner-Occupied

Source: US Census Bureau; Population Estimates Program, *As of July 1st

Hollister

EE % Renter-Occupied

Housing Activity, Occupancy, and Affordability

Residential construction activity since the 2008 recession
was sporadic across Taney County. Similarly were median
home values and incomes. Data for several smaller
communities are unavailable because of small sample sizes
or large margins of errors.

* Figure 2.19 shows that a fair amount of construction activity is
happening in Taney County and most new construction since
the 2008 Recession occurred in Branson. Almost all activity
county wide was single-family residential development or
manufactured homes.

* Rental occupancy rates range across communities between
23% and 75%, shown in Figure 2.16. Communities with larger
rental rates do not necessarily mean these rentals are in good
condition.

* When considering only vacancies of for sale or for rent homes,
most communities have a healthy rate between 5% and 7%
despite the high overall vacancy rates due in large part to
seasonal units (seen in Figure 2.17).

¢ The value to income ratio shows that housing varies
throughout Taney County. Bull Creek's market is severely
undervalued, while Branson, Forsyth, Hollister, and Rockaway
Beach are overvalued shown in Figure 2.18. The V/I ratio for
the county is 3.16. The State of Missouri lies at 2.85.

¢ Bull Creek's market has a large number of manufactured
homes, many are older and in poor condition.

Merriam

Rockaway
Woods Beach

Kirbyville Taneyville

e \/acancy Rate
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Note, a value to income ratio (V/I) compares the median home value to the median income for a given geography. The ratio is
one way to gauge the affordability of a housing market. Generally, a self-sustaining housing market will have a Value/Income
ratio between 2.0 and 3.0. A value in this range indicates adequate value and household revenues to support market rate
construction. Ratios above 3.0 present significant affordability issues for households, while ratios below 2.0 indicate homes
are undervalued relative to household incomes. Low rents and undervalued property mean builders/developers will have
difficulty building new units (owner and renter occupied) that appraise at the cost of construction.

Figure 2.20 shows the ratio of net worth to household incomes within the county. Higher ratios reflect a net worth that is
greater than income, which is often the case for retirees that have accumulated wealth, but are now on a fixed income. The
higher rates are seen in the northern part of the county.

FIGURE 2.18: Community Housing Costs and Affordability, 2016

CITY MEDIA:\INzgld?EEHOLD MEDIAN HOME VALUE VALUERTAQHISCOME MEDIANRESETRACT
Branson $38,880 $157,800 4.06 $625
Bull Creek $23,750 $21,400 0.90 $514
Forsyth $36,360 $121,000 3.33 $490
Hollister $29,616 $113,400 3.83 $512
Merriam Woods $29,034 $67,900 2.34 $475
Rockaway Beach $30,167 $100,500 3.33 $558
Taneyville $31,923 $64,700 2.03 $390

Source: US Census Bureau; American Community Survey
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Figure 2.19: Community Building Activity, 2010-2018 FIGURE 2.21: Residential Property Sales
m Branson m Forsyth m Hollister
723 24 154 2017 2018

Branson
Number Sold 899 935
Average Sales Price $144,610 $165,291
Average Sold DOM 116 85
Total Active 1,723 1,750

Hollister
Number Sold 210 205
Average Sales Price $167,363 $192,222
Average Sold DOM 102 104

Total Active 406 412

Source: Multiple Listing Service

Source: Provided by each city
*Cities with no documented activity are not shown on charts.

Figure 2.20: Net Worth of Households Compared to Median Home Values
,"
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ADDENDUM 1

The following section is an update to the market analysis
conducted in 2018/2019. For more detailed descriptions
of data sources and definitions of terms or assumptions
please review the original analysis beginning on page 66.

BRANSON

* Since 1990, Branson's growth has been strong

> During the 2010s the city's growth rate slowed but this
would be expected as maintaining annual growth rates at
5% can be challenging for a city to accommodate

» Since 2010, Branson has added over 1,400 units to the market
but this construction pace has not been enough to keep up
with demand.

> The city's overall vacancy rate is very high but the vast
majority of those units are seasonally vacant, meaning they
are generally not available to the county's workforce.

> The number of vacant units available to the workforce
remains very low and would indicate construction has not
kept up with demand.

