PLANNING COMMISSION WORKSHOP AGENDA

November 14, 2024 at 1:30 PM
Commissioners Meeting Room - 401 Main Street, Suite 309, Walsenburg, CO 81089

Office: 719-738-3000 ex 200 | Fax: 719-738-3996

1:30 PM - WORKSHOP
Join via Google Meet: meet.google.com/jtn-scsu-ecp | Meeting ID: jtn-scsu-ecp
1. DISCUSSIONS
a. Comprehensive Plan

b. Housing Regulations
c. Innovative Housing Opportunities Plan



meet.google.com/jtn-scsu-ecp
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Homestead Zone

Purpose: to create a zone primarily designed to regulate large lot residential subdivisions. Currently
most of these are zoned as agricultural, but they are not being used as agricultural properties. Creating
this zone will allow for adjustments to both the agricultural zone to make it better suited for protecting
the agricultural character of large parts of the county, and to the residential zone, which can be fine
tuned to produce the type of development appropriate for subdivisions with smaller lots. Most of the
areas currently zoned rural residential have lot sizes between 2 and 5 acres.

In creating a zone that fits in between rural residential and agricultural, we should start by revisiting the
stated purposes for these existing zones and then develop a statement of purpose for the new homestead
zone.
Rural Residential is currently described as such:
This district is created for the purpose of allowing the establishment of moderate density rural
residential development in predominantly agricultural and rural areas of unincorporated
Huerfano County without Compromising or otherwise significantly changing the visual, scenic
and other natural characteristics of the surrounding area and provi%s necessary for the
protection of critical wildlife habitat.

Comments:

1. “Moderate density” is not defined. Existing Rural Residential s @ons have homes (or parcels)
that are close enough to create the character of a loosely conne &eig borhood rather than a remote
or agricultural character.

2. Developing at a density of one home per 2 acres necess ts the visual, scenic and other
natural characteristics of the surrounding area and change life habitat, as well as movement and
migration patterns of species. Existing RR zones @o eSe, enough to feel nearly suburban. There is no
way for a subdivision of lots between 2 and 5 acreSyiot to compromise or significantly change the
visual, scenic and other natural characteristics,@f the Surrounding area and not to have an impact on
wildlife habitat and behavior. This definitiormight be more closely aligned with the new Homestead

District.

3. If roads are to be dedicated, the design, parcel size, and value per acre after development are key
factors to be considered in the longgte st of maintenance.

4. Which RR areas represent thesideal” or the target character for this zone? The average parcel size

and 3 acres and ranges from one half-acre to 4.3 acres.
ions have relatively small lots, a maximum lot size should also define
this zone so that any zone fits with the character and intent of RR. Suggestion maximum lot
size or maximum average 10t size: 10-acres. Subdivisions with average parcel sizes over 10 acres will
fall into the Homestead Zone unless the primary use on the subdivision is intended to be agricultural.

across RR subdivisions is b
4.1 Since existing RR subth

Existing Rural Residential Zones

If we take Navajo as a model, there are 22.12 miles (35593 m) of road serving 680 parcels, or
0.03 miles (52 meters) of road per parcel. The annualized cost to maintain rural mountainous roads is
approximately $12,500 to $15,000 per mile (including seasonal maintenance like snow removal and
periodic surface treatments), and the average spending on roads by state and local governments in
Colorado is $620 per year per capita, which combines HUTF funds with County spending. By this
measure, the cost per parcel to maintain the roads in Navajo would be between $437 and $488, with a
total annual cost of 276,500 and 331,800.

Subdivision Zone area Parcels Mean parcel Road length Road length Miles of road Feet of Annual road
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road per maintenance

(acres) area (Mi) (ft) per Parcel parcel cost per parcel
RIO CUCHARAS /
GREENHORN
VILLAGE 3586 1270 2.7 31.31 165,313 0.025 130 $312.50
NAVAJO RANCH
RESORTS #1 2791 655 4.0 23.11 122,006 0.035 186 $437.50
NAVAJO RANCH
ESTATES 475 179 2.2 5.44 28,716 0.03 160 $375.00
PARADISE ACRES 391 154 2.3 3.92 20,698 0.025 134 $312.50
HUAJATOLLA
VALLEY ESTATES
(COMBINED) 266 91 2.7 4.29 22,648 0.047 249 $587.50
PONDEROSA
VALLEY 136 27 4.3 0.96 5,049 0.035 187 $437.50
NAVAJO RANCH
RESORTS #2 121 39 2.7 2.34 12,355 0.06 317 $750.00
SPANISH PEAKS
VILLAGE TR#2 80 132 0.5 2.33 12,274 0.018 93 $225.00
SPANISH PEAKS
VILLAGE TR#1
ADD#1 62 125 0.4 1.62 8,573 0.013 9 $162.50
EAST SPANISH
PEAKS EST 22 21 0.8 0.32 1,704 0.015 $187.50

Average 793 269 2.2 7.56 39,934 0.030 61 1 $378.75

There are 16 areas zoned Rural Residential covering a tot, acreas (not all of which are

represented in the chart above). The mean Rural Regidentiah#0ne covers 550 acres, while the median
covers 146 acres. The two largest areas zoned R sidential are Navajo Ranch Estates (1983) and
Rio Cucharas (1972). 95% of the parcels in Rio Cu€haras remain vacant, even after 52 years. When the
two largest zones zones are removed, the ave size of a Rural Residential subdivision drops from

550 acres to 173 acres and to containing 3!\ rage of 78 parcels.

Between subdivisions, there avera ue per acre (Area zoned / total aggregate value) in various
subdivisions ranges from an asses( ue of $411/acre to $13,169/acre.
Vacanc e Assessed Averag Total

Subdivision alue per acre Value/Acre Distance to nearest town
RIO CUCHARAS /
GREENHORN
VILLAGE 9 $833 $4,928 6 - 9 mi to Walsenburg
NAVAJO RANCH 12.5 miles to La Veta
RESORTS #1 56% $789 $9,272 or Walsenburg
NAVAJO RANCH 8.5 miles to La Veta or Walsenburg
ESTATES 91% $413 $7,298

15 miles to Gardner

PARADISE ACRES 93% $845 $14,506 19 miles to La Veta
HUAJATOLLA VALLEY
ESTATES (COMBINED) 38% $1,712 $35,208 1 mile to La Veta
NAVAJO RANCH 14 miles to Walsenburg
RESORTS #2 72% $411 $4,610 or La Veta
SPANISH PEAKS
VILLAGE TR#2 57% $13,169 $135,995 5 miles to Walsenburg
SPANISH PEAKS
VILLAGE TR#1 ADD#1 74% $4,942 $58,744 5 miles to Walsenburg
EAST SPANISH
PEAKS EST 52% $1,265 $82,624 17 miles to Walsenburg or La Veta
Average 70% $2,709 $39,243

Currently, the minimum district size for Rural Residential is 20-acres, but there is no maximum. A
minimum district size guards against spot zoning, while a maximum district size could guard against
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the carving up of large ranches for speculative land sales or the rezoning of Homestead or Agricultural
parcels as Rural Residential without a parcel pattern to support the change. When a subdivision is
permitted and rezoned to Rural Residential, the intent is for the newly created lots to be developed. If
we look at the existing Rural Residential subdivisions, many of the parcels created have never been
substantially developed. One reason for this is that the number of lots created did not match the demand
for such lots or the capacity of people to build. In the future, creating a maximum district size and/or a
maximum number of lots that can be rezoned to Rural Residential could help limit the kind of wild
speculation that has left us with over a thousand parcels that still hold the potential been developed
with exempt residential wells in Rio Cucharas.

Suggested values:

Minimum value: If the intent is to limit spot zoning, a single parcel in Rural Residential could be 20
acres, but 20 acres could also contain 10 parcels. If the intent is to limit the application of the Rural
Residential zone to clusters of parcels, establishing a minimum number of parcels rather than a
minimum acreage may be more effective. I would suggest using a minimum of 5 parcels.

A reasonable maximum value might be around 125-acres. This represents the area within a 1/4-mile
radius. Y4 of a square mile is 160 acres.

For the Homestead Zone, the minimum lot size should be set at 35 acres one is intended for the
County’s large-lot subdivisions. A smaller minimum lot size would e further subdivisions

within this zone. \

Agricultural Zone

In the Agricultural zone, it is not meaningful to measure m t in terms of lot coverage, but
rather in terms of the number of residential units and t velopment to agricultural accessory
buildings. Over the past decades, the Agricultura has, become populated with residential uses on
35-acre subdivisions, which has changed the chardeger of many parts of the County zoned Agricultural.
To address this trend and to attempt to prese&iic tural traditions and wild open space, residential

development in the agricultural zone showld¥e réstricted in several ways.

One way to preserve the Agricultural zone is to change how development rights are created with the
subdivision of 35+ acre parcels. If j evelopment rights come into existence with the creation of
a parcel, the incentive to continue pattern of rural sprawl that has taken hold can be reduced.
Another tool that can be used i @> mit the type and amount of residential development to a single unit
and/or to a maximum sq otage. Another approach could be to make a dwelling unit an accessory
use to an agricultural ion. Doing this would mean that a residence would only be permitted if it
supports a commercial agricultural operation. To do this effectively, consideration should be given as to
the scale and nature of what a qualifying agricultural use or operation should be.

Homestead Zone Maps

Potential areas for Homestead Zone include some or all of those areas defined by large-lot
subdivisions. In the two maps below, one shows some of the larger subdivisions covered by a zone
district, the second shows all of the areas that would potentially be eligible for a large-lot subdivision:




Potential areas for new zone district; Homestead Zone

”

Non Agriculturally zoned areas and city limits grey
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A Agricultural District

This district is created for the purpose of protecting the productive agricultural lands of Huerfano
County from development and preserving the visual and cultural values, historical and archeological
features and critical wildlife habitat associated with the scenic vistas, natural topography and
agricultural lifestyles in rural, unincorporated areas of Huerfano County.

Minimum district size: 40 acres
Minimum lot area: 35 acres
Minimum lot width: 200 feet
Front yard setback: 60 feet
Side yard setback: 25 feet
Rear yard setback: 30 feet

Maximum lot coverage: W Frig
Seetion+-05-A single residential unit as accessory to a CommerC1al y
accessory agricultural structures. K

RR Rural Residential District
This district is created for the purpose of allowing the esta & -l* of rnoderate den51ty (one dwelhng
Der two to five acres) rural re51dent1a1 development i el e e

d
3 arict o ccora cra O crroarra

Minimum district size: 20 acre parcels, whichever is less
Minimum lot area: 2 acres
Maximum lot area: aver
Minimum lot width:
Front yard setback: 20 fee
Side yard setback: 10 feet
Rear yard setback: 20 feet

Maximum structure height: 40 feet (refer to Comprehensive plan, page 4, “Residential Use”)
Maximum lot coverage: 30 percent For uses allowed by right, conditional uses and prohibited uses see
Section 1.05.

p to 10 acres

Homestead District

This district is created to accommodate subdivisions with large-lots (35 or more acres) that are
primarily residential in nature and located in the context of predominantly agricultural and rural areas
of unincorporated Huerfano County without Compromising or otherwise significantly changing the
visual, scenic and other natural characteristics of the surrounding area and providing as necessary for

the protection of critical wildlife habitat. This zone may include small-scale farming or ranching
activities and a wide range of home occupations that do not generate significant traffic or noise.
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This is a zone intended to give people access to nature and to highlight rural, homestead living. To
ensure access to nature, the dedication of public land in Homestead zones must include public access
trail easements that connect to any adjacent public lands and with a length of at least half that of the
Right-of-Way serving the subdivision.

Minimum District Size: 100 acres

Minimum lot area: 35 acres

Front yard setback 20 feet

Side yard setback 20 feet

Rear yard setback 20 feet

Maximum structure height 40 ft

Maximum lot coverage (up to two residential structures and four accessory structures)

Use Table — Section 1.05

Below are listed the Uses by Right and Conditional Uses in both the Ru:@%ential and Agricultural
zone districts.

nature of these districts and their
as an appropriate zone for schools.

Rural Residential: Few changes suggested. Because of the low de
relative distance from population centers, they are unlikely to

Rural Residential: Uses by

C=Conditional Use, P= Prohibited, R=Use by ngh: L@e Required

Rural Residential: Conditional Uses Right
isposal areas,
Three to six dwelling &o Sheaf)t;(r: dl)ansdﬁlls Up to two dwelling
units on a single, parcel C “hazarcout C units on a single parcel R
substances and waste
of land. ater of land
0.02 K 25 treatment plants 0.01

Over six dwelling units

on a single parcel,

}I;Icliﬁdlga é\l/lliunltlple Commercial riding C Public schools and C
Y & stables educational institution -

housing facilities,
condominiums or
0.03 employee housing. 0.33 0.14
Manufactured home
parks and manufactured
home subdivisions (see
0.06 also Section A 7) 0.35 0.17

Churches and religious

o R
institutes

C Private and public zoos C

Agricultural crop
production including
orchards and accessory
uses and buildings
C (agricultural property R

Boarding and rooming

houses and bed & C Camping areas and

breakfast establishments campgrounds not associated with large
lot subdivisions
exempt from building
0.07 0.36 0.27 permits)
0.08 Guest ranches and C 0.37 Ski lifts and accessory C 0.28 Recreational domestic R
vacation lodge structures and uses animal husbandry

including
barns and shelters




0.09

0.12

0.13

0.15

Rest, nursing,
convalescent, retirement
and assisted living
facilities

. Hospitals

Hotels and motels

Restaurants and eating
places

Private schools,
educational institutes
and training centers

Day care, child care and
nursery schools and

0.16 homes

0.2

—_—

Private airports and
heliports

9 Public cemeteries

Essential public and
government utility uses,
facilities, services and
buildings.

Note that special H.B.
1041 regulations may
also apply.

Other utility uses,
facilities and servic
including electric
transmission lines and
pipelines and all
appurtenant facilities,
uses and structures
thereto. Note that
special H.B.1041
regulations may also

0.22 2PPly-

0.23 Commercial radio and

television transmitting
and receiving stations,
dishes and towers
including
telecommunications,
microwave and cellular
towers, antennae and
dipoles (see height
restrictions)

0.38

Outdoor amusement
facilities

Membership clubs and

0.39 lodges

0.4

Professional service and
business offices for the
delivery of health, legal,
accounting, travel
agencies, real estate,
technology, office
service and similar
services

Personal service outlets
such as beauty and
barber

0.41 shops, laundromats, etc.

Retail convenience
outlets serving a
neighborhood

0.43 or local residents

€R

0.48 lots

Gasoline service
stations

Motor arki

Re self-and mini-

0.49 stefagelgckers

o

1

cture or storage

&ses or above

ground storage of
ammable liquids such
as gasoline for
other than residential or
agricultural on-site use
Marijuana cultivation
for personal use, when
growing thirteen (13) or
more plants on a tract of
land, per occupied
dwelling, provided that
the growing takes place
in an enclosed, locked
space,
is not conducted openly
or publicly, and is not

0.68 made available for sale.

0.69 Any use not listed in

this table

O

Animal production,
including grazing and
accessory uses and
buildings but excluding

0.29 commercial feedlots

Stands for the sale of

0.32 agricultural products

Marijuana cultivation
for personal use, when
growing twelve (12) or
less plants on a tract of
land, per occupied
dwelling, provided that
the growing takes place
in an enclosed, locked
space,

is not conducted openly
or publicly, and is not

0.67 made available for sale.
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Parks, playgrounds, et

0.2 eourses or playing fields €R

The Agricultural zone allows for a wide range of conditional uses and is fairly limited on uses by right.
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In creating the Homesteading zone, and shifting the focus of the Agricultural zone toward conservation,
many of these conditional uses would be appropriate along with Homesteading, Rural Residential or
other zones and could be considered for removal from the Agricultural zone.

