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Abstract. The market for privately owned seasonal 
recreational properties, such as vacation homes, recrea- 
tional lots, and resort condominiums has encountered many 
peaks and declines during the past 15 years. While demand 
for traditional types of recreational property has recently 
fallen off due to inflation and lack of financing, other 
alternatives such as resort timesharing are again beginning 
to stimulate the market. 

INTRODUCTION 

Since the late 1960's this nation has 
encountered a great proliferation in the supply 
of and demand for privately owned property for 
seasonal-recreational purposes. Included in 
this market are the three traditional commodi- 
ties of vacant recreational lots, single family 
detached vacation homes. and resort condominiums 

is more complex in nature, being created by 
two major causal factors. The first relates 
to those persons who buy such lots for the 
immediate or future siting of a vacation home. 
The second relates to those persons who buy 
such lots for speculative purposes in the 
hopes of realizing equity appreciation on 
their invested capital. 

and more recent innovative commodities such as 
timeshare units, lots sold as camping and reere- TRENDS IN MARKET FOR RECREATIONAL PROPERTIES 
ational vehicle sites, and undivided interests. 

While the market has gone through a series 
of peaks and declines in the 1970's, recent 
events indicate interest is being created anew 
by both producers and consumers. New products 
are being created and it appears the market 
will continue to be part of the lifestyle of 
many Americans. 

It is estimated that somewhere between 12 
and 15 million recyeational lots and about 3.5 
million vacation homes currently exist in this 
country. The market for vacation homes is 
oriented toward a user product as owners pur- 
chase these secondary shelters to enjoy during 
weekends and vacation periods throughout the 
year. The larger market for recreational lots 
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Early History 

In order to set the market for seasonal- 
recreational properties in proper perspective, 
it is useful to back up and describe how this 
phenomenon has evolved in recent years. 

Seasonal occupancy of land and housing 
can be traced through the history of the 
United States. During the early colonial 
period, the land-holding aristocracy in the 
South frequently maintained their primary 
residence on the plantation, but owned second 
and third homes in other communities or areas 
that provided recreational amenities. This 
multiple home ownership pattern existed in 
the Northern states, where wealthy families 
are known to have owned additional homes for 
recreation before the Revolutionary War 
(Fenton 1965). 

During the late 19th and early 20th 
centuries, peaks in vacation home ownership 
corresponded with periods of affluence and 
improvements in transportation. Such occu- 
pancy patterns influenced the development of 
traditional recreational areas such as Newport 
Beach, Palm Beach, the Adirondack Mountains, 



and t h e  mountains of North and South Carol ina  
and Virginia .  

Many f a c t o r s  have con t r ibu ted  t o  a t r e -  
mendous expansion of t h e  market f o r  recrea-  
t i o n a l  p r o p e r t i e s  dur ing t h e  p a s t  2 decades. 
Although popular f o r  genera t ions ,  l a c k  of 
both p u b l i c i t y  and low-cost product ion methods 
seemed t o  mainta in  t h e  t r a d i t i o n a l  a s s o c i a t i o n  
between t h i s  type of p roper ty  and a f f luence .  
Few marketing programs were d i r e c t e d  a t  
middle-income f a m i l i e s  u n t i l  t h e  e a r l y  1960's. 

H i s t o r i c a l l y ,  t h e r e  have been 2 b a s i c  
types  of r e c r e a t i o n a l  land development occur- 
r i n g  i n  t h i s  country. One was simply t h e  
s c a t t e r e d  l o t  found i n  a r a t h e r  secluded a r e a  
no t  too f a r  from a c i t y .  Favor i t e  s p o t s  were 
around l a k e s ,  i n  mountains, and on t h e  sea- 
shore.  Typical ly  purchase of t h e  l o t  was 
made from an i n d i v i d u a l  farmer o r  rancher 
who was s e l l i n g  o f f  marginal ly  product ive  o r  
nonproductive land.  Lots  were usua l ly  smal l ,  
dens i ty  f r equen t ly  high, wi th  very few i f  
any, publ ic  f a c i l i t i e s  being provided. Houses 
constructed on t h e s e  l o t s  o f t e n  were smal l  
and usua l ly  were not b u i l t  f o r  permanent 
l i v i n g  q u a r t e r s ,  e . g . ,  t h e  hunt ing cabin  i n  
t h e  Maine woods o r  t h e  l a k e  c o t t a g e  i n  t h e  
Adirondacks. Sca t t e red  l o t  development is  
s t i l l  occurr ing today, but  t h e  mass market 
h a s  s h i f t e d  t o  a more organized type of s a l e s  
promotion and land development. 

A second type of h i s t o r i c a l  development 
was a s e r i e s  of p l a t t e d  l o t s  i n  s c e n i c a l l y  
a t t r a c t i v e  a reas .  Again, l o t s  were smal l  
(usua l ly  a t  urban d e n s i t i e s )  and pub l i c  f a c i l -  
i t i e s  and s e r v i c e s  were minimal. For t h e  most 
p a r t ,  l o c a t i o n s  were c l o s e  t o  e x i s t i n g  metro- 
p o l i t a n  a r e a s  i n  an a t tempt  t o  t a p  t h e  mass 
market. Many of these  a r e a s  have evolved t o  
t h e  po in t  where, today, they a r e  communities 
of primary res idences .  Typical  examples a r e  
found on Cape Cod, t h e  Je r sey  Shore, and St .  
Petersburg,  F lo r ida .  

Recrea t iona l  land p r o j e c t s  

During t h e  l a t e  1950's and e a r l y  1960's 
mass merchandising of r e c r e a t i o n a l  land began. 
A s  noted by one researcher  (Burlingame 1973): 

Developers found t h a t  they could 
s e l l  land by d i r e c t  mail  l i k e  soap. 
A l l  t h a t  was required was t o  t ie  up 
t h e  land by t h e  purchase of op t ions ,  
make some minimal improvements, h i r e  
a s a l e s  f o r c e ,  launch an a d v e r t i s i n g  
campaign, and s t a r t  s e l l i n g .  Many 
developers  got r i c h  on down payments 
a lone.  A t  f i r s t  developers were 
s e l l i n g  re t i r emen t  l o t s ;  l a t e r  they 
switched from a r e t i r emen t  t o  an 
investment p i t c h ,  and t h e  r e a l  abuses  

began. By 1970, t h i s  land merchan- 
d i s i n g  bus iness  had become a g i g a n t i c  
indus t ry  s e l l i n g  between four  and f i v e  
m i l l i o n  d o l l a r s  worth of l o t s  annual ly .  

Probably nothing harmed t h e  land develop- 
ment indus t ry  and created a s  nega t ive  an image 
i n  t h e  p u b l i c ' s  eye a s  d i d  t h e s e  land merchan- 
d i s i n g  p r o j e c t s .  Land was prematurely subdi- 
v ided,  few ameni t i e s  o r  s e r v i c e s  were provided, 
promises o f t e n  were broken, consumers have 
been f r e q u e n t l y  d i s s a t i s f i e d ,  and bui ldout  h a s  
remained extremely low. 

The vaca t ion  home "subdivision" began t o  
occur i n  t h e  mid-1960's and has  been descr ibed 
a s  fol lows (Burlingame 1973) : 

Here, land is  marketed more to-  
ward a use r  market wi th in  a c e r t a i n  
d i s t a n c e  of metropol i tan a r e a s .  Often 
some r e c r e a t i o n a l  amen i t i e s  were b u i l t  
such a s  man-made l a k e s ,  s w i m i n g  pools ,  
go l f  courses ,  e t c .  The genera l  p h i l -  
osophy of developers  was t o  cons t ruc t  
t h e  beginnings of a r e a l  community by 
making genera l  s i t e  improvements, con- 
s t r u c t i n g  some housing, and providing 
some developed r e c r e a t i o n a l  ameni t ies .  
However, t h e  bus iness  was s t i l l  one of 
merchandising land. Every major metro- 
p o l i t a n  a r e a  i n  t h e  United S t a t e s  has  
a t  l e a s t  a few and o f t e n  a s  many a s  20 
o r  more second-home communities nearby. 
This  market was e s s e n t i a l l y  a u s e r  
market aimed a t  people who a c t u a l l y  
in tended t o  use  t h e  proper ty  f o r  l e i s u r e  
t ime p u r s u i t s ,  a s  opposed t o  those  
i n t e r e s t e d  merely i n  s p e c u l a t i v e  land 
investment.  

The vaca t ion  home subd iv i s ion  has  a g r e a t  
range of q u a l i t y  a s  a l a r g e  number of both 
good and poor p r o j e c t s  e x i s t  throughout t h e  
country. 

Recreat ional  communities 

A development f r equen t ly  r e f e r r e d  t o  a s  
a r e c r e a t i o n a l  "community" began t o  occur i n  
t h e  l a t e  1960 ' s  a s  is  descr ibed a s  (Burlin- 
game 1973): 

While developers  a r e  s t i l l  
making most of t h e i r  money o f f  of 
land s a l e s ,  t h e i r  time frame is  
g r e a t l y  extended (5 t o  20 years)  
and t h e i r  p l ans  f o r  ex tens ive  devel- 
opment o f t e n  include t h e  construc- 
t i o n  of housing. The market is  
predominantly a use r  market of home 
buyers ,  r a t h e r  than l o t  boyers .  These 
developments a r e  high amenity p r o j e c t s  
wi th  developed r e c r e a t i o n a l  f a c i l i t i e s  
such a s  go l f  courses ,  marinas,  s k i  



s lopes ,  and so  on. Front  end invest -  
': ments i n  r e c r e a t i o n a l  amen i t i e s  and 

s i t e  improvements a r e  h igh ,  and t h e  
companies e i t h e r  bu i ld ing  o r  f inanc-  
ing  such p r o j e c t s  a r e  genera l ly  l a r g e  
co rpora te  e n t e r p r i s e s .  

