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Presenter
Presentation Notes
In Oct 2019, Mayor Hancock signed executive order 145, bringing together affordable housing development functions from Denver Economic Development and Opportunity and homelessness resolution programs from Denver Human Services into one department 

HOST works to invest resources, create policy, and partner to provide housing stability, resolve episodes of homelessness, and create more housing opportunities for Denverites 



For affordable family housing data…
- What is “family”?

- An unmarried couple with children?
- A married couple with biological children?
- Single foster parents?
- Grandparents with grandchildren?
- Two adult siblings sharing a house?
-> For this presentation, 3 bedrooms or more

- What is “affordable”?
- Rent/ Mortgage Limit: Priced up to 30% of 

monthly income toward housing & utilities
- Income Limit: Making up to 80% area median 

income (AMI) (about $80k in 2021 for 4 ppl)



From Root Policy Research…

“Families with children in the home grew at a slower rate than 
households overall.”

Why? … it’s driven by supply of 
what’s being built, not by demand 
from who lives here. 



Household 
Size

2010 & 
2019

Source: 2019 1-year ACS.

88,000 Households have 3+ people

1-2 person 
households 
are growing 

faster



Distribution 
of Unit Sizes

-> 83% of rental units have 
less than 3 bedrooms

-> 35% of ownership units 
have less than 3 bedrooms

Source: 2010 and 2019 1-year ACS, Root Policy Research



Who’s Buying? 
Units Sold
2019 - 2020

… The FAMILY 
need is for 100% 

AMI and below



Affordable Rental Gap by AMI



Where are people 
renting? 

-> Areas with lowest 
rents have the 
lowest vacancy

-> People will rent 
wherever it costs 
less



HOST Five-Year Strategic Plan
- Build 7000 units of affordable 

housing, including 900 supportive 
units

- Including 7% of units sized with 3BR 
or more

Major $$ Sources for 2022
- $30M from GO bonds
- $28M ARPA
- $15M linkage fee
- $10M property tax
- $11M HOME-ARP
- $11M 2B (Homelessness Res Fund)

11

Presenter
Presentation Notes
HOST has engaged over 1,750 individual stakeholders in development of five-year strategic plan since early 2020

Will guide HOST’s work over the next five years

Feedback received through strategic plan process informed 2022 priorities

Adopted by City Council in late 2021

Topline Goals: 
-Reduce unsheltered homelessness by 50% in five years 

-Build 7000 units of affordable housing, including 900 supportive units

-Increase annual households served in rehousing & supportive housing from 1300 to 1800

AND 7% of NEW affordable units have 3 bedrooms (or more)


To read: denvergov.org/HousingFiveYearPlan





The regional context for the crisis 
in affordable family housing

Carrie Makarewicz, PhD, 
Associate Professor

CU Denver Department of 
Urban & Regional Planning

April 1, 2022

Photo: Rachel Woolf for The New York Times

Presenter
Presentation Notes
Almost weekly for several years, our region has made national news for being among the cities with the highest and fastest rising home prices and the greatest displacement from gentrification. 



Students Experiencing 
Homelessness in Metro 
Denver

From 2016-2020, the 7-county 
region has had 12,000 and 14,000 
students experiencing homelessness 
each year (see handout).

Denver’s shortage of affordable 
family housing is a symptom of a 
broken and incomplete regional 
housing market. 