Agricultural: Conditional Uses

Three to six dwelling units on . Membership clubs and
. €p 0.39
a single, parcel of land. lodges

Professional service and
business offices for the
delivery of health, legal,

Over six dwelling units on a
single parcel,
including: Multiple family

0.03 dwelling, co-housing cP 0.4 accounting, travel agencies,
facilities, condominiums or real estate,.technolo.gy.,
employee housing office service and similar

’ services
Manufactured home parks .
and manufactured home Personal service outlets

0.06 .. . cP 0.41 such as beauty and b
subdivisions (see also Section
A7) shops, laundromat
Boarding and rooming houses i t

0.07 and bed & breakfast C i
establishments

0.08 Guest ranches and vacation C with open

7 lodge o0ods

holesale sales and/or
distribution without open
storage of goods

Rest, nursing, convalescent,
0.09 retirement and assisted living
facilities

o

0.46 Gasoline service stations

Jails, prisons, correcti
0.1 institutes and youth faciliti C
and work camps

Vehicle repair facilities
including storage garages
as a principal or an
accessory use

0.11 Hospitals cpP 0.47

0.12 Hotels and motels

Rental self-and mini-

0.13 Restaurants and eating places P 49 Storage lockers

0.48 Motor vehicle parking lots

C

ep

cP

€p

ep

4

Agricultural: Uses by Right
A single dwelling unit as
accessory to agricultural

0.01 operation. Yp-te-twe-

1<)

19«‘14 ay=Y at‘ «‘]q(i
@bilc schools and

ucational institution

Churches and religious

0.17 institutes

Parks, playgrounds, golf
2 .
courses or playing fields

Private antennas over 35 feet
024 . "
in height
Agricultural crop production
including orchards and
accessory uses and buildings
(agricultural property not
associated with large lot
subdivisions
exempt from building
permits)
Recreational domestic
0.28 animal husbandry including
barns and shelters
Animal production,
including grazing and
0.29 accessory uses and buildings
but excluding commercial
feedlots
Stands for the sale of
agricultural products
Marijuana cultivation for
personal use, when growing
twelve (12) or less plants on
a tract of land, per occupied
dwelling, provided that the
growing takes place in an
enclosed, locked space,
is not conducted openly or
publicly, and is not made
available for sale.

0.67




Private schools, educational

P
0.15 institutes and training centers ck
Day care, child care and
0.16 nursery schools and C
homes
0.18 Public airport C

Private airports and heliports C

0.19 Public cemeteries C

Essential public and
government utility uses,
021 facilities, services and
" buildings.
Note that special H.B. 1041
regulations may also apply.

Other utility uses, facilities
and services including electric
transmission lines and
pipelines and all appurtenant
0.22 facilities, uses and structures C
thereto. Note that special
H.B.1041 regulations may
also

television transmitting a
receiving stations, dishe:
towers including
0.23 telecommunications, C
microwave and cellular
towers, antennae and dipoles
(see height
restrictions)

Sewage disposal areas,
sludge, septic, landfills for
0.25 non-hazardous substances and C
waste water
treatment plants

0.31 Confined Animal Feeding C
Operations (CAFO’s)
0.33 Commercial riding stables €R

apply. K
Commercial radio and O

Commercial lumber yards
05 and sawmills (Exemption:
"~ Home occupations see
Section 1.11)
Manufacture or storage of
gases or above ground
051 storage of flammable
"~ liquids such as gasoline for
other than residential or
agricultural on-site use
Railroad facilities including
repair sheds and
switch yards and trucking
terminals, excluding trucks
Junk, wrecking or vehicle
storage yards, which shall
be surrounded by an eight
foot high solid fence or not
visible from any public
road
(excluding agricultural

0.52

0.53

equipment storage)
0.54 Batch plants and hot mix C 6

plants and all appurtenant
and accessible uses thereto @
Manufacture, fabrication or
processing of all materials

not otherwise listed and

0.55 which will not
cause excessive noise @
dust, fumes &
i

und coal mines
and all appurtenances and
cessory uses thereto,

0.58 Oil and gas wells C

The exploration and mining
of uranium or other

0.59 radiogctive substances or C
the disposal, storage or
processing of such
substances

0.6 Shipping containers for C

storage purposes (Staff
approval)

Marijuana cultivation for
personal use, when

] growing thirteen (13) or
more plants on a tract of
land, per occupied
dwelling, provided that the

Item 1b.
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0.34 Kennels and veterinary clinics

0.3 Commercial feedlots

0.35 Private and public zoos

Camping areas and

0.36
campgrounds

Ski lifts and accessory
structures and uses

0.38 Outdoor amusement facilities

Homesteading Zone

€R

See
Item
31
(CAF
O’s)

C

C

C

growing takes place in an
enclosed, locked space,
is not conducted openly or
publicly, and is not made
available for sale.
0.69 Any use not listed in this
table
Commercial and medical
0.62 Marijuana retail stores
and dispensaries

Commercial/recreational/
0.63 medical Marijuana
cultivation facility
Marijuana Hospitality — on-

0.64 . .
site consumption

Commercial Marijuana
product manufacturing and
testing, product infusion
facilities

Commercial Marijuana

0.66 cultivation facility

Potential list of conditional uses and uses by right. HS =

Consider separating golf courses from parks and p
This includes all listed uses organized based on p @
All other uses listed are as they are in the currently

H ¢ Q
AARR . UR
N

Manufactured home parks

and manufactured home

subdivisions (see also
0.06 Section A 7)

Boarding and rooming
houses and bed & break
0.07 establishments

Guest ranches and vacatio:
0.08 lodge

Rest, nursing,
convalescent, retirement
and assisted living facilities

0.09
Restaurants and eating
places

0.13

Day care, child care and
nursery schools and

0.16 homes

0.17 Churches and religious
institutes

0.19 Public cemeteries

C

# 20)
ed e category in the HS — Homesteading zone.
adopted use table.

rg

Commercial Marijuana

0.65 facilities

product manufacturing and
testing, product infusion

Commercial Marijuana

Over six dwelling units on a

facilities, condominiums or

non-qualified manufactured

institutes and youth facilities

SRS P cultivation facility
0.66
Three to six dwelling units
cC p P .
0.02 on a single, parcel of land.
single parcel,
including: Multiple family
c CcC P . .
dwelling, co-housing
0.03 employee housing.
Unpurged mobile homes
C R C built prior to 1976 and
0.05 homes.
Jails, prisons, correctional
c C P
0.1 and work camps
C P 0.11 Hospitals

P 0.12 Hotels and motels

S

AA RR HS UR

L
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Essential public and
government utility uses,
facilities, services and
buildings.

Note that special H.B. 1041
regulations may also apply.

Other utility uses, facilities
and services including
electric transmission lines
and pipelines and all
appurtenant facilities, uses
and structures thereto. Note
that special H.B.1041
regulations may also

0.22 apply.
Commercial radio and
television transmitting and
receiving stations, dishes
and towers including
telecommunications,
microwave and cellular
towers, antennae and
dipoles (see height

0.23 restrictions)

0.24

0.2

—_

Private antennas over 35
feet in height

Sewage disposal areas,
sludge, septic, landfills for
non-hazardous substances
and waste water

025 treatment plants

Commercial riding stables
0.33

Private and public zoos

0.35
Camping areas and
0.36 campgrounds

Ski lifts and accesso
0.37 structures and uses

0.38
Outdoor amusement
facilities

Membership clubs and
lodges

0.39
Retail sales outlets except
convenience outlets serving
a neighborhood or local
resident clientele,
including repair and rental
0.42 outlets

Retail convenience outlets
0.43 serving a neighborhood

c € C
c € C
c € C
P C P
c € C

cccC
CK
Q-
c c C
cccC
cccC
P CC
c ccC

(@)

Public schools and
educational institution

0.14

Private schools, educational
institutes and training centers

0.15

Public airport 6
0.18 6

0.26 Landfills and @isp@Salsites
for toxic, r. tive P
and oth rdous

mategial

nfined Animal Feeding C
Operations (CAFO’s)
1

Wholesale sales and/or
distribution with open C
0.44 Storage of goods

Wholesale sales and/or
distribution without open C
0.45 storage of goods
046 Gasoline service stations C

Rental self-and mini-storage

0.49 lockers ¢
0.5 Commercial lumber yards
and sawmills (Exemption: C

Home occupations see
Section 1.11)
Manufacture, fabrication or
processing of all materials
not otherwise listed and
which will not C
cause excessive noise, heat,
dust, fumes or other adverse
0.55 consequences
Manufacturing, production
and other uses not otherwise
listed that will cause excess

noise, heat, P
dust, fumes or other adverse

0.56 consequences
Oil and gas wells C

0.58

Item 1b.
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or local residents

The exploration and mining

Vehicle repair facilities of uranium or other
1nclud1_ng storage garages CPECCTUR C re}dloactlve substances or the C
as a principal or an disposal, storage or
accessory use processing of such
0.47 0.59 substances
Motor vehicle parkinglots C C € C R R Up. to two dwelling units on R
8 0.01 asingle parcel of land
Manufacture or storage of
gases or above ground
sForgge of ﬂammablf? ceccoc ¢ Parks, playgroupds, golf R
liquids such as gasoline for courses or playing fields
other than residential or
051 agricultural on-site use 0.2
Agricultural crop production
including orchards and
Railroad facilities accessory uses and buildings
including repair sheds and CPCPC R (agricultural property not
switch yards and trucking associated with large lot
terminals, excluding trucks subdivisions
exempt from buildi
0.52 0.27 permits)
Junk, wrecking or vehicle
storage yards, which shall
be surrounded by an eight
qut high solid fence or th PCPC C R
visible from any public
road
(excluding agricultural
0.53 equipment storage)
Animal production,
Batch plants and hot mix including grazing and
plants and all appurtenant C P € P ¢C IR accessory uses and buildings R
and accessible uses thereto but excluding commercial
0.54 0.29 feedlots
Rock quarries, sand and
gravel excavating pits,
pipelines, strip and Stands for the sale of
. C P P C . R
underground coal mines agricultural products
and all appurtenances and
0.57 accessory uses thereto, 0.32
Shipping containers .
storage purposes (Staff C P € P C R i(lfrl:ilcl::ls and veterinary C
0.6 approval) 0.34
Marijuana cultivation for
personal use, when
growing thirteen (13) or Professional service and
more plants on a tract of .
. business offices for the
land, per occupied delivery of health, legal
dwelling, provided thatthe C C € C C C R - cgal, C
. . accounting, travel agencies,
growing takes place in an
real estate, technology, office
enclosed, locked space, . .. .
. service and similar services
is not conducted openly or
publicly, and is not made
0.68 available for sale. 0.4
. s Personal service outlets such
pay use not lisedinthis o ¢ ¢ ¢ ¢ ¢ as beauty and barber C
0.69 0.41 shops, laundromats, etc.

Marijuana cultivation for
c ¢ c CcC Cc ¢C personal use, when growing R
0.67 twelve (12) or less plants on

Private airports and
heliports

Item 1b.
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Commercial and medical
Marijuana retail stores
0.62 and dispensaries

Commercial/recreational/
medical Marijuana
cultivation facility

0.63

Marijuana Hospitality —
0.64 on-site consumption

L P L L L L

L P L P L L

L P L L L L

a tract of land, per occupied
dwelling, provided that the
growing takes place in an

enclosed, locked space,

is not conducted openly or
publicly, and is not made

available for sale.

(Reserved)
0.04

Commercial feedlots

0.3

Reserved
0.61 ( )

See
Item
31
(CA
FO’s

Item 1b.
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Huerfano County Land Use Code Updates
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Standard for creation of hew develo rights
New Section Og
Development Rights

10.11 No building permit shall be issued on any created after January 1, 2025 that has not been

granted a development right through a resolution by We Board of County Commissioners and recorded

on the deed to the parcel to include the dge decision by the Board of County Commissioners and
the specific development rights conveyed property. Whenever two or more parcels are
consolidated, the resulting parcel skall fhave ti¥e development rights of a single parcel. Whenever a

activity, and residential uS™®shall be considered accessory to agricultural uses.

10.11.1 Appeals Process

The Board of County Commissioners may approve development rights on newly created parcels under
the following conditions:

1. The development rights are removed from an equal number of parcels containing the same or greater
acreage as those parcels receiving new development rights and recorded on all affected deeds.

2. Deed-restricted affordable housing units are constructed on at least 15% of the parcels created. Deed

restrictions to last a minimum of 20 years.
3. There is a public interest in creating new development rights that contributes to goals articulated in
the adopted comprehensive plan.
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Purpose:

Huerfano County has a vast amount of undeveloped open range and natural landscape that should be
preserved and protected for the enjoyment of future generations. The proliferation of large lot
subdivisions of 35-acres or more and the vast number of vacant lots that have been created over the
years have led to the potential loss of the natural assets that make Huerfano County a unique and
attractive place to live. There are currently sufficient development rights on vacant County parcels to
increase the population or number of dwelling units in the County by over 65%. Of the County’s
12,529 non-exempt parcels, 8,217 are vacant. If a home were to be built on each vacant parcel that
exists today, it would require a vast extension of roads and electric wires that would cut across the
landscape, it would impact the water table and wildlife and the low-density, spread-out character of

Existing and p ottlential development west of Walsenburg

T’:‘ - =

Black house icons represent existing homes.

development would make it more costly and challenging to provide services such as police and fire
protection, road maintenance, and school busing. By ceasing to create new development rights with the
creation of each new parcel, and the ability to transfer development rights, the intent of the County is to
direct future development to areas of the County that are already close to services, jobs, infrastructure
and historical development and to protect from development those areas of the County where vast open
ranges and wild landscapes persist.
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Nonconforming parcels:
Any parcel that was properly recorded with the Huerfano County Clerk and Recorder as of January 1,

2025 shall be considered a legal nonconforming parcel. This does not impact rights to exempt domestic

wells on parcels created prior to June 1, 1972.

----------

TN

White house icons repfése hat this part of the County would look like if each development right were exercised and a home built on each lot.

No recorded conforming or legal nonconforming parcels in existence as of January 1, 2025 shall be
denied a development right on the basis of parcel size. Any parcel created after January 1, 2025 shall
only have a development right if it is specifically granted by the Board of County Commissioners and
recorded on the deed as part of a subdivision process and/or as the result of a transfer of development
rights. The deed shall record the date of the decision by the Board of County Commissioners and the
specific development rights conveyed to the property. Whenever two or more parcels are consolidated,
the resulting parcel shall have the development rights of a single parcel. Whenever a single parcel is

divided into two or more parcels, only one parcel will retain a development right. If one of the resulting

parcels has an existing home or structure, the development right will remain with that parcel already
developed. New development rights on newly created parcels shall be bought and transferred from
vacant parcels in designated sending zones. The Board of County Commissioners may create new
development rights associated with newly created parcels if:

1. It is deemed infeasible to transfer development rights; and

2. There is a public interest in creating new rights
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1.16.01 Non-conforming Uses, Lots and Buildings

1. Meaning and Intent.

A non-conforming use, lot or building shall be any use e+1ot or building that lawfully existed at the
date of adoption of these zoning regulations, or any lot that was properly recorded with the Huerfano
County Clerk and Recorder as of January 1, 2025, and has been maintained following such adoption,
but is prohibited by the provisions contained within these regulations and not otherwise exempt from
non-conforming status. It is the intent of these zoning regulations to allow for the continuation of such
non-conforming uses, lots and buildings, so long as they meet the provisions contained herein. But it is
not the intent of these regulations to allow their enlargement nor to allow their continuation should they
be discontinued for a period of 180 days or substantially damaged by fire or other cause. No recorded
conforming or legal non-conforming parcels in existence as of January 1, 2025 shall be denied a
development right on the basis of parcel size. 6

Sunset of PUDs 6

Huerfano County has several Planned Unit Developments, most & were created for the purpose
of cluster developments and exemptions from lot size requirerg many cases there are no other
zoning provisions included in the PUDs and the details of eagl ' oric PUD can be cumbersome and
staff intensive to look up and interpret, and there is no cg entation of what zoning
allowances or restrictions are associated with each #®D

Having made all parcels in existence as of Janua 0 025 conforming or legal nonconforming
effectively makes all those PUDs created for the purpose of lot size exemptions moot without affecting
conservation easements set aside to allow‘ fo ller parcels. Sunsetting all PUDs after ten years and
allowing them to revert to an existing zon ict allows developers to use the PUD process to achieve
goals or designs that would not be possible uhder an existing zone district while simplifying the
administration of zoning throughc‘)‘liﬁ%punty. Rezoning PUD districts that are over 10 years old to

the most similar regular zone dist make it easier for both property owners and the County to
communicate and understand t opment potential of parcels in PUD subdivisions.