The market group is  high income 
and o f t e n  can a f f o r d  t o  f l y  i n t o  
t h e i r  p r o j e c t  from some cons ide rab le  
d i s t a n c e  r a t h e r  than ge t  t o  t h e i r  
proper ty  v i a  auto .  Specu la t ive  
investment s t i l l  occurs ,  a l though 
o f t e n  i n  housing r a t h e r  than j u s t  
land a lone.  These p r o j e c t s  e x h i b i t  
t h e  g r e a t e s t  l i ke l ihood  of f i n a n c i a l  
success  i n  terms of e s t a b l i s h i n g  a 
l a s t i n g  and v i a b l e  community o r  
r e a l  worth. 

Usually l i m i t e d  only  t o  t h e  very a f f l u e n t  
consumer, community-type p r o j e c t s  a r e  f a i r l y  
complete i n  almost every pub l i c  s e r v i c e  and 
f a c i l i t y  a s p e c t ,  i n  a d d i t i o n  t o  o f f e r i n g  a 
wide v a r i e t y  of r e c r e a t i o n a l  ameni t ies .  Many 
a r e  adver t i sed  a s  "new towns," and whi le  
usua l ly  high i n  q u a l i t y ,  they f r equen t ly  s t i l l  
do not  have t h e  complete i n f r a s t r u c t u r e  
a s soc ia ted  wi th  a we l l  developed urban 
environment. 

Resort  condominiums 

Resort condominiums s t a r t e d  t o  become 
popular i n  t h e  l a t e  1960's.  When compared 
with  t o t a l  a c r e s  devoted t o  r e c r e a t i o n a l  land 
use  and t h e  t o t a l  number of vaca t ion  home 
u n i t s ,  t h e  r e s o r t  condominium market is  s t i l l  
r e l a t i v e l y  small .  However, i n  many p a r t s  of 
t h e  country ,  (e .g . ,  Lake Tahoe, t h e  F l o r i d a  
c o a s t ,  t h e  Caribbean, and Hawaii) they have 
become extremely popular.  For t h e  most p a r t ,  
r e s o r t  condominiums a r e  found a s  p a r t  of a 
vaca t ion  home community-type of development, 
a long wi th  s ingle-family  detached vaca t ion  
homes and i n d i v i d u a l l y  owned r e c r e a t i o n a l  
l o t s ,  though some have developed a p a r t  from 
these  a reas .  

Timesharing 

Other o p p o r t u n i t i e s  i n  r e c r e a t i o n a l  land 
a l s o  have become a v a i l a b l e  t o  t h e  consumer i n  
t h e  p a s t  few yea r s  including p r o p e r t i e s  of 
shared ownership. It now is p o s s i b l e  t o  buy 
a por t ion  of a r e c r e a t i o n a l  s h e l t e r  r a t h e r  
than  t h e  e n t i r e  u n i t .  Cal led "timesharing," 
t h i s  concept a l lows purchases t o  be made 
no t  only  f o r  u n i t s  of space but  a l s o  f o r  
u n i t s  of time. Thus, a consumer can pay 1/52 
of t h e  t o t a l  s e l l i n g  p r i c e  of a condominium 
u n i t  and be e n t i t l e d  t o  i ts use  f o r  1 week 
of t h e  year .  Th i s  approach opens up t h e  
market t o  more persons  of course  s i n c e  e n t r y  
c o s t  i s  considerably  lower than f o r  o t h e r  

types  of r e c r e a t i o n a l  r e a l  e s t a t e .  

The t imeshare  concept is  descr ibed i n  
more d e t a i l  a s  fol lows (American Land 
Development Associa t ion 1978): 

Timesharing i s  a way f o r  you 
t o  use o r  own r e s o r t  accommodations 
when you want them, and f o r g e t  about 
them when you don ' t .  The term "time- 
sharing" is  pure  American -- borrowed 
from t h e  computer indus t ry ;  but  t h e  
concept i s  European -- and more than 
a decade old .  

Thousands of Frenchmen, Germans, 
I t a l i a n s ,  and Englishmen vaca t ion  i n  
t h e i r  p l aces  i n  t h e  Alps,  o r  a long 
t h e  Mediterranean c o a s t  f o r  a week, 
two weeks, o r  more each yea r ,  then 
r e t u r n  home comfortable i n  t h e  know- 
ledge t h a t  when they come aga in  next  
t ime,  t h e i r  condominiums, h o t e l  u n i t s  
o r  v i l l a s  w i l l  be  c l ean ,  we l l  cared 
f o r  and ready f o r  them t o  move i n t o .  
Each owns t h e  r i g h t  t o  exc lus ive  use 
of anything from 300 square  foo t  
e f f i c i e n c y  apartment t o  a luxury 
v i l l a  f o r  a c e r t a i n  per iod of t ime 
each yea r ,  f o r  anywhere from 20 t o  
50 years .  

I n  t h e  e a r l y  1970's,  two th ings  
combined t o  open t h e  g a t e s  i n  t h e  
United S t a t e s  t o  t h i s  European 
immigrant t imeshar ing.  Condominiums 
f o r  s a l e  a t  major r e s o r t  a r e a s  
th rea tened  t o  become s o  expensive 
a s  t o  preclude purchase by any 
except t h e  w e l l  heeled;  Americans 
began t o  r e a l i z e  t h a t  one d id  not 
have t o  own a condominium o r  o t h e r  
lodging t o  be  a b l e  t o  depend on 
having i t  a v a i l a b l e  t o  use  when 
they wanted it  -- j u s t  what t h e  
Europeans, who had long been l imi ted  
i n  t h e i r  r e a l  e s t a t e  purchases by 
s c a r c i t y  and h igh  c o s t ,  had known 
f o r  years .  

In  t h i s  r e a l i z a t i o n  l i e s  t h e  
c e n t r a l  element of t h e  r e s o r t  time- 
sha re :  i t  i s  a means f o r  t h e  
guaranteed use  of r e s o r t  accommo- 
d a t i o n s  and f a c i l i t i e s  and no t  a n  
investment i n  r e a l  e s t a t e .  

Types of t imeshar ing f a l l  i n t o  
two broad ca tegor ie s :  

Where you may buy an owner- 
s h i p  i n t e r e s t  i n  r e a l  e s t a t e  
( t h e  bu i ld ing  and common a rea )  

Where you may buy a r i g h t  t o  



use the l i v ing  space for a spec- 
i f i e d  number o f  years but you do 
not have an ownership in teres t  
i n  real e s ta t e  

As a timeshare owner, you would 
generally be f ree  t o  sublease or 
allow friends or family t o  use your 
timeshare i n  your absence. Or you 
can trade use informally,  or form- 
a l l y  through trading networks or 
exchange programs. 

Exchange programs are attrac- 
t i v e  for many reasons. Especially 
popular are the external exchange 
services,  which o f f e r  maximum 
f l e x i b i l i t y ,  and var ie ty  o f  choices, 
plus the help o f  an operating ser- 
v i ce  i n  making arrangements. 

As part o f  an exchange program, 
without sel l ing your timeshare, you 
may spend time i n  various kinds o f  
resorts  from the  seashore t o  the  
mountains t o  foreign countries. 
You could, conceivably, go t o  a 
new place each year. 

Undivided in teres t  

Another recent concept being employed i n  
the recreational property industry i s  undi- 
vided in teres t  which r e f e r s  t o  a system o f  
conveying usufructuary r ights  wherein a l l  
members share equally i n  the  use and owner- 
ship o f  the en t i re  property. 

Closely related t o  timesharing, the  use 
o f  undivided in teres t  as a means o f  divid- 
ing property on a share-and-share-alike basis  
i s  not a new phenomenon. I t  has been u t i l -  
ized i n  intentional  communities , co l l ec t i ve  
agriculture endeavors, hunting and s k i  groups, 
and as  a common basis  for  partnership arrange- 
ments. What i s  new, however, i s  the applica- 
t i on  o f  t h i s  form o f  ownership t o  the develop- 
ment and marketing o f  large-scale recreation 
properties. Unfortunately, the newness and 
uniqueness o f  the concept makes it practically 
impossible t o  undertake a productive analysis 
o f  the state-of-the-art. Several undivided 
i n t e re s t  projects directed t o  the  RV camper 
were in i t ia ted  i n  the  early 1970's. For the  
most part they were unsuccessful due t o  an 
economic recession, gasoline shortage, and 
probably the newness o f  the concept. During 
the past two years, several such projects 
have been attempted with varying degrees o f  
success. 

actual shel ter  or a campsite) while the  former 
a l ternat ive  only allows access during a 
spec i f i c  time period. Also, undivided inter-  
e s t  always gives t he  consumer shared ownership 
o f  the whole (land and improvements) while the  
opportunity o f  ownership may or may not be 
applied t o  timesharing. 

An example o f  a recent undivided in teres t  
project i s  being implemented i n  Idaho. Here, 
500 buyers w i l l  share equally i n  the  ownership 
o f  a 4,000 acre ranch, c a t t l e ,  an extensive 
se t  o f  recreational amenities, and 40 cluster 
housing un i t s .  For $40,000 apiece they re- 
ceive 11500 ownership i n  addition t o  unlimited 
access t o  the housing un i t s  throughout the 
year, on a first-come-first-served basis .  

Summary o f  market trends 

As indicated by the wide var ie ty  o f  pro- 
ducts brought onto the  recreational land 
market i n  the l a t e  1960's and early 19701s, 
i t  once appearedthatthe demand for such 
items was almost insatiable.  Between 1967 
and 1973, mi l l ions  o f  properties were created 
and purchased. 

However, i n  l a t e  1973 the  market for 
recreational properties encountered a plethora 
o f  problems and went i n to  a severe downturn 
for several years. Causes included such items 
as extensive negative publici ty  about consumer 
r i p o f f ,  a national economic recession and the 
tightening o f  financial resources, the  energy 
c r i s i s ,  environmental concerns, and a mass o f  
new public regulations imposed upon the  
private land development process. 