Year 2016 2017 2018 2019 2020

Ad
am

s PiT Unsheltered 60 139 160

Total Homeless Estimate 200 157 466 483 476

McKinney Vento Students 3,917 3,608 3,992 3,758 n/av

Ar
ap

ah
oe PiT Unsheltered 51 87

Total Homeless Estimate 456 562 198 228 245

McKinney Vento Students 2,911 1,781 2,770 2,897 n/av

Bo
ul

de
r PiT Unsheltered 53 118

Total Homeless Estimate 726 600 592 623 689

McKinney Vento Students 1,297 1,095 976 939 n/av

Br
oo

m-
fi

el
d PiT Unsheltered 18 25

Total Homeless Estimate 13 22 5 30 26

McKinney Vento Students N/A N/A N/A N/A N/A

De
nv

er

PiT Unsheltered 554 996

Total Homeless Estimate 3631 3,336 3,445 3,943 4,171

McKinney Vento Students 2,519 2,013 1,762 1,849 1,390

Do
ug

la
s PiT Unsheltered 7 13

Total Homeless Estimate 2 45 34 14 53

McKinney Vento Students 676 617 653 683 n/av
Je

ff
er

so
n

PiT Unsheltered 124 162

Total Homeless Estimate 438 394 577 434 444

McKinney Vento Students 2,733 2,825 3,135 2,753 n/av

7-
Co

un
ty

 
Re

gi
on

PiT Unsheltered 786 924 1,308 946 1,561

Total Homeless Incidence1 5,467 5,116 5,317 5,755 6,104

Newly Homeless that year2 722 779 1,060 691 1,326

Chronically Homeless3 804 1,085 1,596 1,158 1,846

McKinney Vento Students 14,053 11,939 13,288 12,879 n/av

Sources: McKinney Vento data source 
(Colorado Department of Education); PiT
counts (Metro Denver Homeless 
Initiative PiT Reports and Data)

Presenter
Presentation Notes
I’m following up Jennifer’s and Jessica’s presentations on the problems in Denver to make the case that Denver’s problems are part of a larger regional problem. 

Denver can’t and shouldn’t be expected to solve this alone. 

Although there currently are 1400 students in Denver Public Schools who are unhoused, since at least 2016, there have been 12,000 to 14,000 students each year regionally who experience homelessness

The numbers in Denver are symptomatic of a broken regional housing market 



Housing and job markets 
are regional, but our 
planning doesn’t reflect this

• We plan regional transportation
systems

• We know the current & projected # 
of jobs and wages

• We forecast population growth

• Yet we don’t have regional housing 
plans, just local zoning maps 
(that exclude many housing types)

• As a result, our housing prices 
and types don’t match our region’s 
household incomes or types

Median Family Income

Home Values

Median Family Income

Rents

2014 2019
352,536 households are housing cost burdened

Source: www.policymap.com

Presenter
Presentation Notes
And housing markets are regional because job markets are regional.

Yet, although we plan other regional system, like transportation and jobs, and we do population forecasts, which would help us to plan the types of housing we need, we don’t make specific regional housing plans. 

We zone at the local level, but that often excludes the housing types and prices we need. 

As a result, as the two graphs on the right show: Rental and ownership housing costs regionwide have greatly surpassed regional incomes. 

And because of this, 352,000 households are housing cost burdened in the region. And a large share of these households are severely cost burdened, paying >50% of their income on housing

http://www.policymap.com/


Regional workers requiring affordable housing
•402,785 private sector jobs (30%) pay less than $43,000 a year (50% AMI)

•45% of all workers commute to other counties (jobs/housing mismatch)*

39%
29% 30%

23% 25%
32%

37% 34% 30%

0%
5%

10%
15%
20%
25%
30%
35%
40%
45%

% of Jobs paying <$43,000 (50% AMI)

Source: BLS,QCEW Sept. 2021. Does not include Govt. jobs
*County to County worker flows, 2015

Presenter
Presentation Notes
And that many people are housing cost burdened because their jobs do not pay high salaries and incomes have not been rising fast enough, if at all.

If we total the jobs in the region that pay less than $43,000 a year, or 50% of the Area Median Income, it’s 402,795 private sector jobs. That doesn’t even include the number of government jobs that pay that much or less.

Further many of the workers at those wages can’t afford to live near their jobs, because many places have low wage jobs, but not low-cost housing. 

So, those workers also have expensive transportation commutes. 
-- this leaves them at risk of losing a job, and then losing their home and becoming homeless. 



For example: Jobs & 
ages in the region’s 
fast growing 
Financial Services 
Cluster

Median wage for 41% of the 
most prevalent jobs <70% AMI

Depending on household size, 
at least 68,000 workers in 
just a portion of this 
sector need affordable 
housing.

Source: Metro Denver EDC, Financial Services Industry Cluster Study (9-county) https://www.metrodenver.org/regional-
data/industry-cluster-studies

Presenter
Presentation Notes
And there are numerous industries with occupations that pay those salaries: and we track and know about them.  The Metro Denver Economic Development Corporation conducts frequent studies on the major clusters in our region, including how much they’re growing and what the salaries are. 

One industry is Financial Services. In this industry, among the top 10 occupations, 41% of the jobs – or 68,000 workers – are paid less than 70% of the AMI, or less than $63,00. 

In Denver, those workers would qualify for affordable housing. 

Unfortunately, when we talk about and promote industry and job growth, we don’t discuss the housing need as much as we should.



Regional
supply / 
demand type 
mismatch
Like Denver, the region’s 
housing supply doesn’t 
match the region’s 
household demand, but it’s 
the reverse. 