Amendment to PUDge s:

3.03.05 Relationship o e Regulations to the Zoning Regulations Planned unit developments can
be approved in any zoning districts established within Huerfano County, and the issuance of a PUD
approval shall not change the zoning district(s) within which such PUD is established. Planned unit
developments may include all uses allowed by right and any conditional uses allowed by the zoning
regulations in the district(s) in which the PUD would be located to be valid for a period up to ten years.
Approval of a PUD application by the Board of County Commissioners and the granting of a PUD
approval shall be considered de facto approval of the proposed conditional uses, and the applicant shall
not be required to apply for or receive approval for a conditional use when such use is within the
approved PUD proposal.

Upon written request by the applicant, the Planning Commission may recommend to the Board of
County Commissioners that specific provisions of the County Zoning Regulations be waived or
amended, if determined by majority vote that such waiver or amendment would promote the health,
safety, welfare and convenience of the residents of Huerfano County.

18




Item 1b.

PUD zoning regulations shall expire after a period of ten vears and the PUD zone will revert to the
zone district in which the PUD is located. All completed developments will be grandfathered in as uses

by right and shall be exempt from section 1.16.01(2) Abandonment of Use, and all parcels will be
considered conforming or legal nonconforming. The expiration of a PUD shall not affect any
easements, conservation easements or open space.

PUDs older than ten years at the time of amendment of this section shall expire and revert to the zone
district in which the PUD is located on January 1, 2026.

Primitive Cabin Standard

The County is interested in developing a standard for primitive or rustic cabins as a category of use that
is below that of a typical dwelling unit and that could serve as a hunting cabin, or cabin for part-time
and temporary use. This could be appropriate in agricultural zones where pr tion or conservation
of natural landscapes is desired and where the County is not prepared to ervices and from
where it would be difficult or costly to bus students to school and maj ds. In these areas,
temporary uses without the expectation of road maintenance and o @vices could be appropriate.

The Huerfano-Las Animas Health Department does not allow eptions on septic and greywater
systems for temporary or primitive structures that have ru . For example, outhouses are not
allowed and if there is running water, a septic system i

In the Building Code, there is not a clearly define egory that allows for such a cabin to be built to a
different or lower standard than a typical R-1 home. Bhe IRC does define a “sleeping unit”, but does

not create separate construction standards, foi{juSta sleeping unit:

[RB]SLEEPING UNIT. A singl urhat provides rooms or spaces for one or more

persons, includes permane 1ons for sleeping and can include provisions for
living, eating and elthe 1on or kitchen facilities but not both. Such rooms and
spaces that are alsp p dwelllng unit are not sleeping units.

Ohio and North ina‘include categories that might be useful to base this standard on.

North Carolina’s exemption from the IBC is targetted at summer camps or similar uses.

Ohio Building Codes:
PRIMITIVE TRANSIENT LODGING STRUCTURE. A transient lodging structure
with only provisions for sleeping and no building services equipment or piping.

SEMI-PRIMITIVE TRANSIENT LODGING STRUCTURE. A transient lodging
structure that provides permanent provisions for only sleeping or for sleeping with either
sanitation or kitchen facilities, but not both.

North Carolina: Primitive Camp buildings exempted from IBC

“primitive camp" shall include any structure primarily used or associated with outdoor
camping activities, including structures used for educational, instructional, or recreational
purposes for campers and for management training, that are

(i) not greater than 4,000 square feet in size and
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(ii) are not intended to be occupied for more than 24 hours consecutively.

"Structures primarily used or associated with outdoor camping activities "include, but are
not limited to, shelters, tree stands, outhouses, sheds, rustic cabins, campfire shelters, picnic
shelters, tents, tepees or other indigenous huts, support buildings used only for
administrative functions and not for activities involving campers or program participants,
and any other structures that are utilized to store any equipment, tools, commodities, or
other items that are maintained or used in conjunction with outdoor camping activities such
as hiking, fishing, hunting, or nature appreciation, regardless of material used for
construction. The specific types of primitive camping activities, structures, and uses set
forth in this subdivision are for illustrative purposes and should not be construed to limit, in
any manner, the types of activities, structures, or uses that are exempted from building rules.

Unless the County is interested in exempting such primitive cabins from portions of the Building Code,
a rustic or primitive cabin would have to built to the same standards as any other dwelling unit. Where
the County could allow flexibility is on square footage, allowng for smaller footprints and permitting
residential structures with less than 500 sf to be permitted as an alternative %

Primitive Cabins could be added to the use table and permitted in the@%ural District.

1.05 Use Table \

A RR UR C 1

.04 Reserved)Primitive Cabin Q& R C P P P
&
i

Definition of Primitive %b
Permanent structure for temporary& ing. Max footprint 500 sf. Max occupancy 5-months out of any
dence and not eligible for an address assignment.

year; not permitted as a per a@ i
A Rustic cabin may have,on ory structure of up to 500 sf.

Purpose:

To preserve the open range for its natural assets and agricultural value by minimizing the extent of
potential development. Rustic cabins are intended to allow property owners to enjoy their undeveloped
rural and agricultural parcels for hunting, seasonal and recreational visits, and other temporary uses,
while restricting the development of full-time residences.

Rustic cabins may be used as housing for seasonal agricultural labor.

Zoning and Context

Primitive Cabins are permitted in the Agricultural zone on parcels of 35 acres or more. The permitting
of a Primitive cabin precludes the right to build a permanent dwelling anywhere on the property as it
was platted when the Primitive cabin permit was issued. Subsequent subdivisions of a parcel with a
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Primitive cabin shall not create new development rights. (moot if new dev rights not created with new

parcels).

Small Homes as Alternative Build

Our Land Use Code currently requires a variance for dwellings under 600 square feet. Rather than

putting homes under 600 sf through a variance process, these homes could be put through the
additional review of the Board of Review. This review would be structural to ensure that the plans have

adequate engineering and design. Unlike a variance, the purpose would not be to solicit input from

nearby property owners.

1.01

ZONING DISTRICTS
1.01.01 Establishment of Zoning Districts

In order to carry out the purposes of these regulations a ment the goals,
objectives and policies of Huerfano County, ained herein, the
unincorporated area of Huerfano County is hereby (& ¢ or by amendment shall
become re-divided, into the following zoning di

A Agricultural District @

RR Rural Residential Dis
UR Urbanizing

Residential District C Q
Commercial- \

Service District

I In District

APO i Protection Overlay District

WI Commercial Wind Generation Overlay District
1.01.02 District Characteristics and Requirements

Minimum dwelling size in all districts shall be 600 square feet. In recognition that
smaller dwelling unit sizes may be adequate to meet individual needs and able to
meet criteria of adopted building codes, a-variancemay-berequested-forplans for
proposed dwellings under 600 square feet will be put before the Board of Review
for approval in accordance with Section 9-92 of this Code. The districts
enumerated in Section 1.03.01 shall have the following characteristics and
specifications:

Amend the Building Permit Guidelines to read:

Item 1b.
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If the materials and methods are not listed in the 2021 I.R.C./I.B.C codes, or the
residence contains less than 600 square feet, it is considered an alternative
building method. The entire structure must be engineered and stamped by a
Colorado Licensed Engineer, and be approved by the Huerfano County Building
Authority.

Amend Resolution 18-77 to update the powers and duties of the Building
Authority as follows:

8. The Authority shall have the following powers and functions:
a. Study all uniform codes, international codes, model codes and local ordinances adopted
by the county regarding the residential and commercial building industry.
b. Make recommendations to the Building Official regarding any update of the county

building codes.

c. Act in an advisory capacity to the Chief Building Official of e @dicﬁon on any
requests for changes affecting the county building codes.

d. Review submitted plans involving alternative building m
methods are not listed in the adopted I.R.C./I.B.C codes,
containing less than 600 square feet, and make recom
on approval requirements for such plans

ée Serve as the Board to hear any appeals of or cisiéns or determinations made by

the Staff relative to Contractor Licensin@gQﬂ ation and interpretation of this Code

at include materials and
nstruction of a residence
ions to Building Official and Staff

ef Act in an advisory capacity to Staff t mend requirements for qualifications to be
adopted by resolution by the Board of County Commissioners regarding the licensure of
contractors and tradesmen, includin not limited to A. B. or C general contractors,
mechanical contractors, specialt)’ %rs, and mobile home contracting businesses.
fg. Have one member of the A th(& it on the interview panel for the Building Official,
Chief Building Inspector a@ Examiner and make recommendations to the Land
Use Director.

2h. Meet at least four
the Authority.
k1. Special meeti
the vice-chairp
for a special meeting

i]. Meetings of the Board shall be public meetings.

@ ch year at a regular time to be established by the By-Laws of

the Authority may be called at the discretion of the chairperson or by
in the event the chairperson is unavailable to consider the request
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What is Affordable Housing?

Affordable housing refers to housing that costs no more than
30% of a household's income. It can include a variety of options,
such as new constructions, repurposed buildings, and shared
equity models, and may involve both rental and ownership
opportunities. Affordable housing is crucial for supporting
diverse community needs, particularly in low- to moderate-

income brackets.

The Need for Affordable Housing in Huerfano County
Huerfano County faces significant challenges in providing
affordable housing, which is essential for community well-being
and economic stability. With rising housing costs outpacing
local income growth, many residents are burdened by high
housing expenses. This has led to workforce shortages, lengthy
commutes, and a declining population, especially among younger
and older demographics. The lack of affordable housing affects
local employers’ ability to recruit and retain staff and forces
residents to leave the area in search of more affordable living
options.

HUERFANO
COUNTY Item 1c.
erative
annin,

Housing costs in Huerfano
County have steeply increased.

Average sales prices have qua-
drupled since 2015, from about
$80,000 to nearly $350,000 in
2022.

Median sales prices have also
increased about 72% from
about $160,000 in 2018 to
about $275,000 in 2022.

Purpose of the IHOP

1. Guide updates to land use codes in
Huerfano County, Walsenburg, and La Veta to
promote affordable housing development and
preservation.

2. Support collaborative decision-making on
affordable housing among local governments,
developers, employers, and community
members.

3. Summarize public priorities for affordable
housing, including general needs and specific
site preferences.

4. Direct the future development of affordable
housing, particularly on 13 identified sites in
the project area.

5. Provide insights on additional affordable
housing sites using spatial analysis and hazard
mapping from the 2024 Hazard Mitigation Plan.
6. Summarize available funding sources
and support grant acquisition for affordable
housing efforts.

7. Complement the goals and land use
recommendations of the 2024 Huerfano
County Comprehensive Plan Update.
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Community Goals

1. There is abundant, quality housing
.Q. for workforce and community-

mBRw . \ying professionals.

09 2. There is abundant, quality
/ specialized housing (transitional
housing, etc).

3. There is sustainably built and
sited housing (hazard and water-

j conscious practices, adaptive reuse,
sustainable materials).

4. Huerfano County residents
have access to housing, improving

@ economic vitality and community
health.

Facilitate local ownership ~Preserve and maintain

Top Tactics to Increase
Affordable Housing

i |

02. 03.

Establish a clear and
effective development
process; Make it
easier to develop
housing; build more

Provide a designated
funding source for
affordable housing.

Build capacity to plan,
construct, and manage
affordable housing and

support the process.

rental units.
AL
fif i
04 05. 06.

Use smart siting
Naturally Occurring (suitability analysis) to

Affordable Housing (NOAH). ~Site housing away from
hazards and close to

community amenities.

and occupancy.

Finding Suitable Locations for Affordable Housing

Click Here to View the Model

This model ranks parcels on
their suitability for housing
development. More suitable
areas are shown in light
yellow, while less suitable
areas are shown in purple or
black. The IHOP document
identifies over 13 potential
affordable housing sites
based on the analysis and
stakeholder input. Sites are
evaluated for strengths,
challenges, and development
potential to provide clear
pathways for creating

affordable housing. 2[



https://segroup.maps.arcgis.com/apps/instant/interactivelegend/index.html?appid=06eca90c17d44fe2a1c80ae200cacb4e
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2024

INNOVATIVE HOUSING
OPPORTUNITIES PLAN

Huerfano County, La Veta, Walsenburg

The Innovative Housing Opportunities Plan, or IHOP is a plan to support
the generation of affordable housing in Huerfano County, Walsenburg,
and La Veta. This Executive Summary is provided as a companion to
the IHOP document, which represents over a year of research, analysis,
and public engagement.

EXECUTIVE SUMMARY
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EXECUTIVE SUMMARY

A vision for affordable housing in Huerfano

County, Walsenburg, and La Veta Key Objectives of this Project

1. Guide and inform updates to land use codes in project area (Huerfano County,
Walsenburg, and La Veta) to better encourage the development and preservation of
affordable housing.

2. Support collaborative decision-making on affordable housing between local
governments, developers, employers, development partners, organizations, and
community members in the project area.

3. Summarize public priorities with regard to affordable housing (including general
priorities for affordable housing and priorities for specific potential affordable
housing sites).

4. Guide future development of affordable housing in all three jurisdictions; support
and direct the development of affordable housing on the 13 identified affordable
housing sites in the project area.

5. Provide information and insight on the suitability of additional affordable housing
sites in the project area based on a thorough spatial analysis that included hazard
mapping information from the county’s 2024 Hazard Mitigation Plan.

6. Summarize information on available funding sources for affordable housing
development and preservation in the project area; support the acquisition of grants
to fund affordable housing efforts in the project area.

7. Complement the goals and land use recommendations of the 2024 Huerfano
County Comprehensive Plan Update.
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What is Affordable Housing?
Affordable housing is defined as housing that is priced
affordably for the person living in it, generally considered to be
around 30% of their income.

Affordable housing can come in many forms, including new
constructions, adaptive reuse of existing structures, and shared
equity models. It is not limited to public housing and can
encompass both rental and ownership options. The concept of
affordable housing spans rental and ownership models. In rental
housing, tenants pay a portion of their income towards rent,
often supported by government subsidies or affordable housing
programs. In ownership models, initiatives like shared equity
programs help individuals purchase homes at reduced prices,
making homeownership more accessible. A crucial element in
determining affordability is the Area Median Income (AMI), which
is set by the U.S. Department of Housing and Urban Development
(HUD). Want to learn more? See DOLA's Affordable Housing 107
Toolkit for more information.

Four Project Pillars

Thisplanning process consisted of four maincomponents,
as summarized in this graphic. Key components of the
IHOP included an update to the county’'s Housing Needs
Assessment; a thorough review of land use codes of
Huerfano County, Walsenburg, and La Veta; a mapping
analysis to locate suitable parcels for affordable housing
development; and public engagement in the form of a
community survey, 2 open houses, and 15 focus groups
meetings.

20
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The Need for Affordable Housing

When a community lacks affordable housing, several things
happen: residents struggle to pay for housing costs they Canmt’h A_I
afford with their current salaries. These individuals may t y
on additional jobs to make ends meet or they may leave the
community altogether. Prospective residents do not relocate to

the area for jobs because they cannot find housing. Young people

tend to leave the area because they lack housing options they

can afford. Vulnerable demographics, such as older residents,
consistently lack housing options that are right for them
because they have nowhere else to go. Residents struggling with
addiction, domestic violence, and other challenges struggle to
improve their situations because it is challenging to find safe,
affordable housing.

In short, affordable housing is essential for public health,
quality of life, and the local economy. Without adequate
housing, a community cannot sustain a workforce or meet the
needs of vulnerable members of its population.

Spatial
Analysis

Housing
Cpportunity Sites
& Policy
Recommendations
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Affordable Housing In Huerfano County: The Issues

Housing costs have steeply increased.