During about the middle o f  1976, the  
market began t o  again become more ac t ive  due 
t o :  

1. more discretionary income; 
2 .  more f a i t h  on the  part o f  the  buyer 

that  the  many new consumer and envir- 
onmental regulations assured a sa fer  
and more usable product; 

3.  ava i lab i l i t y  o f  additional alterna- 
t i v e s  such as timesharing and undivid- 
ed i n t e re s t ;  and 

4 .  t radi t ional  motivational factors such 
as s ta tus ,  familism, desire t o  parti- 
cipate i n  outdoor recreation, desire 
for ownership o f  real property, the 
f ront ier  fantasy wi th  open space and 
scenic areas, desire t o  escape urban 
disamenities, opportunity for equity  
appreciation, and a var ie ty  o f  other 
reasons. 

The main d i f f e rence  between timesharing While demand for  privately owned recrea- 
and undivided i n t e re s t  i s  that  i n  the l a t t e r  t ional  properties (especial ly  vacant l o t s )  
a l ternat ive ,  the  buyer has unlimited access may never again reach comparable proportions 
t o  the  recreational property (whether it be as during the  1967 t o  1973 period, the market 



w i l l  most c e r t a i n l y  always e x i s t  i n  t h i s  Table 1.--(Continued) 
country  t o  some degree. 

MAGNITUDE AND LOCATION OF EXISTING 
RECREATIONAL PROPERTIES 

Recrea t iona l  l o t s  

R e l i a b l e  f i g u r e s  f o r  t h e  number of recrea-  
t i o n a l  p r o p e r t i e s  a r e  not  a v a i l a b l e .  Fragrnen- 
t e d  e s t ima tes  a r e  found i n  s e v e r a l  sources ,  
however, and can be used t o  provide some 
approximate base  f igures .  

Since 1968, a l l  r e c r e a t i o n a l  land p r o j e c t s  
i n  t h e  United S t a t e s  con ta in ing  more than 50 
l o t s  and t h a t  a r e  adver t i sed  o u t s i d e  of t h e  
s t a t e  i n  which they a r e  loca ted ,  have t o  be  
r e g i s t e r e d  wi th  t h e  O f f i c e  of I n t e r s t a t e  Land 
Sa les  R e g i s t r a t i o n  (OILSR), i n  t h e  U.S. 
Department of Housing and Urban Development. 

I n  reviewing t h e  OILSR d a t a ,  i t  is  found 
t h a t  almost 5 m i l l i o n  l o t s  were r e g i s t e r e d  i n  
4,388 p r o j e c t s  dur ing t h e  10  y e a r s  from 1968 
t o  June 1977. Contained i n  t h e s e  p r o j e c t s  
a r e  about 4.4 m i l l i o n  a c r e s  of subdivided 
land. Table  1 shows t h e  l o c a t i o n  of these  
r e g i s t e r e d  p r o j e c t s  on a s t a t e -by-s t a t e  b a s i s .  

S t a t e  P r o j e c t s  Acres Lot s  - - 
Nevada 
New Hampshire 
New J e r s e y  
New Mexico 
New York 
North Carol ina  
Ohio 
Oklahoma 
Oregon 
Pennsylvania 
South Carol ina  
South Dakota 
Tennessee 
Texas 
Utah 
Vermont 
V i r g i n i a  
Washington 
West Vi rg in ia  
Wisconsin 
Wyoming 

Source: U.S. Department of Housing and Urban 
Development, Of f i ce  of I n t e r s t a t e  
Land Sa les  Reg i s t r a t ion ,  Washington, 
D.C. Unpublished m a t e r i a l  obta ined 
from t h e  o f f i c e .  

Table 1 . - -Dis t r ibut ion of P r o j e c t s ,  Acres,  and It i s  found t h a t  a very s i g n i f i c a n t  con- 
Lo t s  Regis tered With OILSR, By S t a t e ,  c e n t r a t i o n  of p r o j e c t s  occurs  i n  a smal l  
1968 t o  1977 number of s t a t e s .  Almost 112 (46.1 percent)  

of t h e  4,388 p r o j e c t s  a r e  loca ted  i n  only  
S t a t e  P r o j e c t s  Acres Lots  - 4 s t a t e s  (F lo r ida ,  Texas, Arizona, and - 
United S t a t e s  4 ,  388 4,363, 620 4,862,478 C a l i f o r n i a ) .  Over 114 (26.8 pe rcen t )  a r e  
Alabama 28 12,812 14.601 loca ted  i n  F l o r i d a  and Texas a lone.  

Alaska 
Arizona 
Arkansas 
C a l i f o r n i a  
Colorado 
Connecticut 
Delaware 
F l o r i d a  
Georgia 
Idaho 
I l l i n o i s  
Hawaii 
Indiana 
Iowa 
Kansas 
Kentucky 
Louis iana 
Maine 
Mary land 
Massachuset ts  
Michigan 
Minnesota 
M i s s i s s i p p i  
Missour i  
Montana 
Nebraska 

Table 1 a l s o  provides  informat ion on t h e  
d i s t r i b u t i o n  of l o t s  and a c r e s  i n  t h e s e  pro- 
j e c t s .  The 6 s t a t e s  of F l o r i d a ,  New Mexico, 
Arizona, Texas, Colorado, and C a l i f o r n i a  
con ta in  77.2 percent  of a l l  t h e  a c r e s  and 
73.1 pe rcen t  of a l l  t h e  l o t s .  I n  abso lu te  
f i g u r e s ,  we f i n d  t h a t  i n  t h e s e  6 s t a t e s  a lone ,  
about 3.3 m i l l i o n  a c r e s  and 3.5 m i l l i o n  l o t s  
have been subdivided i n  t h e  p a s t  10  yea r s  f o r  
r e c r e a t i o n a l  use.  

When analyzing t h e  l o c a t i o n  of r ec rea -  
t i o n a l  land p r o j e c t s  r e g i s t e r e d  wi th  OILSR on 
a county-by-county b a s i s ,  it is  found t h a t  
1,310 coun t i e s  have such p r o j e c t s .  Th i s  
r e p r e s e n t s  about 113 of a l l  t h e  coun t i e s  
(3,115) i n  t h e  United S t a t e s .  

Some 682 coun t i e s  con ta in  e i t h e r :  (1) 5 
o r  more r e c r e a t i o n a l  land p r o j e c t s  r e g i s t e r e d  
wi th  OILSR; (2) 1,000 o r  more l o t s  i n  such 
p r o j e c t s ;  and/or  (3) 1,000 o r  more a c r e s  i n  
such p r o j e c t s .  Most n o t i c e a b l e  l o c a t i o n s  f o r  
r e c r e a t i o n a l  subd iv i s ion  a c t i v i t y  a r e  coun t i e s  
e i t h e r :  (1) a long t h e  major coas t  l i n e s  



( P a c i f i c ,  A t l a n t i c ,  Gulf ,  and Great Lakes);  
(2) i n  mountain ranges  (Poconos, Ozarks, 
Rockies, Cascades, and S i e r r a s ) ;  (3) through- 
ou t  t h e  southwestern s t a t e s  of Colorado, Utah, 
New Mexico, Arizona, and Texas; (4) i n  t r a d i -  
t i o n a l  r ec rea t ion-o r i en ted  s t a t e s  such a s  
F l o r i d a ,  Vermont, New Hampshire, C a l i f o r n i a ,  
e t c . ;  and (5)  surrounding major me t ropo l i t an  
a r e a s  and con ta in ing  some type of n a t u r a l  
r e c r e a t i o n a l  amenity. 

While t h e  preceding d i scuss ion  i n d i c a t e s  
t h a t  r e c r e a t i o n a l  land development was very 
rampant between 1968 and 1977 a s  measured by 
t h e  l a r g e  number of p r o j e c t s  f i l e d  wi th  OILSR, 
it is  es t imated t h a t  perhaps only  213 of a l l  
r e c r e a t i o n a l  land subd iv i s ions  i n  t h e  country  
a c t u a l l y  have been r e g i s t e r e d .  I f  t hese  non- 
r e g i s t e r e d  p r o j e c t s  were included,  t h e  t o t a l s  
would probably b e  c l o s e r  t o  6,000 p r o j e c t s ,  
7.5 m i l l i o n  l o t s ,  and 6 m i l l i o n  ac res .  

I t  a l s o  is  known t h a t  only  a por t ion  of 
a l l  r e c r e a t i o n a l  l o t s  a r e  found i n  subdivided 
r e c r e a t i o n a l  land p r o j e c t s .  Many more a r e  
found a s  s c a t t e r e d  l o t s  so ld  o f f  by ind iv idua l  
land owners dur ing t h e  p a s t  many decades.  

A n a t i o n a l  opinion survey by Opinion 
Research Corporation of P r ince ton ,  New J e r s e y ,  
found t h a t  8 .5  percent  of a l l  households i n  
1973 owned a r e c r e a t i o n a l  l o t .  I n  abso lu te  
terms, t h i s  r e p r e s e n t s  some 5.4 m i l l i o n  l o t s .  
It is impossible  t o  a c c u r a t e l y  e s t ima te  t h e  
t o t a l  number of both so ld  and unsold r ec rea -  
t i o n a l  l o t s .  However, some surveys i n d i c a t e  
t h a t  only  between 113 and 112 of a l l  sub- 
divided r e c r e a t i o n a l  l o t s  have been sold .  I f  
t h i s  is t r u e ,  it would mean t h a t  somewhere 
between 12  and 1 5  m i l l i o n  r e c r e a t i o n a l  l o t s  
c u r r e n t l y  e x i s t  i n  t h i s  country ,  which is 
probably a conservat ive  es t imate .  

Vacation homes 

For vaca t ion  homes, t h e  most r e l i a b l e  
f i g u r e s  on e x i s t i n g  s t o c k  a r e  a v a i l a b l e  from 
t h e  1970 United S t a t e s  Census of Housing. 
Frequent e s t ima tes  have been made by o t h e r  
r e sea rche r s ,  but  they rep resen t  only  fragmen- 
t a r y ,  educated guesses.  Unfor tunate ly ,  not  
even t h e  Census has  provided a well-defined 
count of vaca t ion  homes. 