• Too many large units

• Not enough small units

Supply Household Demand Supply

County
0, 1, 2 
Bedrooms

1 & 2 
Persons

3-7 
Persons

3, 4, 5 
Bedrooms

Adams 32% 55% 45% 65%

Arapahoe 38% 60% 40% 58%

Boulder 39% 65% 35% 56%

Douglas 23% 50% 50% 74%

Jefferson 40% 67% 33% 57%

Weld 23% 54% 46% 73%

The so-called “missing middle”
But also, the missing smaller units

Source: ACS 2015-2019 Estimates

Presenter
Presentation Notes
Therefore, the housing market doesn’t have the numbers and what to build, 

Additionally, communities aren’t encouraged to build certain types or amounts of housing for these workers.

So we end up with what you can seen in this chart. 
In each county, we have a much greater share of 1 & 2 person households than 0, 1, or 2 bedroom units
Likewise, we have a smaller share of 3-7 person households than we have 3, 4, and 5 bedroom homes.

This is the quintessential chart of missing middle housing



Why the mismatch?
Developers chasing same small shares: high-income households with kids | high-income singles

Source: Siegle, M. 2020. Missing Middle Housing in a Suburban Context, Centennial, CO (Capstone completed 
for CU Denver MURP Degree).

Zoning has not changed with demographics and need. This 
type of housing is not allowed in most communities.
(2.2% of housing permits 2005-2020 and 4.6% of all housing)

Presenter
Presentation Notes
Why do we have such a great mismatch between middle sized and middle and lower priced housing and the households that need it?

First: Some developers are not doing their market analyses. They’re chasing two small ends of the market: higher income households with kids and higher income singles who will live in mid-rises and high rises. In addition to not providing all the types we need, these types take time: Large multi family buildings can take 18 months to 2 years just to get approved and entitled, let alone to build.

2. Second, and probably more important, much of our zoning laws and HOA covenants do not allow this type of housing. Thus, it can’t be built. 
While our communities along the light rail lines have zoned for higher density apartments near transit, they have protected their single-family neighborhoods, even from duplex units that wouldn’t look much different from many single-family homes. 
Just 4.6% of all housing units in the region are 2-4 units and only 2% of construction permits over the last 15 years were for these housing types.




For numerous reasons: Production has not recovered from the Great Recession (2007-
2011)

1990 - 2000 2000 - 2010 2010 - 2019

>200% Increase Decrease

Housing Unit Change (by Census Tract)

Source: Historical Housing Unit and Urbanization Database 2010 (HHUUD10)

Presenter
Presentation Notes
The other issue, and it’s for numerous reasons, from banks, to labor and supply shortages, to land costs: 

production has not kept up with demand, as many of you have probably heard in the national and local news. 
For decades, housing production was keeping up with population growth, which is shown in red in the maps for 1990 to 2010

But from 2010-2019, since the great recession, you can see the lack of production in most places, and even decreases in housing units, shown in grey




Solutions?
Planning must:

• work regionally

• guide the housing market with data, 
guidelines, technical assistance

• work with communities to build 
acceptance for more housing and more 
diverse housing types

• work with employers to coordinate 
jobs, housing, and funding

• work with local, state, federal, and 
private funding sources to reduce 
housing costs

• be creative!

This could be housing

Source: Siegle, M. 2020. Missing Middle Housing in a Suburban Context, 
Centennial, CO (Capstone completed for CU Denver MURP Degree).

Presenter
Presentation Notes
So what we can we do as a region? 

We must plan 
And do so regionally 
So that we can guide the housing markets with data, guidelines, and technical assistance

We also need to build acceptance for different types of housing throughout the region working with communities about their concerns and how to design housing to fit their community character

We should also work with employers and economic developers

And follow Denver and HOST by identifying and generating more funding for more affordable housing

And we should be creative! These photos were from one of our student’s master projects on affordable housing for the City of Centennial. These underutilized shopping malls, and there are numerous malls like them throughout the region, would be ideal locations for new neighborhoods with affordable family housing



Thank you to our funder and research 
team

• Preliminary research for 2021 CU Denver Presidential Initiative Seed Grant

• Research Team:

+ Brenn Anderson-Gregson 

+ Erik Braaten

+ Dr. Priyanka deSouza

+ Reynaldo Hernandez

+ Laura Santos Granja 

+ Dani Slabaugh

• Capstone Case study of Centennial, CO by Matthew Siegle, May 2021.