Average sales prices have quadrupled since 2015, from
about $80,000 to nearly $350,000 in 2022.

Median sales prices have also increased about 72% from
about $160,000 in 2018 to about $275,000 in 2022.

Housing Costs Exceed Local Earning Power
Statewide, the lowest earners are highest cost-burdened -
this means the people earning the least are paying the highest
percentage of their income on housing costs. Cost burden
is also higher for renters than homeowners in Colorado and
disproportionately affects minority residents.

The average annual income in Huerfano County is $42,336. The
maximum affordable home sale price for the county’s average
income is $192,135. However, in April 2023, average home sale
prices were significantly higher, with properties in Walsenburg
selling for $263,292, in Gardner for $305,400, in Cuchara for
$379,739, and in La Veta for $469,920.

The median gross rent in Huerfano County is slightly over $600.
Notably, over 25% of renters in the county are paying more than
$1,000 per month in rent, a figure that has increased since the
last Housing Needs Assessment.

Lengthy Commutes and Difficulty Recruiting and Retaining

Workforce

As noted in the Huerfano County Housing Needs Assessment,
from 2015 to 2020, the number of people commuting into
Huerfano County stayed roughly the same. However, as of
2020, 16% fewer people live and work in the county, and 26%
more residents worked outside the county. Nearly half of
workers have a commute greater than 50 miles. Anecdotally,
employers consulted during this planning process have shared
that it is highly challenging to retain staff because of a lack
of suitable and affordable housing options within Huerfano
County, Walsenburg, and La Veta.

An Aging Population with Specialized Housing Needs

Huerfano County’s population is expected to age and decline
in the future. In the next 10 years, there is expected increase
of 13% in the population aged 75-84 and a significant 52%
increase in the population aged 85 and above in the next
10 years. The County's population is projected to continue
decreasing to under 5000 in 2047. That's down from 7,823
in the to Mid-2000s (7,823). These trends indicate that there
will be a strong need for senior housing going forward, as well
as housing for nurses and other skilled workers who will be
needed to support older residents in Huerfano County.
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Housing Needs

As noted in the table below, there is a strong need for rental units in the project area. The needs for rental units are as follows:

AMI Brackets |Huerfano County Needs| Walsenburg Needs La Veta Needs

31- 50% (12 unit surplus)
61-80% (19 unit surplus)

It should be noted that the above housing needs are estimates based on local housing and earnings data. Demographic data collection
in rural areas is challenging and can have some inaccuracies. As noted in the 2023 HNA, Area Median Income (AMI) can sometimes
be an inaccurate measure of true earnings and cost of living in rural communities, where residents often have higher transportation
and energy costs.
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Affordable Housing In Huerfano County: The Plan

Community Goals

E0]

\i#

R

1. There is abundant, quality housing
for workforce and community-serving
professionals.

2. There is abundant, quality specialized
housing (transitional housing, etc).

3. There is sustainably built and sited
housing (hazard and water-conscious
practices, adaptive reuse, sustainable
materials).

4. Huerfano County residents have access
to housing, improving economic vitality
and community health.

Top Tactics

01.

Build capacity to plan,
construct, and manage
affordable housing and

support the process.

03.

Establish a clear and
effective development
process to facilitate
diverse housing
development.

T,

05.

Preserve and maintain
Naturally Occurring

Affordable Housing (NOAH).

Identify and provide
a designated funding
source for affordable

housing.

£

04.

Facilitate local ownership
and occupancy, year-
round community.

688

06.

Site housing away from
hazards and close to
community amenities.

Item 1c.
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Finding Suitable Locations for Affordable Housing

A suitability analysis map is a powerful tool in
local and regional planning that helps identify
the most suitable locations for various land
uses, such as housing development, including
affordable housing.

What This Model Does:

This model ranks all the parcels in Huerfano
County, La Veta, and Walsenburg on their
proximity to amenities that are desirable for
housing development (e.g., schools, libraries,
roadways, businesses) and their distance
from factors that are less desirable for housing
development (e.g., burn risk areas, steep
slopes, hazardous waste sites). More suitable
areas are shown in light yellow, while less
suitable areas are shown in purple or black.

La Veta

How the Plan Uses the Model:

The IHOP document identifies over 13 potential
affordable housing sites, drawing on the
suitability analysis, as well as input from the
project Steering Commitee and focus group
discussions. The document includes a profile
of each site, including its strengths, challenges,
a suggested development pathway, and
funding sources.
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Executive Summary

Opportunity Sites for Affordable Housing

Consult the full IHOP document for a profile of each site, including its strengths,

challenges, a suggested development pathway, and funding sources.

Town of La Veta

-

School Campus
Tier 1

Ballfields
Tier 2

Hoobler F;roperty
Tier 3

City of Walsenburg

Spruce and Sproul
Tier 1

Former Football Field
Tier 2

= Ak

St. Mary’s School
Tier 3

Former Motel
Tier 2

Washington School
Tier 2

Polk Ave School
Tier 2

Item 1c.

Huerfano County

Tier 2

Gardner PUD Site ]
Tier 1

Black Knight Inn
Tier 3

Youth Camp
Tier 2
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Item 1c.
How Does Affordable Housing Get Done?
This timeline outlines the stages and approximate duration T e g by s ey b NS . - S
of each phase of developing affordable housing, which o by e A
can generally take anywhere from three to six years to
move from initial visioning to completed construction. This _E:,"""M"‘ AR “tm‘
timeline is an adaptation of the Colorado Department of WO : .
Local Affairs Typical Development Timeline. Pt i o
Huerfano County Affordable Housing Stakeholder Map ‘
Fo vy a e L
T jre— Corvectng et i ThelHOP project's stakeholdermapistheresult of extensive community
ity S engagement in Huerfano County, including over fifteen stakeholder
:ﬂﬁm NI . - hosaiios conversations and ten site tours. This map aims to clarify the roles of
" o ? t— — A various organizations and individuals involved in affordable housing
S I s development, highlighting their primary contributions to different
T : T_m_m phases of the process. While some stakeholders participate in multiple
”mw w phases, they are categorized by the phase in which they play the most
ki R significant role. Notably, some stakeholders we could not engage
e Sasjer Employwrs ;Emm with are marked with an asterisk. Currently, the stakeholders on the
T I — map are unaffiliated, leading to a lack of coordination and efficiency
S it iy sty it in addressing affordable housing needs. One key strategy proposed
_ is to establish a housing nonprofit or coalition to serve as a central
RET T organizing body, enhancing collaboration and capacity for affordable
! b Gt e housing projects. This map serves as a resource for those looking to
- e develop affordable housing and connect with relevant stakeholders
Pl Bt ki B and community members, providing insights into the diverse range of

e e iy Ty e

organizations contributing to the housing landscape, including those

9 not explicitly focused on housing. s




Executive Summary

How to Use the IHOP Document

If | want to...

Learn about the top
recommendations of this plan

| should look in the..

Introduction (p.4)

Item 1c.

Learn about housing market & >

needs, public input

Learn about recommended policies
for affordable housing

Appendix A: Housing Needs
Assessment

Appendix B: Affordable
Housing Strategies Review

Learn about suitable sites for >

affordable housing

Learn how to assess a site for
affordable housing

Finding Locations for
Affordable Housing (p.55)

Finding Locations for

Affordable Housing (p. 70)

Learn about housing partners, N

development process, funding
sources

Housing Stakeholders &
Development Partners (p. 173);
Appendix C: Funding Guide
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INTRODUCTION &
COMMUNITY GOALS

The vision for affordable housing in Huerfano County,
Walsenburg, and La Veta

Item 1c.
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About the Project

This is a plan to support the generation of affordable housing in Huerfano County, Walsenburg, and La Veta. This Innovative
Housing Opportunities Plan, or IHOP, is a document that summarizes over a year of research, analysis, and public engagement.
This document is intended to serve multiple primary purposes:

1.

Guide and inform updates to land use codes in project area (Huerfano County, Walsenburg, and La Veta) to better
encourage the development and preservation of affordable housing.

Support collaborative decision-making on affordable housing between local governments, developers, employers,
development partners, organizations, and community members in the project area.

Summarize public priorities with regard to affordable housing (including general priorities for affordable housing and
priorities for specific potential affordable housing sites).

Guide future development of affordable housing in all three jurisdictions; support and direct the development of
affordable housing on the 13 identified affordable housing sites in the project area.

Provide information and insight on the suitability of additional affordable housing sites in the project area based on a
thorough spatial analysis that included hazard mapping information from the county’s 2024 Hazard Mitigation Plan.

Summarize information on available funding sources for affordable housing development and preservation in the
project area; support the acquisition of grants to fund affordable housing efforts in the project area.

. Complement the goals and land use recommendations of the 2024 Huerfano County Comprehensive Plan Update.
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Four Project Pillars

This planning process consisted of four main components, as summarized in this graphic.

(=]

.......

Land Use
Policy
Analysis

Spatial
Analysis

Housing
Opportunity Sites
& Policy
Recommendations

41




Item 1c.

2024

Housing & Demographic Data Analysis

This component consisted of a thorough update and review of the County's demographic and housing data, as summarized in the

County’s 2023 Housing Needs Assessment (HNA). View the full HNA in Appendix A.

Land Use Policy Analysis

This component consisted of a thorough review of the land use codes of Huerfano County, Walsenburg, and La Veta to determine
which jurisdictions have adopted the 15 Qualifying Strategies for Affordable Housing as set by H.B. 21-1271. This review also
contained suggestions and considerations for each strategy for each jurisdiction to use if they choose to adopt that strategy. View

the full analysis in Appendix B.

Spatial Analysis

This component used mapping and spatial analysis to answer a key question: what
areas are most suitable for affordable housing development in the project area? As
described in the “Finding Locations for Affordable Housing” section of this plan, we
analyzed all parcels in Huerfano County using several variables that make a parcel
more or less suitable for affordable housing development (e.g., proximity to roadways
and other infrastructure, steep slopes, etc.).

Public Engagement

This component consisted of a Visioning Survey (which also supported the County
Comprehensive Plan update), 2 Open Houses (which also supported the County
Comprehensive Plan update), 15 focus group meetings, site visits to the 9 project
sites with stakeholders, and ongoing engagement with a Steering Committee with
representatives from the project area. The project team also engaged with regional
housing experts, including representatives from the Division of Housing and
Neighborworks Southern Colorado.

These four main pillars of the project all supported the selection and analysis of the 12
affordable housing opportunity sites and final land use policy recommendations.
7

Huerfano County
Coordinated Planning
Projects

This plan was coordinated alongside
several other planning projects:

+ 2023 Huerfano County Housing
Needs Assessment Update

2024 Huerfano County
Comprehensive Plan Update

2024 Huerfano County Hazard
Mitigation Plan Update
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How to Use this Document
If | want to... | should look in the..

Learn about the top
recommendations of this plan

Introduction (p. 4)

Learn about housing market & Appendix A: Housing Needs
needs, public input > Assessment

Learn about recommended policies Appendix B: Affordable

for affordable housing Housing Strategies Review
Learn about suitable sites for i Finding Locations for
affordable housing Affordable Housing (p.55)
Learn how to assess a site for Finding Locations for
affordable housing Affordable Housing (p. 70)
Learn about housing partners, > Housing Stakeholders &
development process, funding Development Partners (p. 173);
sources Appendix C: Funding Guide
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Why Affordable Housing?

What is Affordable Housing?

Affordable housing is defined as housing that is priced affordably for the person living in it, generally considered to be around
30% of their income. There are various sub-types of affordable housing, such as naturally occurring affordable housing and
new-build affordable housing. These can include senior housing and accessible housing, which caters to individuals with
specific needs. Affordable housing can come in many forms, including new constructions, adaptive reuse of existing structures,
and shared equity models. It is not limited to public housing and can encompass both rental and ownership options.

The concept of affordable housing spans rental and ownership models. In rental housing, tenants pay a portion of theirincome
towards rent, often supported by government subsidies or affordable housing programs. In ownership models, initiatives like
shared equity programs help individuals purchase homes at reduced prices, making homeownership more accessible.

A crucial element in determining affordability is the Area Median Income (AMI), which is set by the U.S. Department of Housing
and Urban Development (HUD). AMI varies by location and household size, with specific limits established to ensure housing
remains affordable for different income levels and family structures. HUD's guidelines play a vital role in defining who qualifies
for affordable housing and the level of assistance they receive. Want to learn more? See DOl A's Affordable Housing 107
Toolkit for more information.

The Need for Affordable Housing

When a community lacks affordable housing, several things happen: residents struggle to pay for housing costs they cannot
afford with their current salaries. These individuals may take on additional jobs to make ends meet or they may leave the
community altogether. Prospective residents do not relocate to the area for jobs because they cannot find housing. Young
people tend to leave the area because they lack housing options they can afford. Vulnerable demographics, such as older
residents, consistently lack housing options that are right for them because they have nowhere else to go. Residents struggling
with addiction, domestic violence, and other challenges struggle to improve their situations because it is challenging to find
safe, affordable housing.

In short, affordable housing is essential for public health, quality of life, and the local economy. Without adequate housing,
a community cannot sustain a workforce or meet the needs of vulnerable members of its population.
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The Need for Affordable Housing In Huerfano County

Housing Costs have Steeply Increased
Average sales prices have quadrupled since 2015, from about $80,000 to nearly $350,000 in 2022.
Median sales prices have also increased about 72% from about $160,000 in 2018 to about $275,000 in 2022.

Housing Costs Exceed Local Earning Power

Statewide, the lowest earners are highest cost-burdened — this means the people earning the least are paying the highest percentage
of theirincome on housing costs. Cost burden is also higher for renters than homeowners in Colorado and disproportionately affects
minority residents.

As illustrated in the table below, the average annual income in Huerfano County is $42,336.
For an individual earning this amount, the maximum affordable rent, defined as 30% of their My cousin, recently divorced with
income, is $1,234 per month. The median gross rent in Huerfano County is slightly over $600. four kids, cannot find anything
Notably, over 25% of renters in the county are paying more than $1,000 per month in rent, a bigger than a 2 bedroom rental and
figure that has increased since the last Housing Needs Assessment. The table also shows  €ven thatrentalis too expensive,
that the maximum affordable home sale price for the county’s average income is $192,135.  €Vver though she works full time.” -
However, in April 2023, average home sale prices were significantly higher, with properties in 2023 Visioning Survey respondent

Walsenburg selling for $263,292, in Gardner for $305,400, in Cuchara for $379,739, and in La
Veta for $469,920.

Huerfano County, Affordable Prices at Average Wage, 2022
AVERAGE WAGE 2021* AFFORDABLE RENTER COST AFFORDABLE SALES PRICE

Huerfano County $42,336 $1,234 $192,135

Source: Colorado Department of Labor and Employment

* The average annual wage is calculated based on the earnings of an individual and not the combined earnings of a household. It's important to note that the
household income may surpass this average wage if there are multiple earners within the household. The average wage for an individual in Huerfano County in
2022 falls within the range of 60-80% of the Area Median Income (AMI).

11
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Lengthy Commutes and Difficulty Recruiting and Retaining Workforce

As noted in the Huerfano County Housing Needs Assessment, from 2015 to 2020, the
number of people commuting into Huerfano County stayed roughly the same. However,
as of 2020, 16% fewer people live and work in the county, and 26% more residents
worked outside the county. Nearly half of workers have a commute greater than 50
miles. Anecdotally, employers consulted during this planning process have shared that it
is highly challenging to retain staff because of a lack of suitable and affordable housing
options within Huerfano County, Walsenburg, and La Veta.

An Aging Population with Specialized Housing Needs

Huerfano County’s population is expected to age and decline in the future. In the next 10
years, there is expected increase of 13% in the population aged 75-84 and a significant
52% increase in the population aged 85 and above in the next 10 years. The County's
population is projected to continue decreasing to under 5000 in 2047. That's down from
7,823 in the to mid-2000s (7,823). These trends indicate that there will be a strong need
for senior housing going forward, as well as housing for nurses and other skilled workers
who will be needed to support older residents in Huerfano County.