Within t h e  v a s t  a r r a y  of informat ion from 
t h e  Census a r e  2 s e t s  of d a t a  t h a t  r e l a t e  
d i r e c t l y  t o  vaca t ion  housing. The f i r s t  s e t  
is conce ned wi th  t h e  vaca t ion  homes them- 
selves.$ The second s e t  i s  concerned wi th  t h e  
number of households which own vaca t ion  
homes.21 Thus, t h e  second s e t  of d a t a  shows 
numbers of households ( i . e . ,  f a m i l i e s ) ,  whi le  
t h e  f i r s t  s e t  shows a phys ica l  count of hous- 
ing u n i t s .  

I n  looking a t  t h e  two Censuses, we f i n d  
t h a t  t h e  count f o r  t h e  phys ica l  u n i t s  them- 
s e l v e s  i s  only  2,143,434 (U.S. Bureau of t h e  
Census 1972).  On t h e  o t h e r  hand, t h e  count 
of households owning vaca t ion  homes is  
2,889,771 (U.S. Bureau of t h e  Census 1972). 
It is  t h e  a u t h o r ' s  opinion t h a t  t h e  l a t t e r  
number more c l o s e l y  approximated t h e  t r u e  
e x t e n t  of t h e  e x i s t i n g  market i n  t h i s  country  
a s  of 1970 s i n c e  it  compares favorably  wi th  
previous  e s t ima tes  from o t h e r  surveys ,  in-  
c luding : (1) 1,897,882 "vacation" homes from 
t h e  1960 Census of Housing; (2) 2,350,000 
households owning "second" homes from a 1964 
Michigan Survey Research Center Study (Lan- 
s i n g  1964);  and (3) 2,970,000 households 
owning "vacation" homes from an American 
Telephone and Telegraph Company Study i n  1965. 
I f  assuming an approximate inc rease  of 
150,000 new homes dur ing t h e  p a s t  few y e a r s ,  
it appears  t h e  t o t a l  s t and ing  s tock  of 
vaca t ion  homes i n  t h e  United S t a t e s  is  now 
about 3.5 mi l l ion .  Th i s  would mean t h a t  
s l i g h t l y  over 5 percent  of a l l  households own 
a vaca t ion  home, and t h a t  t h i s  type of u n i t  
accounts  f o r  s l i g h t l y  l e s s  than  5 percent  of 
t h e  t o t a l  housing s tock.  

A s  shown i n  Table 2, over 50 percent  of 
t h e  vaca t ion  homes a r e  found i n  only  10 
s t a t e s ,  wi th  almost 113 being ia t h e  f i v e  
s t a t e s  of Texas, Michigan, New Pork, Wiscon- 
s i n ,  and Ca l i fo rn ia .  For t h e  most p a r t ,  
s t a t e s  wi th  l a r g e  numbers of vaca t ion  homes 
have some major r e c r e a t i o n a l  amen i t i e s ,  con- 
t a i n  o r  a r e  i n  c l o s e  proximity t o  e s t ab l i shed  
met ropo l i t an  a r e a s ,  o r  a r e  very l a r g e  i n  a rea .  

Table 2 . - -Dis t r ibut ion of Vacation Homes, 
By S t a t e ,  1970 

Percent  
of To ta l  

Percent  Vacation 
T o t a l  of To ta l  Homes 

Housing Vacation Housing (% of 
S t a t e  Uni t s  Eomes a/ Units  2,143,434) 

U.S. 68,418,094 2,143,434 3.1 100.0 



Table 2.--(Continued) 
A t  t h e  o t h e r  end of t h e  spectrum a r e  18 

Percent s t a t e s  which con ta in  l e s s  than 10  percent  of 
of To ta l  t h e  t o t a l  vaca t ion  homes. For t h e  most p a r t ,  

Percent  Vacation t h e s e  a r e  e i t h e r :  (1) i s o l a t e d  i n  l o c a t i o n  o r  
To ta l  of To ta l  Homes very s p a r s e l y  populated (e.g. ,  Montana, Idaho, 

Housing Vacation Housing (% of Utah, Wyoming, e t c . ) ;  (2) vo id  of many out- 
S t a t e  Uni t s  Homes a/ Units  2,143,434) door r e c r e a t i o n a l  ameni t ies  (e .  g . ,  Kansas, 

Nebraska, Nevada, e t c . ) ;  (3) smal l  i n  land 

I N  1,730,020 45,367 2.6 2.1 
a rea  and h igh ly  urbanized (e .g . ,  Connecticut,  

I A 958,560 29,192 3 . 1  1.4 Rhode I s l a n d ,  Delaware, e t c . ) .  

KS 791,022 20,724 2.6 1.0 
KY 1,064,436 33,332 3 .1  A l l  of t h e  t o p  20 s t a t e s  con ta in  some 

LA 1,150,313 30,833 2.7 ou t s t and ing  a t t r a c t i o n s  important f o r  t h e  

ME 397,140 73,562 18.5  3.4 l o c a t i o n  of vaca t ion  homes. Only Missour i  and 

MD 1,248,747 28,014 2.2 Colorado do not have f ron tage  on an  ocean, t h e  

MA 1,890,319 51,746 2.7 2.4 Gulf of Mexico, o r  t h e  Great Lakes. Eight 

M I  2,954,451 188,864 6.4 8.8 
have mountains t o  provide year-round recrea-  

MN 1,276,082 83,855 6.6 3.9 t i o n ,  and most have a good c l imate .  Also, a l l  

MS 699,168 28,364 4 .1  top 20 s t a t e s  a r e  loca ted  f a i r l y  c l o s e  t o  

MO 1,673,332 64,330 3.8 l a r g e  me t ropo l i t an  a r e a s .  When combining 3.0 
MT 246,603 16,225 6.6 .8  t h e s e  f a c t o r s ,  i t  becomes apparent  t h a t  popu- 

NE 514,617 18,521 3.6 . g  
l a t i o n  dens i ty  is  no t  t h e  only  l o c a t i o n  de te r -  

NV 172,558 4,277 2.5 minant. Of course ,  many of t h e  same ameni t ies  .2 
NH 280,962 43,908 15.6 2.1 which a t t r a c t  vaca t ion  home buyers  a l s o  

N J  2,387,535 61,033 2.6 2 . 9  a t t r a c t  permanent r e s i d e n t s .  When consider ing 

NM 325,715 14,527 4.5 t h i s  f a c t ,  i t  is  i n t e r e s t i n g  t o  n o t e  t h a t  most .7 
NY 6,298,385 181,138 2.9 8.5 

of t h e  top  20 s t a t e s  i n  t h e  a b s o l u t e  ranking 

NC 1,641,131 66,811 4 .1  increased considerably  more i n  t o t a l  popula- 

ND 256,222 14,301 5.6 
3'1 t i o n  between 1960 and 1970 than d id  t h e  lower 

.7 
OH 3,465,161 47,936 1.4 2.2 30 s t a t e s .  

OK 925,238 27,758 3.0 1 .3  
OR 744,602 20,946 2.8 1 .0  

Another way of analyzing t h e  d i s t r i b u t i o n  

PA 3,924,503 92,813 2.4 of vaca t ion  homes is  t o  c a l c u l a t e  t h e  percen- 

RI 317,193 9,974 3 .1  '1: t age  of t o t a l  housing u n i t s  comprised of 

SC 812,148 36,242 4.5 vaca t ion  homes i n  each s t a t e .  I n  looking a t  

SD 225,183 15,000 6.7 t h e  r e l a t i v e  comparisons between vaca t ion  .7 
TN 1,300,183 32,680 2.5 homes and t o t a l  housing u n i t s  i n  Table 2 ,  it 

TX 3,825,299 130,580 3.4 i s  noted t h a t  only  3.1 percent  of a l l  housing 

UT 315,734 7,979 2.5 6:: u n i t s  i n  t h e  United S t a t e s  a r e  c l a s s i f i e d  i n  

VT 165,068 27,291 16.5 1.3 t h e  1970 Census a s  "vacat ion homes." 

VA 1,492,887 46,525 3.1 2.2 
WA 1,220,447 45,010 3.7 On an  ind iv idua l  s t a t e  b a s i s ,  t h e  t h r e e  

WV 597,266 26,230 4.4 :: New England s t a t e s  of Maine, Vermont, and New 

W I  1,472,257 100,336 6.8 4 .7  
Hampshire had r a t e s  more than twice  a s  high 

WY 116,323 5,711 4.9 a s  any o t h e r  s t a t e .  Here, year-round popula- 
.3  

t i o n  d e n s i t y  is  low, and vaca t ion  homes have 

a / " ~ a c a t  ion  Homes" a r e  enumerated by combining been accumulating f o r  decades due t o  a com- 

t h e  United S t a t e s  Bureau of t h e  Census b i n a t i o n  of outdoor r e c r e a t i o n a l  amen i t i e s  

c a t e g o r i e s ,  "Rural Seasonal Vacant" and and c l o s e  proximity t o  l a r g e  me t ropo l i t an  

"Other Rural  Vacant. " This  combinat ion a reas .  I n  f a c t ,  except f o r  Michigan, t h e  top 

b a s i c a l l y  inc ludes  housing u n i t s  which a r e  20 s t a t e s  a r e  genera l ly  r u r a l  and have r e l a -  

intended f o r  occupancy dur ing on ly  c e r t a i n  t i v e l y  smal l  populat ions .  

seasons  of the  year 
The 1970 Census of Populat ion included 

Source: U.S. Department of Commerce, Bureau f o r  t h e  f i r s t  t ime ex tens ive  d a t a  desc r ib ing  

of t h e  Census, U.S. Census of Hous- t h e  owners of vaca t ion  homes. These da ta  a r e  

ing ,  1970, Detai led Housing Charac- " h i s t o r i c a l "  i n  n a t u r e  i n  t h a t  t h e  1970 Census 

t e r i s t s , (Wash ing ton ,  D.C. U.S. count r e p r e s e n t s  y e a r s  of accumulation. I n  

Government P r i n t i n g  Of f i ce ,  1972),  o t h e r  words, t h e  d a t a  d e s c r i b e  persons  a l -  

F i n a l  Report HC(1)-B1-52, Table  32. ready owning vaca t ion  homes i n s t e a d  of those  
who a r e  c u r r e n t l y  buying o r  even, more impor- 
cancly ,  those  who p lan  t o  ouy I n  t n e  f u t u r e .  
~ h u s ,  tile count r e p r e s e n t s  thousands of 
f a m i l i e s  who have owned vaca t ion  homes f o r  
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many years .  S i g n i f i c a n t  v a r i a ~ i o n s  most 
a s su red ly  occur between t h e  d i f f e r e n t  s e t s  
of buyers,  but  i t  is  not  p o s s i b l e  t o  de te r -  
mine t h e s e  d i f f e r e n c e s  i n  any g r e a t  d e t a i l .  