Affordable Family Housing: 
Considerations for Design & Planning

Dr. Jennifer Steffel Johnson
CU Denver Department of  Urban and Regional Planning

April 1, 2022

Presenter
Presentation Notes
My fellow panelists have made the point that we are facing significant supply-side and demand-side affordability challenges. 

In my remarks today, I want to pull our focus back a bit from the numbers to remind us that what we are really talking about is shaping the built environment in which people live their lives.  

Our goal should be to ensure a great quality of life for ALL families in our communities

As we’ve heard, there is the energy and funding available to make real progress. So let’s look at what we should do with it.






Preserve Existing 
Affordable Housing

Presenter
Presentation Notes
The most affordable housing is that which already exists- so part of our focus needs to be on preserving and stabilizing it.




Preserve
Market-Affordable Units

• Relatively small investment to 
support repairs and upgrades can 
have a major impact

Presenter
Presentation Notes
Investing in existing units that are market-affordable (meaning, unsubsidized but still affordable to households who make below the median income) is critical- especially in gentrifying areas, and in small communities that don’t have a huge inventory of new homes.


Example:
CO Tri-County Housing (SE Colorado- Otero, Bent, and Crowley)
[in 2017, only 4 bldg. permits issued in each of Otero and Crowley]

Owner-Occupied Rehabilitation Program 
low-interest rehab loan program 
Interest rates range from 1% to 4%, depending upon HH income, with the term of the loan dependent on repayment ability.
Also, special program for the elderly, with loans at 1% interest, & payments that fit their budget.
TCHCDC has completed over 850 rehabilitation and home ownership projects with over $10 million total loans provided.



Make Existing Units 
Permanently Affordable

• San Francisco Small Sites Program

• Washington, D.C. GAIN Program

Presenter
Presentation Notes
Another approach to ensuring affordability is to 

Of course, preservation of currently affordable housing is a critical piece of maintaining overall affordability, especially in gentrifying neighborhoods

An interesting strategy is the City of San Francisco’s Small Sites Program, launched in 2014
Program helps non-profit and for-profit organizations buy small buildings (5-25 units) and make them permanently affordable
As of May 2018, they’ve acquired 25 buildings and 160 units; 327 people served with an average AMI of 65%

Again, this strategy isn’t about volume as much as keeping/creating a fine-grained integration of a wide range of folks, and opening access to opportunity in more neighborhoods
_____________________________________________________________________

Funds used to help finance acquisition and renovation
Program is funded through voter-approved bonds, inclusionary housing fees, and the City’s housing trust fund




Mobile Homes Matter

• Stabilize residency and support 
unit owners

Presenter
Presentation Notes
“Mobile homes” – more appropriately, “manufactured homes” are the largest source of unsubsidized affordable housing in the United States

Most residents own their unit but rent the land on which their home sits; despite the term “mobile” home, most of these are no longer able to be moved.  Which can leave the owners in a precarious situation. 

We should support programs that enable residents to form cooperatively owned communities, such as ROC USA

ROC USA offers residents a line of credit that would let neighbors buy the land their homes were situated on. Rents have to go up in the short term to cover the mortgage and new maintenance costs, but ownership staves off displacement or possible rental increases in the long run.
To date, ROC USA has established 237 resident-owned communities (15k+ homes); adding 15-17 communities annually

Another approach:
Some states give residents right of first refusal for park sales- slows encroachment by private equity investors




Preserve
Existing Subsidized Units

• Expiring contracts require 
creative strategies for permanent 
affordability

Expiring Federally Subsidized Housing Units in Denver 2020-
2030

5000

3000

7700

Presenter
Presentation Notes
Federal subsidy programs, such as USDA programs, Project-Based Section 8, and LIHTC properties have 30-year affordability restrictions that are expiring at an increasing rate.

Some of these units will remain within the subsidized inventory as owners elect to renew their rent subsidy contracts or recapitalize the properties using new federal subsidies, but in a hot market like Denver’s a lot of landlords will convert to market rate because they can make more money.

By 2025, the affordability restrictions on 4,854 units of federally subsidized housing in Denver are set to expire. Restrictions on an additional 2,893 units are set to expire by 2030. 

Solution examples:
- Expand # of years req’d by new contracts (e.g., Denver)
- Oregon’s Conduit Program: lottery-funded tax-exempt bonds in conjunction with 4% LIHTC funds made available to acquire and rehab projects with expiring federal project-based assistance contracts




Build the Right New 
Housing

Presenter
Presentation Notes






Integrate Context-Sensitive “Missing Middle” Housing

Presenter
Presentation Notes
Many of our area’s communities have strong visual identities and histories. We can leverage that character to add “gentle density” in the form of duplexes and other “missing middle” housing types that are designed intentionally to fit in and honor what’s there.  