Homelessness

According to the
National Alliance to End
Homelessness, Colorado
has the 12th highest
homelessness rate in the
nation.

Homelessness does not
always refer to living in a
shelter or on the street; it
can also refer to transitional
housing or overcrowded
living situations.

We have plenty of nice options for older and retired folks that have decades of savings to work with, but practically
nothing for growing family’s who want to live in our Walsenburg. Not having dignified housing options for people here is
actively preventing our growth as a community.” — 2023 Visioning Survey respondent
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Housing Needs

As noted in the table below, there is a strong need for rental units in the project area. The needs for rental units are as follows:

AMI Brackets Huerfano County Needs| Walsenburg Needs La Veta Needs

(86 unit surplus) (112 unit surplus) (20 unit surplus)

61-80% (11 unit surplus) (19 unit surplus)

It should be noted that the above housing needs are estimates based on local housing and earnings data. Demographic data collection
in rural areas is challenging and can have some inaccuracies. As noted in the 2023 HNA, Area Median Income (AMI) can sometimes
be an inaccurate measure of true earnings and cost of living in rural communities, where residents often have higher transportation
and energy costs.

13
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The Challenges

Huerfano County’s housing market is made up of multiple different submarkets. Some parts of the county suffer from an “inverted
market,” in which property values are low and the cost to build exceeds market value. Other parts of the county are characterized by
a mountain resort market, which is characterized by limited buildable area due to topographic challenges, low wages associated with
seasonal industries, and inflated second home prices.

Development is challenging in almost any context, but it is especially challenging in Huerfano County. As a remote region, it is
challenging to source construction crews and house them while they are building in the county. The region also lacks local capacity to
build housing; few developers and contractors live within the county. Local governments also lack robust funding to directly support
and manage affordable housing. In addition, Huerfano County is a place with high constraints due to water availability and complexity
and hazards (e.g., fire and flood risk). Historically, the region has lacked comprehensive information about potential affordable
housing sites. The region also does not have a housing coalition, office, or organization with a mission to support affordable housing
development. In addition, with the high cost of constructing housing, the cost of development may exceed what the local market can
afford; this means that new housing must be developed “below-market” to be affordable to most residents.

“I had to live with my mother as a grown adult until | could find a rental for myself and my child. | was only able to get a rental
house because a friend decided to rent her home out. | get a break on rent, the friend could easily charge more, but they are
kindly giving me a discount. Even then it's a struggle to break even every month. | applied for a preapproval for a mortgage

but I could not get enough to get a house in decent shape. | don't have the skills or resources to purchase a home that needs

work. | am working hard towards a higher education degree so | can earn more money, but I'm afraid even that won't be
enough because the cost of housing is so high in Huerfano. | will gladly move back down south where the towns are small
and friendly like Walsenburg, but at least | can afford a home of my own.” — 2023 Visioning Survey respondent

14
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The Opportunities

While developmentin Huerfano County has clear challenges, there are also clear opportunities and upsides. First, housing development
in any one jurisdiction (the unincorporated County, Walsenburg, or La Veta) may benefit the entire region. For example, an individual
might live in La Veta but work in the County or vice versa. Second, the abundance of inexpensive land provides a cost-effective
opportunity for development. Third, even a small amount of housing development would have a significant positive impact on the
region, particularly in terms of workforce development and retention. Lastly, providing affordable housing boosts community health
by ensuring that residents have stable, secure homes, which is a foundational aspect of overall well-being.

o
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The Plan to Provide Affordable
Housing

Community Goals

0]
Y

k1

1. There is abundant, quality housing
for workforce and community-serving
professionals.

2. There is abundant, quality specialized
housing (transitional housing, etc).

3. There is sustainably built and sited
housing (hazard and water-conscious
practices, adaptive reuse, sustainable
materials).

4. Huerfano County residents have access
to housing, improving economic vitality
and community health.
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Top Tactics to Increase Housing Opportunity

01.

Build capacity to plan,
construct, and manage
affordable housing and

support the process.

Facilitate local ownership
and occupancy, year-
round community.

17

$)

Identify and provide
a designated funding
source for affordable

housing.

1T,

05.

Preserve and maintain

Naturally Occurring

Affordable Housing (NOAH).

2024

03.

Establish a clear and
effective development
process to facilitate
diverse housing
development.

%

06.

Site housing away from

hazards and close to
community amenities.
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Item 1c.

DATA SUMMARY

This section provides an overview of relevant population,
economic, and housing data for the project area. For
additional detail and information, please refer to Appendix
A: 2023 Huerfano County Housing Needs Assessment.
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Population

Projected Population Changes
The following graph shows Huerfano County’s projected
population compared to neighboring Pueblo County

2021 Huerfano County Population: 6,945

Unincorporated Walsenburg and Colorado as a whole. Huerfano County's population
Huerfano County is expected to steeply decline in coming decades, while
2997 3078 Pueblo County and Colorado are expected to modestly
: : grow.
Prcgecied Population Chanvge by Age Group, 2029-20317
- S FPopulation Estimates for Huerfano County, Pushlo County, and Calosado, Percent Change
(2015-2050)
TE -+ mma § 1%
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Huerfano County Age Distribution by Gender, 20221
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Huerfano County and Colorado, Population Rates by Race and Ethnicity (2021)
HUERFAMNOD

CALRITY COLORADO
Armerican Indian, non-Hispanic/Latino 1.1% 0.6%
Asian, non-Hispanic/Lating 0.7% 3.4%
Black, non-Hispanic/Latino 0.9% 4.1%
White, non-Hispanic/Latino 61.4% 67.1%
Hispanic/Latino 34.1% 222%

Source: Colorado State Demographer, Department of Local Affairs,

Household Composition

Huerfano | Colorado
County

% of households
with children 0 o
under the age of 10% 26%
18
% of households
with a member 25% 10%
over the age of 65

Huerfano County has a
predominantly white and Hispanic
population, with few residents

belonging to other racial or ethnic
groups.
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Huerfano County and Colorado, Most Common Type of Disability, Percentage, 2021

MOST COMMON TYPE OF HUERFAND WALSENBURG LA VETA COLORADOD
DISABILITY COUNTY TOTAL % TOTAL % TOTAL %
Ambulatory: Having Serious The most common
ni[‘fh’.‘l.lfﬂl' WH“]-I'II!I] ar l.’fl'ﬂhiﬂg 14.5% 0% 13 E% 49% disabilities in Huerfano
_siairs. »
Independent Liang: Because of County communities are
5 phusieal =k | ~ .
a fh":dlll-r _t'"ldlzj:rm':{llul_lf 18 o 7% 15 G% 3 4.4% ambulatory disabilities
prckierm, having dilficulty dong and the inability to live
errands alone. _ _ )
Cogniti se: Because of 2 independently due to
physical, mental, or emotional a physical, mental, or
problem, having difficulty 9% 12.6% L 4.6% emotional problem.
reMmemaoening. cancentrating. or |
making decigions.

Souree: LS. Census Bureau, Amercan Community Survey, 2021

Percent of Population Living Below Poverty Level by Age Group and Location, 2017-2021
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Housing
Taotal Housing Units, Estimates, 2017-2021 Husarfano County, Cwner and Renter % Occupancy, by Unit Type, 2021
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Housing Uinits
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Huerfano County, Occupied Housing Units by Bedrooms and Tenure, 2021

OWNER OCCUPIED UNITS RENTER OCCUPIED UNITS
Mo Bedroom 5%
1 Bedroom 2% 25%
2-3 Bedroom 66% 62%

4 or More Bedroom 32% kS

Source; U.S. Census Burea i, American Community Survey, 2027,
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Huerfang County, Gross Fenis 2021

Median Residential Sales Price, 2018-2022
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Huerfano County and Colorado, Median Gross Rent, 2014-2021
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T
Huerfano County, Type of Vacant Units, 2021 Huserfann County, Type of Vacant Units, 2021
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Huerfana County, Housing Units by Year Built

As of the 2021 Census, many of the 1600
homes built in the last 10 years are 1400
in unincorporated Huerfano County. -
And while the census estimated that

no homes have been built between e

2020 and 2021, according to building -

permit data there has been an increase 00

in permitting and building activity in a0

the last couple years throughout the 200 .

county beginning in 2020. 3 [ ]
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Housing Insecurity

25

10% of respondents to the 2023 Huerfano County
Coordinated Planning Projects Visioning Survey
indicated that they feel housing insecure.

Of the respondents who indicated that they felt
housing insecure, 73% cited that they were having a
hard time finding other options. Other respondents
indicated that they would like to move but can't afford
higher rent or moving costs, or they feel uncomfortable
or unsafe aging in place in their housing.

Huerfano County, Owner and Renter % Occupancy, by Unit Type, 2021
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What is Housing Insecurity?

If an individual is housing insecure, they lack
consistent, safe, and affordable access to
adequate housing. Housing insecurity can mean
living in overcrowded or substandard housing,
being unable to afford rent or mortgage payments,
experiencing homelessness, or facing or at risk of
eviction or foreclosure.
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Generally, households should spend no more than 30% of gross monthly income on rent. This “30% Rule” is used by housing entities,
such as the Colorado Housing Finance Authority (CHFA), to identify maximum rental rates for developers utilizing the LIHTC or CHFA
loans to develop rental properties. The chart below should be used for general guidance on affordable rental rates in the County. It
should be updated in future years to reflect current data as available.

Huerfano County Maximum Rents Defined by HUD and Used by CHFA, 20022

STUDID 7 BDRM 3 BDRKA 4 BORM
0% AMI 5432 467 5955 S641 &715
| 50% AM 72 71 | smes | sipss 81,192
60% AMI . sse4 | 8925 $1110 $1282 | s14m:
- ;-':]""n AM [ 51182 | 51234 | 1,480 : S1.710 | 51908
100%AMI | 1440 | @S2 | sigso | S2137 | spaes
120% AMI . 51,728 . 51851 52220 _ 52 565 . L2 A62
onee: Sl

Median incomes in Huerfano County are lower than the rest of the state. Renters have lower median incomes than owners, as
detailed in Table 11. Walsenburg has a lower median income than that of the rest of Huerfano County.

Median Household Income, By Tenure, 2021

AGES MEDIAN INCOME OWNERS RENTERS
Huerfano County 545,724 554,820 522210
La Veta 545991 I 546,368 n/a
Walsenburg 533372 540,764 522,365
Colorado 582,254 5101,183 553626
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Huerfano County and Neighboring Counties, Unemployment Rate, 2017-2022

2021
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According to the Housing and Transportation Index, a tool
developed by the Center for Neighborhood Technology that
tracks housing and transportation costs, Huerfano County’s
average housing and transportation costs make up 67% of
median household income in the county. For about 13% of
county residents, housing and transportation costs make up
over 87% of their income. At an average of 35% of median
household income, transportation costs are particularly
steep in Huerfano County. For households earning about
$30,000 dollars a year (about 80% of the median household
income for the county), typical housing and transportation
costs make up 82% of income. It should be noted that the
Housing and Transportation Index may draw on different
data sources for housing cost than those that are used
elsewhere in this report.

Commute Distances
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About a quarter of all Huerfano County workers commute less than
10 miles to work. However, nearly half of workers have a commute
of greater than 50 miles. This is a significant change which has
occurred over the last 5 years. In 2015, nearly half of workers lived
within 10 miles of work.

Huerfano County is rural and spread-out in its geography, making
reliance on a personal vehicle high for residents and workers.
With limited alternatives (e.g., public transportation options), this
raises the cost of living for workers, as described in Housing &
Transportation Index section above.
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Item 1c.

TACTICS TO INCREASE
AFFORDABLE
HOUSING

How this Plan Incorporates DOLA's Innovative
Housing Strategies

This IHOP was funded by DOLA to facilitate the planning
of affordable housing. In future grant opportunities that
offer funding for implementation (e.g., site planning and
construction), DOLA will be looking to see these strategies
(from the 15 Qualifying Strategies list or an acceptable
‘other” strategy) adopted in the appropriate land use code
(County, City or Town). It will not be sufficient to simply
have these strategies identified as a priority in this plan
or other plan documents - they must be adopted so they
can be implemented. It is important to note that any of
the recommended strategies and actions in this plan could
likely qualify as an acceptable “other” strategy, as long as
that strategy/action is adopted in one or more local land use
codes. For further information on DOLA funding and support
for affordable housing, see Innovative Affordable Housing
Strategies | Division of Local Government (colorado.gov).
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TACTIC 01.

Build capacity to plan, construct and manage affordable
housing and support the process through a dedicated housing
organization, such as a housing authority or coalition.

Tactic Purpose

To accomplish almost any goal, you need the right team with the knowledge, expertise, and time to work on the imitative. To build and
maintain affordable housing in the project area, there is a strong need for a dedicated organization to oversee housing programs
and initiatives, such as a housing non-profit or multi-jurisdictional housing authority.

This organization could help fulfill the following functions:

Apply for grants and loans to fund affordable housing construction
Serve as a development partner and coordinating entity for the Opportunity Sites and additional development sites
Own and/or manage housing complexes

Develop and/or support future housing studies

a > w0~

Monitor grant funding opportunities and serve as a liaison between local governments in the Project Area and relevant state
agencies (e.g., DOLA, DOH, CHFA).

6. Help conduct predevelopment work/feasibility studies to speed up the development process, reduce costs for developers,
and attract the development community

7. Help provide opportunities for the public to learn about, participate in, and facilitate the development of affordable housing;
provide information about available housing resources

8. Serve as a coordinating entity for a land bank
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2024
How to Achieve Tactic 01. in the Project Area

Action 1.1

In summer 2024, apply for a Division of Local Government Local Planning Capacity Grant to fund a Housing Coordinator position.
The role of a coordinator will be essential to create a housing coalition or similar dedicated organization. This coordinator could help
connect key stakeholders, facilitate the development of the Opportunity Sites identified in this report, and apply for important grants
to support the development of affordable housing.

Action 1.2

Create a working group/core team to get the housing coalition/dedicated organization off the ground. This group should be
multijurisdictional and contain representation from the County, Walsenburg, and La Veta. The group should also have representation
from major employers, contractors, and developers. Ensure that there are organizations and individuals participating who can support
the need for housing for specialized groups, such as transitional housing for individuals in recovery and accessible/age-in-place
options for older and disabled residents. Use the Stakeholder Map (page 175) to help build this group. This group should start as an
informal organization, then pursue 501(c)(3) designation when feasible. When funds run out from the Local Planning Capacity Grant,
the Housing Coordinator position could be housed and funded within this 501(c)(3) organization. Explore an Intergovernmental
Agreement (IGA) between Huerfano County, Walsenburg, and La Veta to support this housing coalition and core team (including
line items to jointly support the salary of the Housing Coordinator and the operations of the housing coalition).

Action 1.3

As a working group, select one or more sites (ideally, an Opportunity Site) as pilot projects to develop needed affordable housing.
The role of the working group in this pilot project is to support the development team (landowner, developer, local government) with
efforts to conduct needed feasibility studies, apply for grant funding, and help educate the public about the pilot project.
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Action 1.4

Convene a housing summit. Invite members of the community and all parties
represented on the Housing Stakeholder map (page 175) to a housing summit
organized by the working group, County, and the municipalities. This event should
include people and organizations that are impacted when housing needs are not met.
This could include local organizations, small businesses, healthcare providers, major
employers, and housing-insecure community members. The event should also include
representatives from Neighborworks, Total Concept, Division of Housing, DOLA, and
local developers who can share critical perspectives on their experiences and available
resources to develop affordable housing in the project area. Share lessons learned
from affordable housing projects to date, provide opportunities for discussion, and
advertise opportunities for attendees to get involved in the organization.

Action 1.5

All three jurisdictions (and the Housing Coalition) should utilize public-private
partnerships (PPPs) for development of affordable workforce housing. Jurisdictions
can enter into PPPs with developers and other affordable housing organizations for
the purpose of developing affordable workforce housing. Jurisdictions can provide
financial backing and/or land for development in this arrangement.