The 1970 Census only asked ques t ions  
about vaca t ion  home ownership and neglected 
t o  inc lude  anything on r e c r e a t i o n a l  l o t  owner- 
s h i p ,  so  t h a t  few i n s i g h t s  a r e  a v a i l a b l e  on 
ownership p a t t e r n s  f o r  r e c r e a t i o n a l  l o t  owners. 

The Census d a t a  show t h a t  t h e  v a s t  major- 
i t y  of owners (68.0 pe rcen t )  r e s i d e  w i t h i n  
SMSAs, and t h a t  31.0 percent  r e s i d e  wi th in  
c e n t r a l  c i t i e s .  However, t h e  r a t e  of owner- 
s h i p  (4.1 pe rcen t )  is lower f o r  c e n t r a l  c i t y  
r e s i d e n t s  than f o r  any o t h e r  a rea .  This ,  of 
course ,  i s  due t o  t h e  f a c t  t h a t  c e n t r a l  c i t y  
populat ions  a r e  weighted by a g r e a t  number of 
low-income f a m i l i e s  who a r e  non-pa r t i c ipan t s  
i n  t h e  vaca t ion  home market. Some 33.3 per- 
cen t  of a l l  households i n  t h e  United S t a t e s  
l i v e  i n  c e n t r a l  c i t i e s ,  whereas only 31.4 
pe rcen t  of a l l  vaca t ion  home owners do. 
However, i f  family  income were c ross - t abu la ted  
wi th  l o c a t i o n ,  i t  would probably show t h a t  t h e  
r a t e  of ownership among higher-income f a m i l i e s  
l i v i n g  i n  c e n t r a l  c i t i e s  is  considerably  
higher  than f o r  comparable income f a m i l i e s  
l i v i n g  elsewhere. 

Rate of vaca t ion  home ownership is  
h ighes t  (4.8 pe rcen t )  i n  t h e  urban balance,  
which is caused by t h e  high percent  of 
a f f l u e n t  f a m i l i e s  l i v i n g  i n  suburbs i n  
comparison with  t h e  o v e r a l l  populat ion i n  
those  a reas .  The r a t e  of vaca t ion  home 
ownership o u t s i d e  SMSAs (4.7 pe rcen t )  a l s o  
i s  higher  than t h e  n a t i o n a l  average, Here, 
t h e  reason is  no t  d e s i r e  t o  escape t h e  urban 
d i sameni t i e s  b u t ,  more important ly  perhaps, 
t h e  c l o s e r  proximity and ease  of t r a v e l  
between primary home and vaca t ion  home. I n  
o t h e r  words, f a m i l i e s  l i v i n g  o u t s i d e  SMSAs 
f o r  t h e  most p a r t  do no t  encounter congested 
weekend t r a f f i c  and f i n d  it  e a s i e r  t o  g e t  
back and f o r t h  t o  t h e  vaca t ion  home. 

The concen t ra t ion  of vaca t ion  home 
owners wi th in  a few s t a t e s  is q u i t e  ev iden t  
a s  shown i n  Table  3. The t o p  f i v e  s t a t e s  
(New York, C a l i f o r n i a ,  Michigan, Texas, a n d  
Pennsylvania) c o n t a i n  over 113 (36.7 pe rcen t )  
of a l l  households i n  t h e  country  who own 
vaca t ion  homes. The top  1 0  s t a t e s  (adding 
F l o r i d a ,  Massachusetts,  I l l i n o i s ,  Ohio and 
New Je r sey)  c o n t a i n  over 112 (56.7 pe rcen t )  
of t h e  vaca t ion  home households. On t h e  
o t h e r  end of t h e  spectrum, t h e  bottom 5 
s t a t e s  con ta in  only 1 . 5  percent  of t h e  t o t a l  
and t h e  bottom 10  s t a t e s  on ly  3.8 pe rcen t .  
For t h e  most p a r t ,  t h e r e  is  a d i r e c t  r e l a -  
t i o n s h i p  between populat ion s i z e  and number 
of vaca t ion  home owners. 

Table 3.--Distribution of Households Owning a Vacation Home, 
By S t a t e ,  United S t a t e s ,  1970 

. 
S t a t e  

United S t a t e s  

Alabama 
Alaska 
Arizona 
Arkansas 
C a l i f o r n i a  
Colorado 
Connecticut 
Delaware 
D i s t r i c t  of 

Columbia 
F l o r i d a  
Georgia 
Hawaii 
Idaho 
I l l i n o i s  
Indiana 
Iowa 
Kansas 
Kentucky 

Households Percent  of 
To ta l  Owning a To ta l  

Households Vacation  om& Households 

63,446,641 2,889,771 4.6 

1,034,113 43,108 4.2 
79,059 8,389 10.6 

539,157 36,674 6.8 
615,424 19,863 3.2 

6,573,861 264,342 4.0 
690,928 34,775 5.0 
933,269 45,777 4.9 
164,804 9,517 5.8 
262,538 12,905 4.9 

2,284,786 146,020 6.4 
1,369,225 50,380 3.7 

203,088 8,463 4.2 
218,960 12,641 5.8 

3,502,138 110,933 3.2 
1,609,494 59,506 3.7 

896,311 30,104 3.4 
727,364 22,925 3.2 
983,665 32,601 3 .3  

Percent  of To ta l  
Households Owning 
a Vacation Home 

a /  (Z of 2,889,771)- 



Table 3.--(Continued) 

S t a t e  

Louisiana 
Maine 
Maryland 
Massachusetts 
Michigan 
Minnesota 
Miss i s s ipp i  
Missouri 
Montana 
Nebraska 
Nevada 
New Hampshire 
New Je rsey  
New Mexico 
New York 
North Carol ina 
North Dakota 
Ohio 
Oklahoma 
Oregon 
Pennsylvania 
Rhode Is land 
South Carolina 
South Dakota 
Tennessee 
Texas 
Utah 
Vermont 
Virginia  
Washington 
West Virginia  
Wisconsin 
Wyoming 

Households 
Total  Owninga a /  

Households Vacation Home- 

1,052,038 46,877 
302,923 35,666 

1,175,073 42,990 
1,759,073 112,962 
2,653,059 185,778 
1,153,946 77,099 

636,724 20,154 
1,520,567 55,750 

217,304 15,983 
473,304 15,207 
160,052 8,139 
225,378 17,345 

2,218,182 101,680 
289,389 18,671 

5,913,861 289,164 
1,509,564 56,265 

1815.613 10,562 
3,289,432 105,129 

850,803 31,151 
691,631 30,032 

3,702,304 153,311 
291,965 13,337 
734,373 34,829 
200,807 9,410 

1,213,187 38,451 
3,433,996 164,785 

297,934 12,222 
132,098 11,835 

1,390,636 53,133 
1,105,587 65,376 

547,214 23,999 
1,328,804 76,216 

104,600 7,340 

Percent of 
To ta l  

Households 

Percent  of To ta l  
Households Owning 
a Vacation Home 

a /  
(% of 2,889,771)- 

a/"Vacation home" i s  considered synonymous with t h e  United S t a t e s  Bureau 
of the  Census category "second home," which is defined a s ,  "...a s i n g l e  
family house, vacat ion cot tage,  hunting cabin, s k i  lodge, e t c . ,  which 
is owned and held f o r  use sometime during t h e  year by the  owners o r  
members of h i s  household .'I  

< Source: U.S. Department of Commerce, Bureau of the  Census, U.S. Census 
of Housing, 1970, Detai led Housing C h a r a c t e r i s t i c s  (Washington, 
D.C. ,  U.S. Government P r i n t i n g  Off ice ,  1972) Final  Report HC(1)- 
B.l-52, Table 37. 

Of t h e  top  10 s t a t e s  i n  terms of absolute  
number of vacat ion home owners, only Michigan 
remains i n  t h e  top 10  f o r  r a t e  of vacat ion 
home ownership. Of t h e  top  20 i n  terms of 
absolute  number of vacat ion home owners, only 
5 (Michigan, Massachusetts, Flor ida,  Vashing- 
ton, and New York) reappear i n  the  top 20. 

The primary reason f o r  t h i s  v a r i a t i o n  is 
q u i t e  simple. The most populous s t a t e s  have 
t h e  g r e a t e s t  number of vacat ion home owners 

simply because t h e r e  a r e  more people t o  par- 
t i c i p a t e  i n  the  market. A t  t h e  same time, 
however, these  densely populated s t a t e s  
usua l ly  contain s e v e r a l  l a r g e  urban cen te r s .  
Due t o  population s h i f t s  and economic oppor- 
t u n i t i e s ,  most urban c e n t e r s  con ta in  high 
proport ions of low- t o  middle-income house- 
holds t h a t  normally a r e  e l iminated from 
p a r t i c i p a t i o n  i n  t h e  vacat ion home market. 
A l l  of these  households a r e  included when 
ca lcu la t ing  ownership r a t e s  and explain t h e  



low r ranking f o r  most of t h e  densely  popula- 7 t ed  s t a t e s .  