FIGURE 3.1: Population Change, Branson

DECADE DECADE% GROWTH

POPULATION ' cHANGE CHANGE  RATE
1960 1,887
1970 2,175 288 15.3% 1.4%
1980 2,550 375 17.2% 1.6%
1990 3,706 1,156 45.3% 3.8%
2000 6,050 2,344 63.2% 5.0%
2010 10,520 4,470 73.9% 57%
2020 12,638 2,118 20.1% 1.8%
2000-2020 10,751 3.75%

Source: US Census Bureau

FIGURE 3.2: Housing Occupancy, Branson

2000 2010 2020
NUMBER %OSI\(IZIL.:.ZIED NUMBER %OS,\(IZIL.JI.ZIED NUMBER %OUC'\%L.':.ZIED

Owner- Occupied 1,465 54.2% 2,057 43.9% 4,003 46.6%
Renter-Occupied 1,236 45.8% 2,631 56.1% 4,588 53.4%
Total Vacant 665 3,911 2,749

Vacancy Rate 19.8% 45.5% 32.0%

Vacancy (for rent or sale) 194 571 178

Total Units 3,366 8,599 8,591

Source: U.S. Census Bureau; American Community Survey
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HOUSING DEMAND FORECAST

» Figure 3.4 illustrates three potential growth scenarios for
Branson.

>

>

>

Between 2010 and 2020 the city grew at a rate of 1.8%

Over the 20 year period from 2000 to 2020, Branson
experienced a 3.75% annual growth rate

A third, middle option is illustrated at 2.5% annual growth
rate

* Branson is well positioned to continue to grow, as individuals
can work from anywhere and more individuals are choosing to
live in locations rich with natural amenities and quality of life
features.

* Figures 3.5A and 3.5B illustrate two different scenarios based

on

>

Figure
25,000
22,500
20,000
17,500
15,000
12,500
10,000
7,500
5,000
2,500

(¢}

a 2035 population of 18,304.

The first scenario uses the current vacancy rate of 32% and
therefore continues to assume that the market will produce
seasonally oriented units at the same or higher rate thanin
previous years.

The second scenario uses a 3.5% vacancy rate based on
what is available for full time residents and the need to
increase that rate to meet demand.

Based on these two scenarios an additional 239 to 173 units
will need to be produced to support a 2.5% annual growth
rate.

3.4: Population Growth Scenarios
21,959
18,304
16,641
12,638
2020 2025 2030 2035
—e—1.85% 250% —@=3.75%
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FIGURE 3.5A: Housing Demand at 32% Vacancy Rate

2020 2030 2035 TOTAL
Population at End of 12,638 16,178 18,304
Period
Household Population at
End of Period 12,409 15,885 17,972
Average People Per 233 233 233
Household
Household Demand at
End of Period 5,326 6,817 7,713
Projected Vacancy Rate 32.0% 32.0% 32.0%
Uni'_c Needs at End of 7832 10,025 1343
Period
Replacement Need 8 5 13
Cumulatlve Need During 1790 1322 310
Period
Average Annual 294 264 39

Construction

Source: U.S. Census Bureau; American Community Survey; RDG
Planning & Design

FIGURE 3.5B: Housing Demand at 3.5% Vacancy Rate

2020 2030 2035 TOTAL
Pop_ulatlon at End of 12,638 16,178 18,304
Period
Household Population at
End of Period 12,409 15,885 17,972
Average People Per
TE——— 2.33 2.33 2.33
Household Demand at
End of Period 5,326 6,817 7,713
Projected Vacancy Rate 3.5% 3.9% 4.1%
Uni'_c Needs at End of 5508 7093 8.047
Period
Replacement Need 8 5 13
Cumulatlve Need During 1293 953 2251
Period
Average Annual 162 192 73

Construction

Source: U.S. Census Bureau; American Community Survey; RDG
Planning & Design
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DEVELOPMENT PROGRAM

* Branson continues to have a shortage of housing affordable to
households making less than $25,000

* While there appears to be an adequate supply of housing
affordable to households making between $25,000 and
$49,000 these households are likely competing for housing
with those making over $50,000.

* Households make housing choices based on a variety of
factors, therefore Figure 3.6 does not illustrate literal demand
for different price points. It does illustrate a need for housing
across all income ranges, especially at market rate price
points.

* Figure 3.7 illustrates how the demand for an additional 2,251
units would be distributed based on:

> 50% of the units being owner-occupied and 50% being
renter-occupied

> Allocation of units would be comparable to the city's
current distribution of household income ranges

* Based on current land, material, and labor costs owner units
priced below $200,000 and rental units priced below $1,000
are challenging to build

> To produce these units, additional assistance will be
needed or through filtering that occurs when households
move up to higher price points.