Action 1.6

Createa “Construction Trades Training Program” ora “Homebuilding Apprenticeship
Program” in which local students and community members are trained in
construction techniques to build affordable housing. These initiatives aim to address
the shortage of skilled labor in the construction industry while simultaneously providing
affordable housing solutions for communities. Such programs may also be part of
broader workforce development or vocational training initiatives aimed at empowering
local residents with valuable skills and opportunities for employment.

Important Considerations

A multijurisdictional approach will
be most likely to be successful in
the long term. The SLVHC serves
multiple municipalities and counties
in its region. Because they are
working in a spread-out rural area,
they work to combine the resources
of their entire 5-County service area
to support their work.

Non-profit status is very
advantageous. While the County
could reactivate its housing
authority to fulfill this strategy, a
non-profit housing coalition model
that is supported by the County
may be a more advantageous

and nimble organization. Housing
authorities are beholden to
requirements from HUD and are
limited to a certain number of
HUD-funded units, while a housing
coalition would not have any such
requirements or limits.
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Case Study: San Luis Valley Housing Coalition
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The San Luis Valley Housing Coalition (SLVHC) is a non-profit
organization that funds, constructs, owns, and manages affordable
housing developments in the San Luis Valley of Colorado. The
organization, which has existed since 1993, mainly uses downpayment
assistance loans and home rehabilitation loans acquired from the
Division of Housing to fund a variety of affordable housing projects
within their service area. The SLVHC was the first organization to use
these two loans simultaneously. The organization has a staff of three
and maintains a very strong working relationship with the state, which
allows them to exercise some degree of flexibility with funding.

The SLVHC has used its non-profit status in several important ways.
First, the organization's nonprofit status enables the organization's staff
to dedicate substantial time and resources to acquiring grant funding.

Second, because the organization is a nonprofit, the organization can provide a tax write-off to contractors
who provide their services to SLVHC. For example, a contractor visiting a potential adaptive reuse site to
determine the structural integrity of the building could report that time/service as a tax-deductible donation to
the organization as a form of payment for their services. The SLVHC has also found inventive ways to engage
rural communities with limited resources. The organization has invited community members to attend virtual
meetings and discussions at a local library or school with video conferencing capabilities; this helps local
community members engage with the process even if they do not have internet access at home.
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TACTIC 02. e\

|dentify and provide a designated funding E$3

source for affordable housing development.

Tactic Purpose

Funding is a critical element to the development of affordable housing. Because affordable housing is often housing that is sold or
rented below market-rate, there is nearly always a need for supplemental or “gap” funding to support the development of affordable
housing. Affordable housing projects are almost always funded through multiple sources, in what is known as a “capital stack.”
This capital stack typically includes a mix of loans, tax credits, grants, or other financing assistance to cover the difference between
development costs and future revenues.
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DOLA Qualifying Strategy #7 pertains to designated funding sources, specifically for infrastructure:
“Dedicated funding source to subsidize affordable housing infrastructure costs and fees.” This is a very
useful strategy, as grant funding can come and go. It also requires substantial capacity to secure grant after
grant; a dedicated funding source can provide a more consistent funding mechanism in addition to grants or
loans. This can facilitate long-term planning for projects.

There are several mechanisms to incentivize affordable housing development, including:

Fee rebates for permit fees (e.g., a rebate of permit fees for each number of affordable units built)
Fee waivers for affordable housing construction

There are also many ways to raise funding for affordable housing construction, including:

Federal, state, or private grants and loans to fund affordable housing construction for rental or
ownership. See Funding Guide (page 175) for more information.

Funds to offset exemptions from fee waivers (e.g., funding to cover waived tap fees)

Dedicated sales, property taxes, property transfer taxes that support affordable housing through a
dedicated fund

Mixed-income developments, with market-rate units subsidizing below-market units, often through
an inclusionary zoning policy

Linkage fees on commercial or residential development

Fee-in-lieu payments (in communities with inclusionary zoning)

Excise taxes on luxury homes or taxes on specific goods (e.g., “sin” taxes on marijuana)
STR/second home fees

Crowdfunding
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How to Achieve Tactic 02. in the Project Area

Action 2.1

Determine the appropriate managing entity of a dedicated funding source (e.g. Community Housing Fund, Affordable Housing
Fund) for affordable housing. This entity could be a multijurisdictional housing coalition as previously described, or it could be
Huerfano County Economic Development Inc. It could also be individually or jointly managed by the county and municipalities. There

may be multiple dedicated funding sources.

Action 2.2

Determine the appropriate dedicated funding source(s). Possible funding
sources could include a tax on short-term rentals (STRs) or vacant homes.
If the tourism industry grows successfully in Huerfano County, the County
could consider levying a tax on tourism-oriented lodging (healthcare-
oriented lodging would be exempt). A tax on vacant homes would be a highly
suitable funding source for all three jurisdictions (see sidebar). Another highly
suitable funding source would be a fee on commercial developments over a
certain size, as well as luxury residential developments. One drawback to the
use of this fee as a funding source is that development of this type may be
highly inconsistent from year to year, and thus the funding gathered would be
inconsistent from year to year. Additional funding could be gathered through
tax-deductible donations to the housing coalition as described in Tactic #1.
This would require a public information campaign to encourage higher paid
employees in the County to make a tax-deductible donation to the Housing
Coalition. The County could partner with major employers (e.g., SPRHC, Chae
Organics, CS Woods, school districts) on this initiative.

Vacancy Rates

45% of homes are listed as vacant in
Huerfano County, 17% in La Veta and 14%
in Walsenburg. “Vacant” homes include
unoccupied homes with absentee owners
aswellasvacationhomes. Forthisreason,a
tax on vacant homes is suitable for housing
markets with a strong second home market
(La Veta) and struggling housing markets
with a large number of empty homes with
absentee owners (Walsenburg).

Formula: # of homes x Annual Vacant
Homes tax = annual allocation to the
Community Housing Fund
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Action 2.3

Determine how the funds will be allocated. The funds
should be used at least in part to address infrastructure
costs, whichare oftenamajorcostandbarriertoaffordable
housing development. Infrastructure costs can include
water and wastewater service extensions, stormwater
improvements, electrical, and more. Determine whether
the funds will serve one, two, or all three jurisdictions. For
example, a tax levied by the Town of La Veta on its short-
term rentals and/or vacation homes should support a
fund that serves affordable housing development in the
Town of La Veta.

Action 2.4

Support mixed-income housing developments in all
three jurisdictions. For example, require developments
over a certain size (by units or square footage) to have
some number or percentage of affordable units. As
mentioned above, mixed-income housing can be an
effective means of subsidizing affordable housing units
at the scale of an individual project.

37

Important Considerations

Construction costs have been rising rapidly in the
Intermountain West. This trend is expected to continue.

Lack of skilled labor is a huge built-in cost to affordable
housing construction. For example, it will be challenging
and expensive to find a construction team and specialized
trades that can serve a remote area like Gardner.

Consider a sunset provision on the allocation of funds,
so that the allocation can be changed if needed. For
example, at present, funding is most needed to finance
infrastructure for the construction of affordable housing.
In the future, it may be advantageous to dedicate funding
to maintenance instead once more units have been built.

Huerfano County has very limited funds; however, even a
small, dedicated funding source can still be impactful for
affordable housing development.

If a major industry like mining comes back to the county,
consider a tax on production that funds affordable
housing. In the Iron Range in northern Minnesota, a
regional organization called the Iron Range Resources
and Rehabilitation Bureau (IRRRB) levies a tax on the
production of iron ore that funds community development
projects.
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Case Study: Residential Vacancy Taxes

o

Many communities of all sizes have successfully adopted vacancy taxes, or
taxesonhomesthatare unoccupied more than 6 months per year. Occupancy
is typically determined through affidavit and utility usage. Vancouver, Canada
was an early adopter of a vacancy tax (or “empty home tax”) in 2016. If a
homeowner wants to avoid paying a vacancy tax, they can simply rent their
property out to a full-time resident. This adds to the supply of housing, likely
reducing overall price pressure in the local housing market. Between 2017
and 2019, over % of all formerly vacant homes in Vancouver became primary
residences or rental properties. The tax, which was initially levied at 1% of
the vacant property’s assessed taxable value, raised over $61.3 million in
support for affordable housing between 2016 and 2019.

Crested Butte, CO has adopted a vacancy tax inspired by Vancouver. The tax
is levied as a flat fee, not a rate, in accordance with state tax law. Crested

Butte also collects a 3% land transfer excise tax, which supports the preservation of open space and the Town's
General Capital Fund, and a 7.5% excise tax on short-term rentals. South Lake Tahoe, CAis currently considering
an annual vacancy tax that would begin at $6000/year for the first year and $3000/year each year after.
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TACTIC 03.

Establish a clear, efficient, and effective development
process that facilitates and incentivizes the development
of a variety of housing types.

EIIT\'EI

Tactic Purpose

The process of developing affordable housing can be long, arduous, and expensive. Extensive permitting fees and structures and
challenging zoning ordinances can hinder even the most well-financed, well-intentioned affordable housing developers. This tactic
can help facilitate access to affordable housing by making it easier to build housing of all kinds.

The DOLA Qualifying Strategies pertain to streamlining the development process to facilitate the development of affordable housing.
Huerfano County, the City of Walsenburg, and the Town of La Veta have all adopted at least one of these strategies. In order to be
eligible for Prop 123 funding in the next commitment cycle, at least three of these strategies must be adopted in official ordinance.
In order to be eligible for Prop 123 funding for the 2027-2030 commitment period, all jurisdictions must adopt an ordinance by
November 1, 2026 to require expedited review of projects with 50% or more affordable units. Prop 123 defines “affordable” as rental
housing at or below 60% AMI, for-sale housing at or below 100% AMI, and both of which cost less than 30% of household monthly
income, however this “fast-track” incentive can be extended to other housing projects that align with community housing goals, as
articulated in this plan or similar documents.
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DOLA Qualifying Strategies
The most relevant DOLA strategies for the project area have been highlighted in bold:

Use of vacant, publicly owned real property for the development of affordable housing
Subsidize/reduce local government fees (including permitting fees)

Expedited development review for affordable housing up to 120% AMI

Expedited development review for acquiring or repurposing underutilized commercial property
Density bonus program for housing needs

Promote sub-metering utility charges for affordable housing

Dedicated funding source to subsidize infrastructure costs and associated fees (including water, sewer, and roads)

© N o g bk~ N =

Middle multifamily (duplex, triplex, other) housing as a use-by-right in single-family residential zoning districts
9. Designate affordable housing as a use-by-right in residential zoning districts

10. Designate ADUs as a use-by-right in single-family zoning districts

11. Allow planned unit developments (PUDs) with integrated affordable housing units

12. Allow small square footage residential unit sizes

13. Lessen minimum parking requirements for new affordable housing units

14. Land donation/acquisition/banking program

15. Inclusionary zoning ordinance

16. Other acceptable strategies

The Actions included below draw on the Qualifying Strategies that are most relevant to the project area. The Actions below
also include additional strategies that could count as acceptable “Other” strategies. For further information on the most
applicable DOLA strategies, please see Affordable Housing Strategies Analysis (Appendix B).
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How to Achieve Tactic 03. in the Project Area

All three jurisdictions should adopt a policy to dedicate publicly owned real property for the use of affordable housing. This
policy should require the County/municipality to develop or use an existing suitability analysis (see ) to
indicate whether the land in question is suitable for residential development. The policy should also encourage the public purchase
or donation of privately owned land that has high suitability for housing or land banking for the development of affordable housing.

All jurisdictions should identify if development fees (e.g., utility hookups) should be completely waived, reduced by a certain
amount or percentage, deferred to a later date, or given increased payment flexibility by using a payment plan for affordable
housing developments. Jurisdictions should consider identifying alternative funding sources to cover the administrative costs or
impact costs of public utility hookups that are being waived. Each jurisdiction will have to develop a policy for fee waivers, reductions,
or deferrals for mixed-income developments, which may be able to share the cost of fees between market-rate and below-market
units.

Pursue actions to support expedited development review of affordable housing projects that meet community goals. In order to be
eligible for Prop 123 funding for the 2027-2030 commitment period, all jurisdictions must adopt an ordinance by November 1, 2026
to require expedited review of projects with 50% or more affordable units. Prop 123 defines “affordable” as rental housing at or below
60% AMI, for-sale housing at or below 100% AMI, and both of which cost less than 30% of household monthly income, however this
“fast-track” incentive can be extended to other housing projects that align with community housing goals, as articulated in this plan
or similar documents. The process to receive necessary permits and approvals should be clear, streamlined, and accomplishable
within 90 days. Consolidation of review processes and establishing a single point of contact for each jurisdiction (or all three)
can also assist with the ease of navigating permitting processes. Expedited review can refer to a shortened timeline of review or the
waiving of multiple rounds of review, for example. See DOLA guidance and draft ordinance for this requirement.
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All jurisdictions should consider adopting a density bonus provision to encourage the development of affordable housing. This
is particularly relevant for Walsenburg and La Veta, which have concentrated downtown areas where demand may be greater for
higher-density developments. This density bonus must offer a real incentive to developers; a density bonus that is too small (e.g.,
allows the construction of 1 additional unit) may not entice developers enough to help their projects pencil. Consider pairing this
density bonus program with a deed restriction program to encourage local residency (i.e., requiring bonus units to be deed-restricted
or allowing bonus units if a certain number are deed-restricted).

Huerfano County should adopt a provision requiring the sub-metering of utility charges for affordable housing projects. This
model allows households to be charged the true cost of their utilities, which can reduce costs compared to a “master metering”
model. Walsenburg and La Veta have already adopted policies to this effect.

The City of Walsenburg should consider allowing duplexes and triplexes by right in A-O, R-0, and R-2 zones in addition to R-1
and R-2 zones and allow multi-family developments at least conditionally in all residential zones with some dimensional standard
limitations. The Town of La Veta should consider allowing triplexes by right in all residential zones, in addition to duplexes,
and expanding multi-family development conditionality in all residential zones. While tap fees may make the cost of triplexes
prohibitive in La Veta, triplexes are still recommended as a method of encouraging infill and reducing pressure on outward growth.
Use design guidelines and dimensional standards to reduce bulk and mass concerns. Huerfano County has already taken substantial
steps to allow missing middle housing types throughout the county.

All three jurisdictions should support and facilitate the formation of a community land trust or land banking program. Ideally, this
program would be facilitated by a regional, intergovernmental entity, such as the Housing Coalition (as described in Strategy 1). The
project area is well positioned to benefit from a land banking program or a land trust dedicated to the development of affordable
housing, especially with the high rate of vacant and blighted properties in Walsenburg and parts of Huerfano County. This action is
also referenced in Tactic #5.
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Action 3.8

Walsenburg and La Veta should pass an ordinance to allow ADUs in all residential
zoning districts and avoid zoning requirements that inhibit ADU development,
such as small minimum lot size requirements, minimum parking requirements,
excessively large setback requirements and excessively small maximum square
footage requirements. The City of Walsenburg should update the zoning code to
clarify where ADUs are permitted and should allow them as a use by right in any
zone that allows single family dwellings as a use by right. Additionally, the maximum
square footage of 400 square feet should be increased to 800 — 1,000 square feet.
The Town of La Veta should update the municipal code to include regulations for
ADUs and allow them in all districts that allow single family dwellings as a use by
right. The Town of La Veta should consider not requiring an additional tap for an ADU.
As Huerfano County has updated its Land Use Code to allow at least two dwellings
per lot (and up to six in some zones), the County should work to educate landowners
and developers about the changed residential densities and how this may apply to the
development of ADUs.

Action 3.9

2024

Important Considerations

Different strategies will be

more suitable for different
jurisdictions. The strategies that
will work best for La Veta may
not work best for Walsenburg
and vice versa.

A land trust model could also

be beneficial for providing other
community-serving uses, such as
pocket parks.