Focus on smaller dwellings that are “able to be located discreetly, and in similar style, within existing neighborhoods of detached, single-unit homes.”
Allow options through a simple or by-right land use process
Allow them all in single-unit zones
Minimize off-street parking requirements
Customize use restrictions and design compatibility requirements based on local priorities and concerns
Periodically review and update regulations based on actual production levels and community feedback from completed projects



Adapt and Reuse Offices, Factories, Hotels…

Savonnerie Heymans - MDW Architecture - Brussels, 
Belgium

Presenter
Presentation Notes
Economic shifts have led to vacant offices, factories, hotels, etc. that- with creativity, and often tax credits- can be transformed into wonderful housing opportunities.

This example is in Brussels- transformation of an old soap factory (Savonnerie Heymans) into 42 affordable, sustainable housing units (ranging from 1 to 6 bedrooms) and a day-care center.

It provides a series of private outdoor spaces allowing its occupants to interact easily with each other and creating a convivial, village-like atmosphere.

42 sustainable accommodations of different types including studios, 1 to 6-bedroom apartments, lofts, duplexes and Maisonettes.
�Although a 100% public housing scheme, thanks to the diversity of its program the Savonnerie Heymans provides a variety of spaces echoing the diversity of the people living in the very heart of Brussels. 

Glass-enclosed bioclimatic loggias characterise the entire complex, providing an effective acoustical and thermal barrier but also providing a sense of privacy.




Build Small Single-Family Homes

• Captures strong demand

• Facilitates intergenerational filtering

• Consider limited equity models and other 
affordability tools

Presenter
Presentation Notes
Median house square feet in the US:
	1973: 1525
	1980: 1595
	1990: 1905
	2000: 2057
	2010: 2169
	2015: 2466

But, there’s a huge demand for modestly sized single-family homes that are realistically priced 

which makes keeping things affordable is a challenge




Incorporate Universal Design Principles 
Throughout

• One no-step entrance

• Wide halls and doors (36”)

• Main floor full bath

• Light switches and outlets reachable at any height

• Lever-style door handles

Presenter
Presentation Notes
Universal design will facilitate intergenerational filtering (growing family steps up in scale, downsizing aging HH steps down)

I would strongly argue that ALL new units- especially those small ones I just mentioned- be built following universal design principles. 
The first 3 are considered key [most expensive to change on your own] 
– But according to recent Harvard report, only 4% of existing homes have all of these. 

Required in a few places (e.g., Pima County (Tucson) AZ)- passed in 2002; all new houses:
at least 1 no-step entrance
32” wide doors & 36” wide hallways on main floor
Lever door handles
Electric switches no higher than 48”
Reinforced walls in ground-floor bathrooms

Bollingbrook, IL made it voluntary for a few years, then worked with the development community to analyze it and found the additional cost was about $2900 per house but that it was very popular, so developers supported making it mandatory.  
We could at least figure out how to incentivize it
Existing programs commonly offer financial incentives, building certification, streamlined permitting, or fee waivers to those who adopt UD principles
Austin’s SMART program grants expedited reviews and fee waivers for developers that meet the UD (visitability) criteria established by city ordinance

Marginal cost increase for new construction; very expensive later





Design Shared Family 
Spaces

• Sharing common space and 
tasks supports many 
household types

Presenter
Presentation Notes

Smaller households, single-parent HHs, elderly HHs, lower-income HHs- all of these and more would benefit from sharing:  space, chores, time together

Co-housing was imported from Europe a couple of decades ago, and “cottage clusters” were a highlight of New Urbanism (nice examples in Boulder and in Stapleton); both can be beautiful and provide a lovely balance of shared and private.




Quality of  Life Is 
Paramount for Families

Presenter
Presentation Notes
For everyone, where you live determines what you are connected to and disconnected from. For families to thrive, housing they can afford needs to be located in the place that gives them access to the opportunities they need and want.

There are some things we can assume everyone--no matter their income--needs:
access to employment centers, good schools, transportation options, actual groceries, a safe outdoor environment

Yet, we have seen time and again that segregation- by race, ethnicity, income, age, physical ability, ETC means that some people have greater access to even these basics than others.
 
When we talk about “affordability” we can’t just consider the cost of the unit; a better rule of thumb is to consider housing + transportation to = 45% of income 

The fundamental requirement of affordability means we need a robust supply of housing at every price point, every place.
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