FIGURE 3.6: Housing Affordability, Branson

INCOME RANGE [ MBER OF ARF/ESEE%EE O&/ﬁER
OWNER UNITS UNITS
$0-25,000 1,316 >$60,000 102
$25,000-49,999 1,407 $60,000-124,999 372
$50,000-74,999 1,021 $125,000-199,999 728
$75-99,999 494 $150,000-199,999 324
$100-150,000 384 $200,000-$299,000 439
$150,000+ 235 $300,000+ 136

AFFORDABLE # OF TOTAL
RANGE FOR RENTER AFFORDABLE BALANCE
RENTER UNITS UNITS UNITS
$0-499 416 518 -798
$500-999 2,285 2,657 1,250
$1,000-1,499 55 783 238
$1,500-1,999 - 324 -170
$2,000-2,999 - 439 55
$3,000+ - 136 -99

Source: U.S. Census Bureau; American Community Survey; RDG Planning & Design

FIGURE 3.7: Housing Development Program - 32% Vacancy Rate

2030 2035 TOTAL
Total Need 1,293 958 2,251
Total Owner Occupied 646 479 1,126
Affordable Low: <125,000 257 190 447
Affordable Moderate: 125-200,000 186 138 325
Moderate Market: 200-250,000 90 67 157
Market: $250-350,000 70 52 122
High Market: Over $350,000 43 32 75
Total Renter Occupied 646 479 1,126
Low: Less than 500 201 149 350
Affordable: 500-1,000 215 159 374
Market: 1,000-1,500 156 115 271
High Market: $1,500+ 75 56 131

*50%/50% owner occupied/renter occupied split

Source: U.S. Census Bureau; American Community Survey; RDG Planning & Design
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FORSYTH

* Since the 1960s, Forsyth has experienced regular and steady
growth.

¢ The city's growth rate slowed during the last decade but is still
strong compared to most rural communities in Missouri.

* Forsyth residents are aging and therefore new growth will be
dependent on in-migration rather than natural growth from
young families.

* With only 89 units constructed since 2010, building activity
appears to have not kept pace with demand.

* The city's real vacancy rate, when seasonally vacant units
are removed, is a very low 2.7%, which is an indicator that
construction has not kept pace with growth.

» Of the full-time occupied units, over 70% are owner occupied
indicating that many workers are finding home ownership
options in Forsyth.

FIGURE 3.8: Population Change, Forsyth

DECADE DECADE % GROWTH

POPULATION CHANGE  CHANGE RATE
1960 489
1970 803 314 64.2% 5.1%
1980 1,010 207 25.8% 2.3%
1990 1,175 165 16.3% 1.5%
2000 1,686 51 43.5% 3.7%
2010 2,255 569 33.7% 3.0%
2020 2,730 475 211% 1.9%
2000-2020 475 2.4%

Source: US Census Bureau; American Community Survey

FIGURE 3.9: Housing Occupancy, Forsyth

2000 2010 2020
NUMBER %OL(J:,\(I:IlZJrZIED NUMBER %OL(J:ISH'IZIED NUMBER %OS,SH.ZIED

Owner- Occupied 557 70.7% 689 71.3% 810 70.4%
Renter-Occupied 231 29.3% 278 28.7% 341 29.6%
Total Vacant 130 197 203

Vacancy Rate 14.2% 16.9% 15.0%

Vacancy (for rent or sale) 60/ 6.5% 43/37% 37/2.73%

Total Units 918 1,164 1,354

Source: U.S. Census Bureau; American Community Survey
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HOUSING DEMAND FORECAST

* Figure 3.11illustrates three potential growth scenarios

> During the 2010s the city grew by 1.9% annually
> From 2000 to 2020 the city grew by 2.4%
> During the 2000s the city grew by 2.95%
 |f the city replicated the growth rate of the last 20 years it

would need to produce approximately 480 units

» The level of production would help keep up with growth
but also begin to address the under-supply in the current
market.