The City of Walsenburg should consider reducing parking requirements for apartments, multi-family dwellings, and townhouses
for affordable housing developments. These reductions in restrictions may apply across zones, or within specific zones, depending
on potential impact and need. As La Veta currently does not have any parking requirements, other than those for mobile home parks,
no parking requirement restriction reductions are necessary. However, if parking requirements are implemented in further iterations
of Land Use and Zoning Regulations, La Veta should consider including exceptions for affordable housing developments in all or
some of their zones. Huerfano County may consider reducing or eliminating the minimum parking requirements for affordable

housing developments, especially in the higher density Urbanizing Residential zoning district.
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Case Studies

Community Land Trust

The Chaffee Housing Trust (CHT) in Chaffee County, Colorado exemplifies the
community land trust (CLT) model's effectiveness in addressing affordable
housing challenges. Established in 1994, CHT acquires land to develop affordable
housing units, ensuring perpetual affordability through a ground lease mechanism.
Collaborative partnerships and innovative financing have enabled projects like
CHAFFEE HOUSING TRUST EiversEdgeiproviding. ovgr 200 permanently affordable homes. CHT'S approach
osters equity, sustainability, and community empowerment, offering valuable
insights for addressing affordable housing nationwide.

A LCommittment to Community

Density Bonus

Density bonuses are effective ways of incentivizing certain types of development, including affordable housing.
In 2021, the City of Alamosa adopted Ordinance 26-2021, which amended the Unified Development Code
(UDC) to allow for an affordable housing density bonus. The number of dwelling units that may be built on
a site can be increased by 5 units per acre or 25% of the zone density, whichever is less, in any residential or
mixed- use zoning district. Such development is subject to a covenant on the property that limits the sale price
or rent charged for 25% of the units or 3 of the units, whichever is greater, to an amount affordable to 80% AMI
for Alamosa County.
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TACTIC 04.

Facilitate local ownership and occupancy of units;
support a year-round community of workers,
families, and retirees.

Tactic Purpose

There is a strong need to support local ownership and occupancy in the project area. Housing for community-serving professionals
(e.g., teachers, nurses, police officers) is a top priority for many stakeholders surveyed. Homeownership is also a top priority for
these individuals; this helps retain essential workers in the community and enable community members to build wealth through
homeownership.
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Innovative Housing Opportunities Plan

How to Achieve Tactic 04. in the Project Area

Action 4.1

Develop a program to provide mortgage and housing payment assistance for civil servants, teachers, and other community-
serving professionals to help reduce the burdens of homeownership for essential workforce members. This program could be
employer-assisted or could involve working directly with a local bank or other lending institution to administer this program. Employer-
based housing assistance has proven to be an important recruitment tool in many communities. This type of program could also
offer subsidies for closing costs or low-interest loans. This program would be best managed by the Housing Coalition; project area
jurisdictions should seek assistance from Neighborworks SC to get this program off the ground.

Action 4.2

Provide long-term rental incentives for property owners. Create programs to incentivize property owners to rent to full-time
residents seeking housing rather than rent their property as a short-term rental or sell it as a second homes that would remain
vacant for much of the year. These programs could include upfront financial incentives or could qualify homeowners for other
programs including energy efficiency upgrade assistance or low-interest loans for remodeling. This strategy is closely related to a
deed restriction program, such as Vail INDEED, in which the local housing authority acts on behalf of the Town of Vail to purchase
deed restrictions on units for rent or purchase. See below for additional information on deed restrictions.

Action 4.3

Adopt a deed restriction model to encourage local occupancy of units. Jurisdictions could explore various models of deed
restrictions based on different requirements, such as household income, primary residency, and/or local employment. These deed
restrictions could be placed on the unit upon development, could be voluntary at the time of purchase, or voluntary at any point during
homeownership tenure. Deed restrictions could apply to owner-occupied and rental properties, as in the Vail INDEED program. A
voluntary program will be the least costly to implement initially; if the jurisdictions or the housing coalition eventually obtain enough
access to capital, they could consider efforts to acquire deeds of homes.
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Action 4.4

Educate and encourage residents of Huerfano County to pursue USDA
Rural Development Home Loans, such as the USDA Single Family Housing
Guaranteed Loan Program. A Housing Coalition could help provide this type
of education and technical assistance for individuals looking to access
these loans.

Action 4.5

Too many short-term rentals (STRs) can sometimes threaten the long-term
housing supply in a community. La Veta has recently adopted regulations to
address this issue; Walsenburg and Huerfano County should also develop
Short-Term Rental regulations. Jurisdictions can choose to regulate
short-term rentals by only permitting them in certain zones, requiring
an application/registration and associated fee, or can implement STR
moratoriums as a way to control the share of STRs within the total housing
stock, preserving housing options for local residents and long-term renters.
As discussed in Tactic #2, STR fees can help support funding for affordable
housing development.

Action 4.6

Develop and expand existing utility assistance programs for low- to
middle-income households (heat, weatherization, electricity bill, etc.).
The Colorado Weatherization Assistance Program provides energy
conservation services for low-income households. Jurisdictions and/or the
Housing Coalition could establish weatherization programs for those who
do not qualify for the Colorado WAP, but still need financial assistance and
resources to properly weatherize their homes. The jurisdictions could work
with San Isabel Electric Association to establish this type of program.
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Important Considerations

It will likely be unrealistic for the
jurisdictions to pursue all of the actions
for this Tactic at once. Future working
groups and housing advocates should
return to this list periodically to evaluate
whether there is enough available
capacity, capital and financing to support
additional recommended programs.

State programs, such as first-time
homebuyer programs offered by the
Colorado Housing and Finance Authority
(CHFA), may have better access to capital
to help facilitate homeownership and
local occupancy in Huerfano County. A
Housing Coalition or similar organization
could help connect individuals and
employers to these programs and help
them navigate available resources. Strong
collaboration with Neighborworks, Total
Concept, and other leading groups with
expertise in growing homeownership will
be critical to the success of these types
of programs.
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Case Studies

USDA Self-Help Homeownership Program
The USDA Rural Development Self-Help Homeownership and 502 loans program enables low-income
households (80% AMI or less) to contribute sweat-equity — a specified number of hours of physical labor -
towards the construction of their home. Neighborworks Southern Colorado is also employing the Self-Help
Homeownership program for the Pikes Peak Park development in Pueblo, CO. This development will consist
of over 600 housing units, where approximately 74% of the single-family homes will be available for affordable
homeownership for those in the 50-120% AMI income levels.

The Arroyo Crossing Affordable Housing Development in Moab,
UT has several phases of Self-Help Homeownership, managed
by the Housing Authority of Southeastern Utah and the nonprofit,
Community Rebuilds. As of 2024, the subdivision includes 43
completed, deed- restricted self-help homes and townhomes for
locally employed households that make less than 80% AMI.

Arroyo Crossing Subdivision, Moab UT

Deed Restrictions

The City of Salida adopted an Inclusionary Housing Program in 2018 to promote the construction of housing
that is affordable to the community’s workforce, to retain opportunities for people that work in the City to
also live in the City, to maintain a balanced commmunity with housing for all income levels and needs. Homes
built under the Inclusionary Housing Program are deed-restricted and regulated by income levels, residency,
household size relative to home size, and rental rates for both rental and for-sale homes. The Chaffee Housing
Authority manages all the deed restrictions for this program. The deed restricted homebuyer application is
available here as an example.
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https://nwsoco.org/what-we-do/build/self-help-opportunity-program.html
https://www.moabclt.org/arroyo-crossing
https://www.cityofsalida.com/sites/default/files/fileattachments/community_development/page/8071/article_13_-_inclusionary_housing.pdf
https://www.chaffeehousingauthority.org/resources/homebuyers#:~:text=Deed%20Restrictions%20are%20stipulations%20written,affordable%20housing%20and%20workforce%20housing.

TACTIC 05.

Preserve and Maintain Naturally Occurring
Affordable Housing (NOAH).
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Tactic Purpose

While it is highly recommended to incentivize the new construction of affordable
housing in Huerfano County, Walsenburg, and La Veta, it is equally important to
preserve and maintain existing workforce housing in Huerfano County. This includes
Naturally Occurring Affordable Housing (NOAH), which is housing that is typically
older and cheaper due to deferred maintenance needs. There is a need to preserve
this type of housing through ongoing upgrades while retaining its affordability. In
Walsenburg, where there is a high occurrence of NOAH, efforts to preserve and
maintain existing housing will be especially important. In areas where NOAH cannot
be preserved and maintained, strategic redevelopment should be pursued and
encouraged.
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Important Considerations

Public education about rehabilitation
and demolition programs will be
extremely important. Homeowners
may be understandably concerned
about the ways the recommended
policies and programs would affect
them. The Housing Coalition and
local governments should ensure
that homeowners and community
members can access clear, up-
to-date information about these
programs as they develop.

84




Item 1c.

Innovative Housing Opportunities Plan

How to Achieve Tactic 05. in the Project Area

Action 5.1

All jurisdictions should develop and/or utilize existing programs to assist and incentivize rehabilitation and preservation of
existing housing. Financial incentives such as grants for facade improvement and historic preservation or funding from an affordable
housing trust fund (as discussed in Tactic #2) can be leveraged to encourage housing rehabilitation to create high quality, attainable
housing. Jurisdictions should adopt a policy to dedicate specific rehabilitation programs and financial incentives for the maintenance
of affordable and/or attainable housing units. Existing programs to leverage include the following:

Housing Development Grant Fund (HDGF) — Division of Housing

Single Family Housing Repair L oans & Grants (Section 504 Program) -- USDA Rural Development
Habitat for Humanity Home Preservation Programs, such as the “Brush with Kindness” program
Community Development Block Grants

Action 5.2

Encourage the development of ADUs to increase housing supply and provide a revenue source that homeowners can use to
finance upgrades to existing housing. As discussed in Tactic #3, ADUs should be encouraged in all three jurisdictions. If a homeowner
constructs an ADU, that homeowner could use the revenue from rents to fund upgrades to their home. Alternatively, the Housing
Coalition could help facilitate a revolving loan program that funds ADU construction and/or upgrades to existing housing.

Action 5.3

Strategically support the demolition and redevelopment of unsafe housing into affordable or attainable housing for the community.
All three jurisdictions should adopt a Demolition and Redevelopment ordinance that outlines ways to classify unsafe buildings,
identifies specific redevelopment zones and incentives for redevelopment (e.g., tax abatement, density bonuses, etc.). The ordinance
should require that a certain percentage of units developed in redevelopment zones and/or using redevelopment incentives be
affordable to low and middle-income households. Use the Suitability Analysis (page 55) and other tools to determine appropriate
redevelopment zones and accompanying incentives. See Evans, CO as an example of community with a Redevelopment Agency
dedicated to urban renewal in blighted zones.
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https://cdola.colorado.gov/housing-development-grant-funds-hdg
https://www.rd.usda.gov/programs-services/single-family-housing-programs/single-family-housing-repair-loans-grants
https://www.habitat.org/volunteer/near-you/home-preservation
https://dlg.colorado.gov/community-development-block-grant-cdbg
https://www.evanscolorado.gov/EvansRedevelopmentAgency
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Action 5.4

Support the establishment of a land bank that could
help purchase blighted or underutilized properties. This
recommendation is particularly relevant in Walsenburg. As
a trial area, this plan recommends acquiring property in the
northeastern part of Walsenburg, which was identified as
highly suitable for additional housing development as part of
the Suitability Analysis (See Map X). The land bank should be
operated by the Housing Coalition or should partner with its
members (e.g., key developers, community groups, and major
employers). To spur redevelopment, all jurisdictions using the
land bank should require that properties held by the land bank
return to the tax roll (preferably through redevelopment) within
a certain period of time, such as 2 years.

Action 5.5

All jurisdictions should support upgrades to the energy
efficiency of existing housing, which can reduce heating
costs and improve sustainability. Existing programs such
as Energy Outreach Colorado can assist homeowners with
weatherization and insulation projects.
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Revitalizing Neighborhoods: How Land Banks
Simplify Property Renovation Financing

Land banks play a pivotal role in facilitating loans that
integrate both the acquisition of a property and the
necessary upgrades into a single package. They typically
acquire distressed properties, often through foreclosure,
and focus on stabilizing and revitalizing these properties
and the surrounding neighborhoods.

In this process, land banks collaborate with local lenders,
community development financial institutions (CDFIs), or
other financing partners to structure loans covering both
the property acquisition cost and the anticipated renovation
expenses. By bundling these costs into a unified loan
package, they streamline the financing process for buyers
or developers interested in rehabilitating the property.

This approach reduces barriers to entry for potential
buyers or developers, particularly those lacking access to
conventional financing or deterred by the complexities of
securing separate loans for acquisition and renovation.
Consequently, it facilitates the rehabilitation of blighted
properties, contributing to neighborhood stabilization and
revitalization efforts by transforming vacant or deteriorated
properties into quality, affordable housing options.

2024
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Case Studies

Improving Energy Efficiency, Lowering Costs

The Climate Smart Homes (CSH) initiative in Wilmington, DE aims to preserve naturally occurring affordable
housing and keep housing affordable for residents by reducing their overall energy costs, making their community
more sustainable in the process. The graphic below lists examples of upgrades the CSH program has pursued
to increase the sustainability of homes and improve long-term affordability. Read more about the initiative here.
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Land Banking

The Town of Ignacio, CO, located in La Plata County, has been land banking for several years, amassing over 32
acres of land. While most of that land can be used for affordable housing development, about 3 acres can be
used for mixed-use development. The land bank also includes the Rock Creek parcel, acquired with assistance
from DOLA in the 1990s to facilitate the construction of affordable housing. The Town of Ignacio 2021-2023
Strategic Plan outlines their Land Banking opportunities, policies, and strategies to increase affordable housing.
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https://www.newecology.org/wp-content/uploads/2022/09/Making-Naturally-Occurring-Affordable-Housing-More-Efficient-Outreach-to-Upgrade_Summer-Study_2022.pdf
https://townofignacio.colorado.gov/sites/townofignacio/files/documents/Town of Ignacio - Strategic Plan 2021-2023 - Adopted March 8%2C 2021.pdf
https://townofignacio.colorado.gov/sites/townofignacio/files/documents/Town of Ignacio - Strategic Plan 2021-2023 - Adopted March 8%2C 2021.pdf

TACTIC 06.

Site housing away from hazards and close to
community amenities.

R
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Tactic Purpose

Huerfano County contains several areas that have hazard probability, including
areas with elevated burn and flood risk. This plan includes a Suitability Analysis
that assesses the suitability of each parcel in the county for housing development.
A parcel should be considered highly suitable if it is sufficiently far from hazards
and sufficiently close to amenities and necessary infrastructure, particularly water
and wastewater. Although Huerfano County has a strong need to address its
housing shortage, the development of housing should still be conscious of
hazards and factors that make housing development unsafe or challenging.
Smart siting of new housing is important for human health and safety as well as
affordability — in many cases, it will be more expensive to build housing in hazard-
prone areas.
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Important Considerations

The quality of siting decisions for
housing in Huerfano County will
greatly depend on the quality of
the data available. The County,
Walsenburg, and La Veta should
strongly prioritize efforts to maintain
quality spatial data of important local
infrastructure, hazards, and other key
information. This could facilitate
future updates to the Suitability
Analysis and help ensure that
local leaders and the development
community are well-informed about
the risks of developing in certain
areas of the County.
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How to Achieve Tactic 06. in the Project Area

Action 6.1

Consider offering a density bonus for affordable housing on suitable parcels that have adequate water access. All jurisdictions
should consider offering a density bonus for affordable housing developments on highly suitable parcels. As discussed in the
Suitability Analysis section of this plan, “suitability” means high proximity to community amenities and infrastructure (including water
and wastewater) and adequate distance from hazards. The Suitability Analysis (page 55) in this plan can serve as reference for
this density bonus policy. However, as stated in this plan, that analysis does not include comprehensive water data information and
reflects the best available data in 2024. The analysis will need to be updated over time to ensure its accuracy and usefulness as a
tool.

Action 6.2

Ensure adequate separation between oil/gas/hazardous development and new/existing housing. Require new hazardous
development to have an appropriate buffer from housing development. This has been recommended in the 2024 Huerfano County
Comprehensive Plan update (see ZLU Policy 5.6).