S t a t e s  ranking highest  i n  terms of vaca- 
t i o n  home ownership tend t o  be concentra ted 
i n  a  few reg ions  of t h e  country. S p e c i f i c a l l y ,  
t hese  r eg ions  a re :  (1) Northern New England, 
where vaca t ion  home ownership has  t r a d i t i o n -  
a l l y  been a  c u l t u r a l  occurrence; ( 2 )  t h e  Great 
Lakes s t a t e s ;  and (3) t h e  Rocky Mountain 
s t a t e s .  On t h e  o the r  end of t h e  spectrum a r e  
many of t h e  southern and mid-western s t a t e s  
where average incomes a r e  r e l a t i v e l y  low and 
few n a t u r a l  r e c r e a t i o n a l  ameni t ies  e x i s t .  

Other r e c r e a t i o n a l  p r o p e r t i e s  -- 

Due t o  e i t h e r  t h e i r  r ecen tness  and/or 
smal lness ,  i t  is  almost impossible t o  e s t ima te  
t h e  e x i s t i n g  magnitude of t h e  markets f o r  
r e s o r t  condominiums, t imeshares ,  and undivi- 
ded i n t e r e s t .  According t o  most r e l i a b l e  
e s t ima tes ,  a s  w i l l  be  expanded upon i n  t h e  
fol lowing s e c t i o n ,  i t  i s  es t imated t h a t  roughly 
600,000 wholly owned r e s o r t  condominium u n i t s  
e x i s t  i n  t h i s  country. A t  t h e  same t ime,  i t  
is  known t h a t  perhaps only a  handful1  of 
undivided i n t e r e s t  p r o j e c t s  e x i s t ;  probably 
no t  involving more than 100,000 owners. 

The t imeshare  market has  burgeoned tremen- 
dously s i n c e  i t s  i n i t i a t i o n  i n  t h e  l a t e  1970's.  
Increased demand f o r  t imeshare  i s  evidenced 
by the  fol lowing g ross  e s t ima tes :  

Ex i s t ing  Annual 
Timeshare Dol lar  E x i s t i n g  

Year P r o j e c t s  Volume Consumers - - 
1977 175 $ 1 2 5 m i l l i o n  100,000 
1978 275 $300 m i l l i o n  200,000 
1979 350 $750 m i l l i o n  300,000 

FUTURE DEMAND FOR RECREATIONAL PROPERTIES 

Methodology 

Any numerical p r o j e c t i o n s  f o r  r ec rea t ion-  
a l  p r o p e r t i e s  a r e  c e r t a i n l y  s u b j e c t  t o  quest ion.  
Since r e c r e a t i o n a l  p roper ty  is  not  a  b a s i c  
n e c e s s i t y  such a s  food, c l o t h i n g ,  and primary 
lodging,  it i s  open t o  major changes i n  
demand. Most c e r t a i n l y ,  demand decreases  
dur ing  economic r e c e s s i o n s  and inc reases  
dur ing pe r iods  of economic expansion. 

As noted e a r l i e r ,  demand f o r  new recrea-  
t i o n a l  p roper ty  has  decreased tremendously 
s i n c e  1973 due t o  nega t ive  p u b l i c i t y ,  market 
s a t u r a t i o n ,  nega t ive  s t a t u s ,  environmental 
concerns,  pub l i c  r e g u l a t i o n s ,  t h e  energy 
crisis, e t c .  While i t  appears  t h a t  demand has  
aga in  increased s i n c e  1976, i t  seems u n l i k e l y  
t h a t  i t  w i l l  ever  aga in  reach t h e  p ropor t ions  
r e a l i z e d  between 1967 and 1973. A t  any r a t e ,  

a l l  numerical p r o j e c t i o n s  made i n  1980 w i l l  
be s u b j e c t  t o  many unforeseen parameters i n  
t h e  f u t u r e .  The reader  is cautioned t o  
rem&ber these  l i m i t a t i o n s  i n  applying t h e  
fol lowing p r o j e c t i o n s  f o r  t h e  t h r e e  major 
submarkets of r e c r e a t i o n a l  l o t s ,  detached 
vaca t ion  homes, and r e s o r t  condominiums. No 
at tempt  is  made t o  p r o j e c t  demand f o r  t h e  
t imeshare and undivided i n t e r e s t  p r o j e c t s .  
a l though i t  i s  q u i t e  p o s s i b l e  t h a t  i n  f u t u r e  
yea r s .  demand f o r  t h e s e  commodities w i l l  f a r  
o u t s t r i p  t h e  o t h e r  th ree .  

Steps  involved i n  making t h e  p r o j e c t i o n s  
inc lude  t h e  following: 

1. The es t imated number of households 
f o r  t h e  4 Census r eg ions  i n  1980 and 1985 
were der ived from t h e  Bureau of t h e  Census 
(U.S. Bureau of t h e  Census, 1973). 

2. Propensi ty  f o r  f u t u r e  ownership of 
r e c r e a t i o n a l  p r o p e r t i e s  was obta ined primar- 
i l y  from a  nationwide opinion survey con- 
ducted by t h e  Opinion Research Corporation 
of P r ince ton ,  New Je r sey .  The survey was 
conducted on a  personal  in t e rv iew b a s i s  i n  
t h e  homes of t h e  respondents.  It involved 
a  weighted sample of 7,190 households 
throughout t h e  United S t a t e s .  

3 .  These numerical p r o j e c t  ions  were 
then reconsidered i n  l i g h t  of s e v e r a l  o t h e r  
nationwide p r o j e c t i o n s  of f u t u r e  demand f o r  
r e c r e a t i o n a l  p roper t i e s .  These p r o j e c t i o n s  
were l e s s  d e t a i l e d  i n  regard t o  type  of 
p roper ty  o r  f u t u r e  d a t a  and were used simply 
a s  benchmarks t o  a s c e r t a i n  whether t h e  pro- 
j e c t i o n s  der ived i n  (2) were reasonable .  

4. The 4 s e t s  of p r o j e c t i o n s  were then  
in teg ra ted  wi th  s u b j e c t i v e  i n t e r p r e t a t i o n  
based upon knowledge and i n s i g h t s  gained 
from support ing research.  THough t h e  d i s -  
c repanc ies  between t h e  v a r i o u s  s e t s  of 
p r o j e c t i o n s  were s u r p r i s i n g l y  smal l ,  t h e  
f i n a l  p r o j e c t i o n s  a r e  somewhat more conser- 
v a t i v e  than those  i n  t h e  4 mentioned s e t s  of 
p ro jec t ions .  It is  f e l t  t h a t  persons  tend 
t o  be  over ly  o p t i m i s t i c  about t h e i r  f u t u r e  
p lans  f o r  purchasing r e c r e a t i o n a l  p r o p e r t i e s .  
I n  many ins t ances ,  such p lans  a r e  never r e a l -  
ized and t h e  d i s c r e t i o n a r y  income is  a l loca -  
t ed  t o  o t h e r  household items. Recent 
l i t e r a t u r e  published concerning the  market 
a l s o  was reviewed. 

Numerical p r o j e c t i o n s  

Table 4 p r e s e n t s  demand i n  t h e  United 
S t a t e s  f o r  v a r i o u s  types  of r e c r e a t i o n a l  
p r o p e r t i e s  ( a s  a n  aggrega te ) ,  vacant  recrea-  
t i o n a l  l o t s  purchased f o r  t h e  purpose o f  
bu i ld ing  a  f u t u r e  vaca t ion  home, r e c r e a t i o n a l  
l o t s  occupied by a  s ingle-family  detached 



vaca t ion  home, and r e s o r t  condominium u n i t s .  
Both a b s o l u t e  and r e l a t i v e  f i g u r e s  a r e  includ-  
ed  i n  t h e  t a b l e .  Table  4  p r e s e n t s  a b s o l u t e  
p r o j e c t i o n s  f o r  t h e  fou r  types  of r ec rea t ion -  
a l  p r o p e r t i e s  on a  r e g i o n a l  b a s i s ,  whi le  
Table 5 p r e s e n t s  t h e  same m a t e r i a l  w i th  
r e l a t i v e  f i g u r e s .  

Table  4.--Demand f o r  Rec rea t iona l  P r o p e r t i e s  
By Type of P rope r ty ,  United S t a t e s ,  
Es t imated f o r  1980 and P ro jec t ed  
f o r  1985. 

Type of Proper ty  

Number of Households 
Number of  Households 

Owning Rec rea t iona l  
P r o p e r t i e s  

Pe rcen t  of T o t a l  
Households 

Number of Households 
Owning Vacant Rec- 
r e a t i o n a l  Lot f o r  
Specula t ion/Invest -  
ment 

Percent  of T o t a l  
Households 

Number of Households 
Owning Vacant Rec- 
r e a t i o n a l  Lot f o r  
Future  Bui ld ing 

Pe rcen t  of  T o t a l  
Households 

Number of  Households 
Owning S i n g l e  Family 
Detached Vacation 
Home 

Percent  of T o t a l  
Households 

Number of Households 
Owning Resor t  Condo- 
minium Unit  

Pe rcen t  of  T o t a l  
Households 

r e c r e a t i o n a l  p rope r ty  i s  g r e a t e s t .  

In terms of t h e  type  of r e c r e d t i o n a l  
p r o p e r t i e s  t o  be demanded, it appea r s  t h a t  
l e a s t  i n c r e a s e  w i l l  be  r e a l i z e d  i n  t h e  demand 
f o r  vacan t  r e c r e a t i o n a l  l o t s ,  e s p e c i a l l y  
those  purchased p r i m a r i l y  f o r  s p e c u l a t i o n  o r  
investment purposes.  Most s i g n i f i c a n t  in-  
c r e a s e s  i n  demand w i l l  be  f o r  r e c r e a t i o n a l  
s h e l t e r ,  both  s ingle-family  detached vaca- 
t i o n  homes and r e s o r t  condominiums. I n  
a b s o l u t e  terms, t h e  g r e a t e s t  i n c r e a s e  w i l l  
occur  i n  t h e  detached u n i t s ,  from about 4 .5  
m i l l i o n  t o  about  5.4 m i l l i o n .  I n  r e l a t i v e  
terms, t h e  g r e a t e s t  i n c r e a s e  w i l l  occur f o r  
r e s o r t  condominiums, i n c r e a s i n g  from .8 per- 
cen t  t o  1 . 7  percent  of  t h e  households. 