» |f production does not increase supply issues will continue
and eventually limit the community and county'’s ability to
grow and support businesses
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Figure 3.11: Population Growth Scenarios
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FIGURE 3.12: Housing Demand at 2.44% Annual Growth

2020 2025 2030  TOTAL

Population at End of
Period

Household Population at
End of Period

Average People Per
Household

Household Demand at
End of Period

Projected Vacancy Rate

Unit Needs at End of
Period

2,730 3,474 3,919

2,485 362 3,567

1.95 1.99 2.02

1,274 1,589 1,770

2.7% 3.5% 4.0%

1,310 1,647 1,845

Replacement Need 8 5 13

Cumulative Need During

. 278 202 480
Period

Average Annual

. 5 4 37
Construction s 0

Source: U.S. Census Bureau; American Community Survey; RDG
Planning & Design



TANEY COUNTY HOUSING STUDY

DEVELOPMENT pROGRAM * Assuming future households will have a similar distribution of

household incomes as exists today:

* Forsyth continues to have a shortage of housing for the

lowest income households but also lacks move-up options. » 182 ownership units would need to be valued below
$250,000 and 164 rentals units would need to rent for less

* Many middle and higher income households are competing than $1,000 a month

for the same units, which are generally valued below
$200,000

» These values and rents are very challenging for the

private market to produce today due to land costs,

* To meet future demands, Figure 3.14 assumes that 50% of the materials, and labor.

future housing production will need to be in rental options
and 50% in ownership.

» These price points will need assistance along with

production of higher price point units that allows
households to move out of their existing home.

FIGURE 3.13: Housing Affordability, Forsyth

AFFORDABLE

INCOME RANGE 1 MBER BF TRANGE FOR OWNER RANSE TOR RENTER  AFFORDABLE  BALANCE
OWNER UNITS UNITS UNITS UNITS UNITS
$0-25,000 356 $0-50,000 29 $0-400 207 236 -120
$25,000-49,999 315 $50,000-99,999 317 $400-800 142 459 144
$50,000-74,999 188 $100,000-149,999 397 $800-1250 2 399 21
$75-99,999 124 $150,000-199,999 4 $1,250-1,500 0 41 -83
$100-150,000 171 $200,000-$300,000 45 $1,500-2,000 0 45 -126
$150,000+ 3 $300,000+ 5 $2,000+ 0 5 -26
Source: U.S. Census Bureau; American Community Survey; RDG Planning & Design
FIGURE 3.14: Housing Development Program
2030 2035 TOTAL
Total Need 278 202 480
Total Owner Occupied 139 101 240
Affordable Low: <125,000 53 38 91
Affordable Moderate: 125-200,000 32 23 54
Moderate Market: 200-250,000 21 15 36
Market: $250-350,000 29 21 50
High Market: Over $350,000 5 4 9
Total Renter Occupied 139 101 240
Low: Less than 500 50 37 87
Affordable: 500-1,000 45 32 77
Market: 1,000-1,500 27 19 46
High Market: $1,500+ 18 13 30

*50%/50% owner occupied/renter occupied split
Source: U.S. Census Bureau; American Community Survey; RDG Planning & Design
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HOLLISTER

» During the 2010, Hollister's growth dropped to below 0.5%
annually.

* Hollister continued to see fairly good construction activity
with nearly 30 new units constructed annually.

> At the same time the city removed nearly 90 homes.

> Removal of blighted conditions is an essential step in
support of new investment and growth

* Hollister is home to many more permanent residents reflected
in a very low number of seasonally vacant units compared to
other cities in Taney County

FIGURE 3.15: Population Change, Hollister

DECADE DECADE % GROWTH

POPULATION  cHANGE CHANGE  RATE
1960 600
1970 906 306 51.0% 4.2%
1980 1,439 533 58.8% 4.7%
1990 2,628 1,189 82.6% 6.2%
2000 3,867 1,239 471% 3.9%
2010 4,426 559 14.5% 1.4%
2020 4,583 157 3.5% 0.3%
2020-2020 716 0.85%

Source: US Census Bureau; American Community Survey

FIGURE 3.16: Housing Occupancy, Hollister

2000 2010 2020
NUMBER #OSLHEIED NUMBER #OCLHRIED NUMBER #OCCHRIED
Owner- Occupied 880 52.3% 958 51.9% 1,273 57.9%
Renter-Occupied 802 47.7% 889 481% 925 421%
Total Vacant 249 352 250
Vacancy Rate 12.9% 16% 11.4%
Vacancy (for rent or sale) 6.1% 7.0% 10.%
Total Units 1,931 2,199 2198

Source: U.S. Census Bureau; American Community Survey
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HOUSING DEMAND FORECAST

* Figure 3.18 illustrates three potential growth scenarios

» Between 2000 and 2020, Hollister experienced a 0.85%
annual growth rate

> In the last 20 years the majority of growth occurred in the
2000s when the annual growth rate was 1.35%

> Athird, more aggressive but still lower than the decades
before 2000, is illustrated at 1.5% annually

* Demand for housing is high across Taney County and
Hollister's investments in removing dilapidated housing
should position it for accommodating more growth

* At agrowth rate of 1.5% annually the city will need a net
production of approximately 450 new units

55

Figure 3.18: Population Growth Scenarios
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FIGURE 3.19: Housing Demand at 1.5% Annual Growth
2020 2025 2030 TOTAL
Populatlon at End of 4583 5.319 5730
Period
Household Population at
. 4,470 5,188 5,589
End of Period
Average People Per o o 244
Household
Household Demand at
End of Period 1,855 2,153 2,295
Projected Vacancy Rate 1.4% 11.4% 1.4%
Um? Needs at End of 2093 2429 2590
Period
Replacement Need 16 10 26
Cumulatlve Need During 987 7 458
Period
Average Annual 36 34 35

Construction

Source: U.S. Census Bureau; American Community Survey; RDG

Planning & Design
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DEVELOPMENT pRUGRAM * Much of the demand for new units will be at prices points

the private market cannot produce due to land, material, and

* Hollister has a shortage of housing affordable to households labor costs.

making over $50,000 a year
> This means the demand for owner units valued under

> This means that many of these households are living in $200,000 will be met by the existing housing stock. To do
units affordable to households making less than $50,000 this, existing residents in those units need to have options
resulting in lower income households with few options in that meet their needs.
their price points
» To meet the demand for rental units priced below $1,000
* To meet future demands, Figure 3.21 assumes that 50% of the a month assistance will need to be provided along with

future housing production will need to be in rental options some market rate rentals for households making more than
and 50% in ownership. $50,000 a year.

FIGURE 3.20: Housing Affordability, Hollister

NUMBER OF AFFORDABLE # OF AFFORDABLE # OF TOTAL
INCOME RANGE HOUSEHOLDS RANGE FOR OWNER RANGE FOR RENTER AFFORDABLE BALANCE
OWNER UNITS UNITS RENTER UNITS UNITS UNITS
$0-25,000 373 >$60,000 70 $0-499 319 389 16
$25,000-49,999 591 $60,000-124,999 384 $500-999 508 892 301
$50,000-74,999 639 $125,000-199,999 380 $1,000-1,499 43 423 216
$75-99,999 150 $150,000-199,999 95 $1,500-1,999 - 95 -55
$100-150,000 96 $200,000-$299,000 3] $2,000-2,999 - 31 -65
$150,000+ 0 $300,000+ 19 $3,000+ - 19 19

Source: U.S. Census Bureau; American Community Survey; RDG Planning & Design

FIGURE 3.21: Housing Development Program

2030 2035 TOTAL
Total Need 287 171 458
Total Owner Occupied 144 85 229
Affordable Low: <125,000 58 34 92
Affordable Moderate: 125-200,000 62 37 99
Moderate Market: 200-250,000 15 9 23
Market: $250-350,000 9 6 15
High Market: Over $350,000 0 0 0
Total Renter Occupied 144 85 229
Low: Less than 500 3 18 49
Affordable: 500-1,000 48 29 77
Market: 1,000-1,500 52 3 83
High Market: $1,500+ 2 7 20

*50%/50% owner occupied/renter occupied split
Source: U.S. Census Bureau; American Community Survey; RDG Planning & Design
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MERRIAM WOO0DS

* Since its incorporation in the 1980s, Merriam Woods has
experienced strong growth.

> In the original study the Census estimate indicated
population loss, which clearly was not the case, at least by
2020.

* Based on the 2020 Census, Merriam Woods declined in the
total number of units.

> This may reflect an undercount, which would also explain
the drop in population growth that occurred between 2010
and 2020 compared to the previous decades.

» This may have included an undercount in the number
of seasonally vacant units which also declined
significantly, however, it would not be uncommon
for those units to be permanently occupied in 2020
during the Pandemic.

* Merriam Woods remains the home of many young households
with a median age of 32

* These young households appear to own their homes (73%
owner occupancy) and likely work in the area.

FIGURE 3.22: Population Change, Merriam Woods

DECADE DECADE % GROWTH

POPULATION " cANGE CHANGE  RATE
1990 601
2000 1,142 541 90.% 6.6%
2010 1,761 619 54.2% 4.4%
2020 2,006 245 13.9% 1.3%
2000-2020 864 29%

Source: US Census Bureau; American Community Survey

FIGURE 3.23: Housing Occupancy, Merriam Woods

2000 2010 2020
NUMBER %OS,SIL.JI.FS)IED NUMBER %OS'SH.ZIED NUMBER %OUC'SIL.JI.?ED

Owner- Occupied 374 63.8% 424 67.7% 592 72.6%
Renter-Occupied 94 16.0% 217 32.3% 223 27.4%
Total Vacant 118 171 99

Vacancy Rate 20.1% 20.3% 12.1%

Vacancy (for rent or sale) 42 42 11

Total Units 586 842 815

Source: U.S. Census Bureau; American Community Survey

57



TANEY COUNTY HOUSING STUDY

HOUSING DEMAND FORECAST

* Figure 3.25 illustrates three potential population futures for

Merriam Woods.