On a . r eg iona1  b a s i s ,  a s  shown i n  Table  
5 ,  a  wider d i s p e r s i o n  w i l l  occur ,  p a r t l y  due 
t o  r e g i o n a l  s h i f t s  i n  popula t ion and house- 
hold format ion and p a r t l y  due t o  changing 
r e g i o n a l  p r o p e n s i t i e s  f o r  purchase  of recrea-  
t i o n a l  p r o p e r t i e s .  

I t  is a n t i c i p a t e d  t h a t  r e l a t i v e l y  l i t t l e  
i n c r e a s e  i n  demand w i l l  occur  i n  t h e  North- 
e a s t  f o r  r e c r e a t i o n a l  l o t s  purchased only  f o r  
s p e c u l a t i o n  o r  investment purposes.  At t h e  
same t ime,  t h e  most s i g n i f i c a n t  growth f o r  
t h i s  commodity w i l l  occur  i n  t h e  West. Such 
c o n d i t i o n s  r e f l e c t  a v a i l a b i l i t y  of l and ,  
s a t u r a t i o n  of t h e  market,  e t c .  S imi l a r  
r e g i o n a l  t r e n d s  a r e  p ro jec t ed  t o  occur  f o r  
r e c r e a t i o n a l  l o t s  purchased f o r  f u t u r e  bu i ld -  
i n g  of a  vaca t ion  home, a l though t h e  v a r i a -  
t i o n s  a r e  l e s s  severe .  For t h e  l a t t e r  t ype  
of r e c r e a t i o n a l  p rope r ty ,  most s i g n i f i c a n t  
i n c r e a s e s  i n  a b s o l u t e  terms a r e  a n t i c i p a t e d  
i n  t h e  South and fewest  i n c r e a s e s  i n  t h e  
Northeas t .  

For s ingle-family  detached vaca t ion  
homes, t h e  g r e a t e s t  a b s o l u t e  growth w i l l  
occur  i n  t h e  South and West. The a n t i c i p a t e d  
r e g i o n a l  growth p a t t e r n s  f o r  r e s o r t  condo- 
minium u n i t s  w i l l  be even more exaggerated,  

For 1980, i t  is es t imated t h a t  about 
wi th  v e r y  s i g n i f i c a n t  i n c r e a s e s  t o  occur  i n  8,085,000 households (or  about 10.5  pe rcen t  
t h e  South and West. Such p a t t e r n s  aga in  of t h e  t o t a l )  i n  t h e  United S t a t e s  own one of 
r e f l e c t  market s a t u r a t i o n ,  a v a i l a b i l i t y  of t h e  4  primary types  of r e c r e a t i o n a l  p rope r ty .  
l a n d ,  l a c k  of  consumer oppor tun i ty ,  e t c .  Most of t h e s e  p r o p e r t i e s  (almost 4  m i l l i o n )  

r e p r e s e n t  a  r e c r e a t i o n a l  l o t  occupied by a  Table  6 p r e s e n t s  changes i n  t h e  pe rcen t  
s ingle-family  detached vaca t ion  home. The of t o t a l  households i n  t h e  r eg ion  which w i l l  
t y p e  wi th  t h e  lowest  frequency was t h e  r e s o r t  own the various types of recreational proper- 
condominium (about 400,000). t i e s .  These f i g u r e s  were de r ived  from t h e  

p rev ious ly  mentioned surveys  and were 
It i s  p ro jec t ed  t h a t  by 1985, t h e  number Utilized in the preparation of Table 6. 

of r e c r e a t i o n a l  p r o p e r t i e s  w i l l  i n c r e a s e  t o  
ove r  1 0  m i l l i o n ,  which means t h a t  about 12 
pe rcen t  of a l l  households w i l l  own such prop- 
e r t y .  S i g n i f i c a n t  i n c r e a s e s  w i l l  occur  
between 1980 and 1985 a s  t h e  pos t  World War 
I1 baby boom reaches  t h e  t ime i n  t h e  family  
l i f e  c y c l e  when p ropens i ty  f o r  purchase of 



Table  5.--Demand f o r  Recrea t iona l  P r o p e r t i e s ,  By Type of 
Proper ty ,  By Region, United S t a t e s ,  Estimated 
f o r  1980 and Projected f o r  1985. 

A. Number of Households (Percent of T o t a l  i n  Pa ren thes i s )  
Region 1980 1985 

Northeast  
North Cen t ra l  
South 
West 
United S t a t e s  

B. Number of Households Owning Recrea t iona l  P r o p e r t i e s  
Region 1980 1985 

Northeast  1,746,400 (21.6) 2,167,200 (21.5) 
North Cen t ra l  1,827,200 (22.6) 2,318,400 (23.0) 
South 2,482,100 (30.7) 3,255,600 (32.0) 
West 
United S t a t e s  

C. Number of Households Owning Vacant Recrea t iona l  Lot 
Region f o r  Speculation/Investment 

f non n o c  
A,"" I,"> 

Northeast  
North Cen t ra l  
South 
West 
United S t a t e s  

D. Number of Households Owning Vacant Recrea t iona l  Lot 
Region f o r  Future  Bui lding of Vacation Home 

i non  no c 
I,", 

Northeast  
North Cen t ra l  
South 
West 
United S t a t e s  

E. Number of Households 
Owning S i n g l e  Family Detached Vacation Home 

Region 1980 1985 

Northwest 
North Cen t ra l  
South 
West 
United S t a t e s  

F. Number of Households Owning Resort Condominium Unit 
Region 1980 1985 

Northeast 
North Cen t ra l  
South 
West 
United S t a t e s  



Table 6.--Demand f o r  Recreat ional  Proper t i es ,  By Type of Property, 
By Region, Unites S t a t e s ,  Estimated f o r  1980 and Pro- 
jected f o r  1985. 

A. Percent That Househoulds Owning 
Recreat ional  Proper t i es  Are of To ta l  Households 

Region 1980 1985 

Northeast 10.5 12.4 
North Central  8.9 10.5 
South 9.9 11.5 
West 12.3 13.9 
United S t a t e s  10.5 12.0 

B. Percent That Households Owning Vacation Recreat ional  Lot 
For Speculation/Investment Are of To ta l  Households 

Region 1980 1985 

Northeast 2.0 1.9 
North Central  1.9 1.9 
South 1.8 2.5 
West 2.9 3.8 
United S t a t e s  2.2 2.5 

C. Percent That Households Owning Vacant Recreat ional  L o t s f o r  
Future Building of Vacation Home Are of Total  Households 

Region 1980 1985 

Northeast 1.4 1 .6  
North Central  1.3 1.7 
South 1.7 2.0 
West 2.2 2.7 
United S t a t e s  1.7 2.0 

D. Percent That Households Owning Single  Family Detached 
Vacation Homes Are of To ta l  Households 

Region 1980 1985 

Northeast 5.2 7.1 
North Central  5.4 5.9 
South 5.4 5.7 
West 5.8 7.4 
United S t a t e s  5.8 6.4 

E. Percent That Households Owning Resort Condominium 
Units Are of Total  ~ o u s e h o l d s  

Region 1980 1985 

Northeast .8 1.1 
North Central  .8 1.1 
South .8 1.1 
West .8 1.1 
United S t a t e s  .8 1.1 



In f luenc ing  F a c t o r s  

Despi te  t h e  preceding e f f o r t ,  i t  is  
d i f t i c u l t  t o  d e r i v e  any concre te  conclusions  
about f u t u r e  demand f o r  r e c r e a t i o n a l  proper- 
t i e s .  It appears  t h a t  t h e  r e a l i z a t i o n  of 
short-term demand w i l l  be d e f i n i t e l y  a f fec -  
t ed  by a  s e r i e s  of i s s u e s  which may o r  may 
not  be  i n  evidence s e v e r a l  yea r s  from now. 
Such cur ren t  c r i s e s  f ac ing  t h e  r e c r e a t i o n a l  
land and vaca t ion  housing i n d u s t r i e s  a s  a  
bad pub l i c  image, u n a v a i l a b i l i t y  of f inan-  
c i n g  bo th  f o r  t h e  developer and consumer, 
t h e  exorb i t an t  c o s t s  of bu i ld ing  s u p p l i e s ,  
e t c . ,  may cont inue t o  e x i s t  i n  t h e  f u t u r e .  
However, t hese  i tems a l l  appear r a t h e r  
inconsequent ia l  when assuming a  long-range 
pe r spec t ive  of t h e  markets.  For ins t ance ,  
f inanc ing  r a t e s  and a v a i l a b i l i t y  have 
t r a d i t i o n a l l y  changed d r a s t i c a l l y  wi th in  
s h o r t  per iods  of time; t h e  nega t ive  image 
could be reversed i f  and when t h e  indus t ry  
begins  t o  monitor i t s  members; and c o s t s  
of bu i ld ing  supp l i e s  and l a b o r  have always 
f l u c t u a t e d  according t o  t h e  economic 
c l ima te  of t h e  country. 

However, when s t epp ing  back and con- 
s i d e r i n g  t h e  long-range f u t u r e  of t h e  
markets f o r  r e c r e a t i o n a l  p r o p e r t i e s ,  a  
somewhat more complicated p i c t u r e  is 
por t rayed,  b a s i c a l l y  because t h e  inf luen-  
c i n g  parameters  become more hazy and con- 
fus ing  and s imul taneously  more c r i t i c a l l y  
i n f l u e n t i a l .  