> During the 2010s the community appears to have grown by

1.3%

> From 2000 to 2020 the community grew by 2.86%

annually

> The 2019 study illustrated a 3.5% annual growth rate which
is again shown as the most aggressive option

* Merriam Woods is a small community with limited capacity
to handle large amounts of growth but a growth rate over 1%

may be feasible and would support demand.

» It should be noted that demolition of blighted conditions
will need to occur in order to support new investment.

Figure 3.26 assumes at least 13 lost units.

* |f the city would grow to over 2,400 by 2035 it would need to

produce just over 140 housing units.
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Figure 3.25: Population Growth Scenarios

4,000
3,500
3,361
3,000 3,061
2,500 2,439
2,000 2,006
1,500
1,000
500
0
2020 2025 2030 2035
—e—1.31% 2.86% =8=3.50%
FIGURE 3.26: Housing Demand at 1% Annual Growth
2020 2025 2030 TOTAL
Populatlon at End of 2,006 2985 2.439
Period
Household Population at
End of Period 2,006 2,285 2,439
Average People Per 301 301 304
Household
Household Demand at
End of Period 666 759 804
Projected Vacancy Rate 12.1% 1.7% 1.4%
Un¢ Needs at End of 759 860 907
Period
Replacement Need 8 5 13
Cumulative Need During 89 53 142

Period

Average Annual

. 1l
Construction

ll

Source: U.S. Census Bureau; American Community Survey; RDG

Planning & Design



TANEY COUNTY HOUSING STUDY

DEVELOPMENT pRUGRAM * Demand for options affordable to households making less

than $100,00 a year may come from existing stock, assistance
in new construction, or the use of alternative building
techniques including modular construction.

* Merriam Woods continues to have a shortage of housing
affordable to households making over $50,000 per year
(Figure 3.27).

» Manufactured housing may be an option but they should
be new units and potentially replacing the existing older
dilapidated manufactured homes.

* As noted in the original study, a surplus of affordable units
does not indicate the quality of these units.

> Replacement of dilapidated structures would provide safe
housing for residents and support new construction on
adjacent lots.

* Figure 3.28 illustrates a development program for the
projected 142 new units based on 60% owner-occupied and
40% renter-occupied.

FIGURE 3.27: Housing Affordability, Merriam Woods

AFFORDABLE
NcoMERance NUMBEROF " (ePCon  #OFOWNER RANGEFOR  ciTen  aprORDABLE  BALANCE
OWNER UNITS UNITS UNITS UNITS
$0-25,000 255 >$0-60,000 177 $0-499 94 271 46
$25,000-49,999 298 $60,000-99,999 322 $499-999 146 468 170
$50,000-74,999 17 $100,000-149,999 5 $1,000-1,499 - 58 -119
$75-99,999 79 $150,000-199,999 4 $1,500-1,999 - 4 -75
$100-150,000 37 $200,000-$300,000 12 $2,000-2,999 - 12 -25
$150,000+ 4 $300,000+ 7 $3,000+ - 7 3
Source: U.S. Census Bureau; American Community Survey; RDG Planning & Design
FIGURE 3.28: Housing Development Program
2030 2035 TOTAL

Total Need 89 53 142
Total Owner Occupied 53 32 85

Affordable Low: <125,000 27 16 43

Affordable Moderate: 125-200,000 16 9 25

Moderate Market: 200-250,000 7 4 1

Market: $250-350,000 3 2 5

High Market: Over $350,000 0 0 1
Total Renter Occupied 36 21 57

Low: Less than 500 10 6 16

Affordable: 500-1,000 14 8 22

Market: 1,000-1,500 8 5 13

High Market: $1,500+ 4 2 6

*60%/40% owner occupied/renter occupied split
Source: U.S. Census Bureau; American Community Survey; RDG Planning & Design
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Bull Creek, Kirbyville, Rockaway Beach, and Taneyville
market assessment does not include housing forecasts
due to limitations in reliable data. For the size o