Many long-range i n d i c a t o r s  p o r t r a y  
an o p t i m i s t i c  f u t u r e  f o r  increased demand. 
For ins t ance ,  i t  i s  a n t i c i p a t e d  t h a t  
a d d i t i o n a l  d i s c r e t i o n a r y  income w i l l  be- 
come a v a i l a b l e  not  only i n  g r e a t e r  amounts, 
but  a l s o  f o r  a  l a r g e r  p ropor t ion  of t h e  
populat ion.  Le i su re  t ime a l s o  w i l l  
i nc rease  and, most s i g n i f i c a n t l y ,  w i l l  be  
a v a i l a b l e  i n  l a r g e r  aggregat ions  such a s  
three-day weekends o r  f o r  extended weeks 
o r  even months. Retirement w i l l  be  
poss ib le  e a r l i e r ,  and o l d e r  people w i l l  
l i v e  longer .  They a l s o  w i l l  have more 
monetary r e sources  a v a i l a b l e  t o  them, 
b e  h e a l t h i e r ,  and more acquainted wi th  
r e c r e a t i o n a l  and t r a v e l  exper iences  from 
p a s t  p a r t i c i p a t i o n .  The post-World War I1 
baby boom w i l l  be  reaching t h e  age i n  t h e  
1980's when propensi ty  f o r  purchase of 
r e c r e a t i o n a l  p r o p e r t i e s  is  h ighes t .  
I n t e r e s t  i n  n a t u r e ,  ecology, t h e  n a t u r a l  
environment, and p a r t i c i p a t i o n  i n  so- 
c a l l e d  "heal thy and youthful" outdoor 
r e c r e a t i o n a l  a c t i v i t i e s  w i l l  con t inue  t o  
inc rease  f o r  wider segments of t h e  popu- 
l a t i o n .  Thus, most p r e d i c t i o n s  f o r  t h e  
so-cal led oppor tun i ty  and f a c i l i t a t i n g  
f a c t o r s  por t r ay  a  s i t u a t i o n  where more 
and more f a m i l i e s  w i l l  be a b l e  t o  pur- 
chase r e c r e a t i o n a l  p r o p e r t i e s .  

While t h e s e  v a r i a b l e s  a r e  r e l a t i v e l y  easy 
t o  p r o j e c t  i n t o  t h e  f u t u r e ,  a t  l e a s t  i n  numer- 
i c a l  terms based upon p a s t  t r ends ,  a  s e r i e s  of 
o t h e r  v a r i a b l e s  a l s o  w i l l  be very i n f l u e n t i a l .  
For t h e  most p a r t ,  t h e s e  v a r i a b l e s  a r e  more 
s u b j e c t i v e  and thus  more d i f f i c u l t  t o  quan t i fy .  
Their  in f luences  w i l l  be  more s u b t l e  b u t  per- 
haps more c r i t i c a l  f o r  long-range f u t u r e  
demand f o r  r e c r e a t i o n a l  p roper t i e s .  

For ins t ance ,  t h e  u n c e r t a i n t i e s  of t h e  
i n t e r n a t i o n a l  s i t u a t i o n  complicate p r o j e c t i o n s  
f o r  f u t u r e  personal  income i n  t h e  United 
S t a t e s .  I f  t h e  l e s s  developed n a t i o n s  of t h e  
world begin t o  demand a  more e q u i t a b l e  d i s -  
t r i b u t i o n  of weal th  and resources ,  e i t h e r  
through p o l i t i c a l  o r  economic coercion,  nega- 
t i v e  e f f e c t s  w i l l  most c e r t a i n l y  be r e a l i z e d  
on t h e  GNP of t h i s  country. An i n c r e a s i n ~ l y  
l a r g e r  segment of t h e  populat ion i n  t h e  United 
S t a t e s  may perceive  t h e  work e t h i c  i n  a  dif-a 
f e r e n t  l i g h t  i n  t h e  f u t u r e  and be l e s s  not iva-  
ted  toward higher  incomes and assoc ia ted  
a v a i l a b i l i t y  of goods and se rv ices .  Thus, 
fewer persons  may a c t u a l l y  have t h e  a n t i c i -  
pated d i s c r e t i o n a r y  income t o  buy a  second 
home j u s t  f o r  seasonal- recreat ional  purposes,  
a t  l e a s t  i n  t h e  manner i n  which many l e i s u r e  
homes a r e  being produced today. 

The concern wi th  ecology and p rese rva t ion  
of a  q u a l i t y  environment does  not  appear t o  be 
a  pass ing f a d ,  but  r a t h e r  one t h a t  w i l l  con- 
t i n u e  t o  i n c r e a s e  i n  t h e  f u t u r e .  More and 
more communities and s t a t e s  w i l l  consider  no- 
growth o r  l imited-growth p o l i c i e s .  More and 
more decision-makers w i l l  become more sophis- 
t i c a t e d  about t h e  land development process  and 
w i l l  u s e  c r i t e r i a  t o  determine what type  of 
new land development w i l l  prove b e n e f i c i a l  t o  
t h e i r  community i n  t h e  long-range f u t u r e .  No 
longer  w i l l  t h e  only  c r i t e r i o n  be  t h e  poss i -  
b i l i t y  of increased c o n t r i b u t i o n  t o  immediate 
r e t u r n  t o  t h e  proper ty  t a x  base ,  bu t  r a t h e r  
more s u b t l e  c r i t e r i a  w i l l  be used such a s  
c o s t s  and b e n e f i t s  r e l a t e d  t o  s o c i a l ,  environ- 
mental and long-term economic impacts. 

Qua l i ty  land i n  appropr ia t e  proximity t o  
populat ion c e n t e r s  w i l l  become l e s s  a v a i l a b l e  
and much more expensive. More of t h i s  l and  
w i l l  be maintained i n  t h e  pub l i c  domain o r  
p laced under much s t r i c t e r  and more r a t i o n a l  
pub l i c  con t ro l .  More land i n  marginal pro- 
d u c t i v i t y  might have t o  be used f o r  t h e  
support  of a g r i c u l t u r e  and o t h e r  primary 
indus t ry  i n  o rde r  t o  s a t i s f y  world demands 
f o r  a  more e q u i t a b l e  d i s t r i b u t i o n  of wealth 
and resources .  

The energy c r i s i s  most c e r t a i n l y  w i l l  
e f f e c t  t h e  f u t u r e  of t h e  market f o r  r ec rea -  
t i o n a l  p r o p e r t i e s .  I n  t h e  fo reseeab le  f u t u r e ,  
it seems l i k e l y  t h a t  c e r t a i n  segments of 
s o c i e t y  including l e g i s l a t o r s  and t h e  pub l i c  



at large will question the morality and ration- 
ality of allowing some persons to own and 
develop property simply for seasonal-recrea- 
tional purposes. The question will most 
certainly be raised as to why should a select 
group of people be able to afford two rela- 
tively expensive homes when a much larger 
segment of society has never been able to 
realize the government's 30-year old goal of 
a "safe and decent" living environment. 

Related to the inequitable distribution 
of wealth in this country are the current 
income tax practices which in some instances 
make owning a condominium or rental vacation 
home a very profitable venture. It would 
appear that public pressure will influence 
additional restrictions to be made in regard 
to these allowed tax benefits and write-offs. 

A whole series of additional changes 
could occur in the cultural context of our 
society which might affect the future markets 
for recreational properties. It appears that 
a growing segment of the population is less 
motivated by status attainment and the fee 
simple ownership of real property. Although 
perhaps currently restricted to the youth, 
there are indications that such changes 
slowly are penetrating other age-groups. 
At the same time other subtle factors appear 
to be gaining in popularity. Included are 
such difficult to define items as sense of 
comunity, togetherness, sharing, family, 
concern with nature, etc. These factors 
do not necessarily imply changes in demand 
for recreational properties, but perhaps 
a change in the type of property which is 
of interest to the consumer. 

  elated to these comments, is the fact 
that our society seems to be ever-increas- 
ing in its demand for variety, flexibility, 
desire for new experiences, etc. More 
attractions are becoming available for the 
utilization of leisure time, and the public 
seems to be responding in terms of buying 
these new concepts and commodities. Travel 
clubs, camping clubs, new concepts in land 
ownership, etc., all appear to be increas- 
ing in popularity. The opportunity to 
experience a variety of recreational 
activities at relatively inexpensive costs 
has definite implications for the recrea- 
tional land industry as we know it today. 
It would appear that the singular alter- 
native of the fee-simple, single-family 
detached house on a half-acre lot in a 
location with one limited set of recrea- 
tional activities will encounter more 
and more consumer competition in the 
future from other forms of recreational 
pursuits. 

In sum, the future for recreational 
properties is complex. The continuation 
of past trends and the converging of time, 

money and attitude seem to suggest a growing 
market. However, certain unpredictable, 
long-range factors, such as redistribution 
of wealth and a heightened energy crisis, 
may dampen the possibility for an ever-expand- 
ing , high-volume market. 
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Footnotes 

l/According to the Bureau of the Census, a - 
vacation home (called second home in the 
Census), "...may be a single-family house, 
vacation cottage, hunting cabin, ski lodge, 
etc., which is owned and held for use some- 
time during the year by the owner or members 
of his household." Second homes may also be 
owned in partnership with members of a dif- 
ferent household. The figures indicate 
second homes which are sometimes rented or 
leased on a short-term basis to other per- 
sons but are principally held for the owner's 
occasional use during the year. The statis- 
tics refer to the number of households that 
own (one or more) second homes. The data 
therefore, do not reflect the number of 
owned second homes. 

2/The count for vacation home households rep- - 
resents both an undercount and overcount due 
to: (1) the fact that while a household could 
own more than one vacation home, the actual 
number does not appear; and (2) the fact that 
while more than one household may jointly own 
the same vacation home, each family could 
claim it as their own for purposes of the Cen- 
sus count. It is impossible to determine from 
the data whether the undercount or overcount. 
is more significant or whether, in fact they 

193 come close to balancing out one another. 