Action 6.3

If the project area begins to see stronger development pressure, consider establishing a program of transferable development
rights (TDR) in Huerfano County. Allowing a transfer of development rights enables landowners to preserve their asset value by
selling or transfer the rights to build a house or other structures on property unsuitable for development to another location where
higher-density development is allowed and encouraged. As there are many properties within Huerfano County that are unsuitable for
development due to lack of infrastructure and access, this concept could financially benefit those landowners, while also enabling
higher density development closer to services and established communities. This type of program is more suited to metropolitan areas
or areas with more development activity and pressure; for this reason, transferable development rights have not been recommended
at present in the 2024 Huerfano County Comprehensive Plan. However, if TDR becomes more relevant, the program should use the
County future land use map to identify receiving areas for growth.
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FINDING LOCATIONS
FOR AFFORDABLE
HOUSING

About the Housing Suitability Model

The purpose of this suitability analysis was to analyze where
new housing development, including affordable housing, is
most appropriate and suitable in Huerfano County, La Veta and
Walsenburg. This analysis serves as a tool for policymakers,
planners, and housing developers to make informed decisions
about land use regulation and resource investment for
housing development projects. This tool considers a variety
of variables that affect the suitability of a site for housing,
including natural hazards, proximity to roadways and other
infrastructure, and proximity to businesses and community
amenities. The tool is intended to assist in site selection for
affordable housing, promoting housing opportunities that are
strategically located, accessible to a diverse range of residents
within a region, and harmonious with natural resources to the
degree possible.
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What is a Suitability Analysis?

A suitability analysis map is a powerful tool in local and regional planning that helps identify the most suitable locations for various
land uses, such as housing development, including affordable housing. This analysis ranks every parcel in Huerfano County,
Walsenburg, and La Veta on its suitability for housing development based on a range of factors and criteria. For example, parcels in

the county that are close to factors that are
beneficial for housing development (e.qg.,
roadways, treated water and wastewater
facilities, and businesses) and far from
factors that are undesirable for housing
development (e.g., natural and manmade
hazards) will rank highly in this model.
These maps were created by combining
various readily available data sources and
analytical techniques to provide valuable
insights for decision-makers.

What This Model Does:

ThismodelranksalltheparcelsinHuerfano
County, La Veta, and Walsenburg on their
proximity to amenities that are desirable
for housing development (e.g., schools,
libraries, roadways, businesses) and
their distance from factors that are less
desirable for housing development (e.g.,
burn risk areas, steep slopes, hazardous
waste sites).

Click Image to Access Map Viewer A
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Analysis Description ﬁﬁ')ﬁﬂ

This analysis is intended to identify suitable lots for housing and affordable housing in the project area suitability analysis maps
consider multiple factors. This includes proximity to essential amenities like schools, healthcare facilities, public transportation,
and grocery stores. They also take into account environmental factors such as flood risk, wildfire risk, and slope. Additionally, the
analysis considers development factors like location of existing infrastructure, such as roads, broadband, and public water and sewer
systems. By overlaying and weighting these criteria, the map highlights areas that are most suitable for housing development, with a
specific focus on affordable housing to address housing needs for low to moderate-income populations.

Data Used in the Suitability Analysis:

+ Parcel data + Areas with high burn probability (as *  Mining Sites
Agricultural soils identified in the 2024 Huerfano County Transmission Lines
Parcel Legal Restrictions (e.g., Hazard Mitigation Plan update) Businesses
conservation easements) + Public Water Services + Schools
Wilderness Areas Waste Water Facilities Medical Facilities
Wetlands Broadband Access Post Offices
Floodplain + Bus Stop Locations + Fire Stations
Slopes Fixed Route Transit Parks
Roads Brownfield Sites

The data layers utilized for this analysis were the result of a selection process, during which the project team evaluated and
determined the most suitable data to include in the analysis and how the data should be weighted and considered. The primary
sources of geospatial data for this model were national and state databases, with additional data sourced from local municipalities
and additional public sources. All data layers used are public and readily available; no ground-level surveys were taken and no original
data was collected. (See Appendix x for details on data sources).
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Submodels

The data layers listed above were grouped to generate three submodels. A submodel is a collection of similar data (e.g., all
infrastructure data). These submodels served as the primary inputs into the final suitability model (Figure 1). The sub models
and the data used in each sub model include:

JAAN [E]
=
Infrastructure Proximity Site Constraints Service Center Analysis
Transmission Lines + Agricultural Soils +  Businesses
Public Water Services + Parcel Legal Restrictions and +  Schools
Waste Water Facilities Public Lands +  Post Offices
Broadband Infrastructure +  Wilderness Areas +  Parks
Roads +  Wildfire Risk +  Medical Facilities
Fixed Transit Lines + Wetlands +  Fire Stations
Bus Stops + 100-Year Floodplain + Community Centers
Slopes

Brownfield Sites/Mining Sites

For the Infrastructure and Site Constraints Submodels, each data point within these submodels underwent classification ona 1 to
10-point scale, ranging from least suitable to most suitable.

The Service Center Analysis underwent a slightly different analysis process. Instead of classifying and weighing different data, a
kernel cluster analysis was performed. This analysis calculates the distance between each pair of data points in the dataset and
identifies “clusters,” or high concentrations of essential services such as grocery stores, schools, or hospitals. This information is
valuable for pinpointing areas that currently have many of these services and may be ideal for affordable housing.
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Figure 1. Suitability Model Process Diagram
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As shown in Figure 1, each parcel received a score on each data point. A parcel’s final suitability score was determined by its
scores on the Infrastructure submodel (35% of final score), Site Constraints submodel (35% of final score), and Service Center

Analysis (30% of final score).
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Combined Suitability Model

The three submodels were aggregated and assigned
weights to create the combined or overall suitability
model. All of the submodels were given equal weight.
The overall suitability model takes the results of each
submodel's analysis and calculates a compounded
suitability score for each mapping pixel. This suitability
score was subsequently applied at the parcel level,
yielding scores for every parcel in the project area.

This analysis was performed for three different areas
in Huerfano County: the primary analysis was applied
to the area of Huerfano County as a whole, including
municipalities within the county. For comparison,
the project team also applied the suitability model
to the City of Walsenburg and the Town of La Veta,
constraining the boundaries of the analysis to
municipal boundaries. These two versions of the model
yield different rankings for suitability. The municipality-
specific analyses highlight the suitability of downtown
parcels, which are close to jobs and businesses.

Feedback from Stakeholders on the
Suitability Model

During Stakeholder Interviews conducted during this planning
process, various community leaders and community
members had the opportunity to review a preliminary version
of the suitability analysis. Please see Plan Appendix for a
summary of stakeholders consulted. Feedback from these
stakeholders is summarized below:

On the whole, stakeholders were very enthusiastic about
the suitability analysis and wanted to see it used in the
county to support the development of affordable housing

Stakeholders were concerned about possible
development in Cuchara, which they viewed as a very
challenging place for new development, due to the area’s
significant environmental constraints and distance from
essential services. Stakeholders also perceived lack of
local support for housing in Cuchara

Stakeholders wanted to encourage new development
that is contiguous with existing development and
redevelopment of blighted or vacant properties, such
as vacant school properties in Walsenburg and La Veta.
Stakeholders were less excited about parcels that were
not contiguous to existing development (e.g., suitable
lots south of Gardner)
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Model Limitations

Water Information Limitations

This model does not capture the full complexities of water
rights and availability in Huerfano County, Walsenburg, and La
Veta. In the process of creating this Suitability Analysis, the
project team and the Project Steering Committee determined
that due to limited site-specific water data and the complicated
legal environment that governs water in this region, it would be
impossible to accurately represent water availability on every
lot in the county as part of this mapping analysis. However,
the project team recognizes that water availability is critical
for any housing development to occur on any parcel. For this
reason, the model incorporates a 3-mile buffer around treated
water/wastewater facilities in the county.

The model also includes water service area boundaries in
Gardner, Cuchara, the Navajo West subdivision, La Veta,
and Walsenburg. In Walsenburg, the Northlands area has
been excluded from the water service boundary due to the
complications of water augmentation in that area. The project
team was unable to acquire complete water data from the
City of Walsenburg, particularly related to the Highway 160
corridor between Walsenburg and La Veta. The project team
excluded water service districts for some private subdivisions
in the county that do not have additional service capacity.
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The Wildland Urban Interface

FEMAdefinesthe WildlandUrbanInterface (WUI) as “the zone of
transition between unoccupied land and human development.
It is the line, area or zone where structures and other human
development meet or intermingle with undeveloped wildland
or vegetative fuels.” This area is considered to have elevated
risks for wildfire and other hazards. Almost all of Huerfano
County lies within the WUI.

The WUI was not included as a Site Constraints layer in
this analysis because it applies to almost the entire county
and decreased the viability of almost all parcels in terms of
suitability, making it harder to see differentiations between
the suitability of different parcels within the WUI. Other hazard
layers related to the WUI, such as a high burn risk area, were
included in the analysis. It should be assumed that all parcels
within the WUI (which is to say, almost all parcels within the
county) come with a certain degree of risk for development;
it is incumbent upon developers and local governments to
adequately assess and guard against risks to life and property.

To learn more about the WUI, please click here.
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Wildland-Urban Interface Hazard Map : A
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Source: 2024 Huerfano County Hazard Mitigation Plan.
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Other Data Limitations

The suitability estimates prepared for this project are only as
accurateasthedatasourcesused. Thisanalysiswas developed
using readily available, publicly accessible geospatial data
from local, state and federal sources. These data layers vary in
their precision and accuracy. Some are based on field-collected
data, while others were developed using computer models.
Some data layers provide precise geospatial information while
others are intended for more regional applications. The final
suitability model estimates housing development suitability
down to the parcel level. Within a given parcel area, there
may be additional topographic constraints or site-specific
conditions that limit or enhance the development potential
of the site. Before constructing housing on any parcel in the
county, a site visit and follow-up analysis of the site should be
conducted to “ground truth” the suitability of each parcel.
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Need for Further Analysis and Due Diligence

Identifying suitable land does not guarantee its current
feasibility for development. Properties still require
comprehensive evaluation to determine if they are viable for
development. This includes checking whether relevant zoning
regulations permit additional development and assessing
land availability. Additional constraints, such as restrictive
covenants or water availability, can also render specific areas
nonviable for development. Moreover, this analysis does
not account for land costs or construction costs, which are
important considerations for development.

Note: This analysis has been used to inform zoning
recommendations for the 2024 Huerfano County
Comprehensive Plan. However, the suitability map itself is not
a zoning map and does not directly enable development on
any particular parcel.
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Unexpectedly High Scores for Northeastern Huerfano County

Oneidiosyncrasyinthesuitability modelisthe high-ranking nature
of some parcels in the northeastern portion of the county, east
of 1-25. Although these parcels are not close to more populated
areas of the county, they rank highly because there are very few
natural and manmade hazards in that area. Because these sites
receive a high score in the “Site Constraints” submodel, they
received a higher score overall. However, common sense tells us
that this area is not the most opportune area for development
just because it has few hazards. Other factors, such as proximity
to jobs, schools, roadways, and other infrastructure should also
inform the decision of where to encourage new housing.

Analysis at the Lot Level

This model analyzes housing potential on individual lots in
the project area. The analysis ranks each lot as a whole and
does not split parcels that have different levels of suitability
in different areas of the parcel. For example, the model does
not differentiate between parcels that are entirely within a burn
risk area or only partially within a burn risk area — if a parcel
boundary overlaps with the burn risk area, that parcel receives a
lower score no matter the percentage of the area affected. The
model also does not account for development that could occur
on multiple lots. However, the model has identified clusters of
suitable lots, which could be developed separately or together
through a PUD or other method.

Potential of Less Suitable Sites

Although this suitability analysis highlights areas with the
highest suitability for development, some of the areas that
rank as less suitable may still be developable. The purpose
of this analysis is to point out potential complications for
development, such as floodplain issues or limited access to
services and roads. To genuinely determine a site’s viability for
housing development, more research is essential to assess
the scale and impact of these constraints and limitations
thoroughly.

Need for Additional Input from Landowners and the Public

This model is intended to act as a reference for future housing
development in Huerfano County, La Veta, and Walsenburg.
Public input and opinions on specific sites were not integrated
into the model. Future housing development in the project
area must be accompanied by a public process and input
opportunities to ensure that new housing adequately serves
the community.

This model analyzes both public and private lands in the
county for housing development. However, not all landowners
were consulted as part of this analysis. A parcel may rank
highly in suitability, but a landowner may not be amenable to
development or redevelopment on their parcel. Consultation
with landowners is a critical part of the development process.

64

99




Item 1c.

Opportunity Site Results Key Takeaways

I The suitability analysis for Huerfano County, Colorado reveals several critical factors influencing land use and housing

development potential within the region.

I'G'InI Water Services Influence

The presence of water services emerges as a crucial determinant
of suitability. This became particularly evident in the Navajo West
Subdivision and in La Veta, which has a finite limitation on water
to serve residents within existing town boundary. Access to
reliable water infrastructure elevates the suitability of this area,
highlighting the importance of water resource management in
land use planning.

A Prominent Environmental Constraints

As described previously, the assessment identified wilderness
areas, fire risk areas, and floodplains, as significant environmental
constraints. This is most evident when observing the relatively
high suitability of parcels in the northeast corner of the County.
These parcels do not have adequate infrastructure or services for
housing; however, their lack of major environmental constraints
contributed to their relatively high rank. This does not indicate
that these far-flung parcels should be considered for housing
development, however this finding does underscore the need for
careful planning and mitigation strategies to ensure the safety
and sustainability of future housing.
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Flﬁ Importance of Service Area Clusters

The analysis underscores the concentration of businesses
in clusters, particularly in Walsenburg and La Veta. These
areas emerge as the primary hubs of economic activity,
benefitting from consolidated services and infrastructure.
In particular, Walsenburg's relative separation from some
environmental constraints (e.g., burn risk areas) enhances
its suitability for development, making it a key focal point
for future growth and investment.

"ﬁﬁ Cuchara's Constraints

Despite its scenic appeal, Cuchara faces challenges due
to its proximity to wildfire risk zones and wildlands. These
environmental factors diminish its suitability for extensive
development, necessitating cautious consideration of land
use policies to preserve its natural beauty and mitigate
potential hazards. In addition, this area has limited access
to services (e.g., gas stations, grocery stores, emergency
services) and can be challenging to access in bad weather.

2024
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Top Parcels: Huerfano County
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Item 1c.

The top parcels identified through
the suitability analysis predominantly
cluster in the vicinity of Walsenburg,
reflecting the area’s robust
infrastructure, abundance of services,
and fewer site constraints. These
parcels emerge as prime candidates
for future development initiatives,
offering favorable conditions.

While Walsenburg boasts the highest
concentration of top-rated parcels,
other regions within Huerfano County
also feature parcels of considerable
suitability. Noteworthy sites outside
Walsenburg, including those in La Veta,
Gardner, near the hospital, and other
areas across the county, exhibit some
potential for development. Figures
x-x_highlight the distribution of these
highly suitable parcels, showcasing
the diverse opportunities available
throughout Huerfano County beyond
its primary urban center.
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Top Parcels: Walsenburg

Site constraints are notably limited in the
downtown area, enhancing the prominence
of services and infrastructure availability
as the primary influences of site suitability.
When examining the model of Walsenburg
in isolation, downtown Walsenburg emerges
as the most suitable area for site selection.
Proximity to essential services, coupled
with minimal site constraints, distinguishes
this downtown core as a prime location for
developmentinitiatives. Theconcentration of
businesses, amenities, and walkable spaces
further solidifies downtown Walsenburg's
position as a preferred location for housing.

The analysis underscores the critical role
of water infrastructure in shaping site
suitability within Walsenburg, where a stark
delineation is made between the city center
and the northern most part of the city
(Northlands). As noted in the discussions of
limitations of this model, the project team
excluded the Northlands area from the
water service boundary in recognition of the
complexity of water access and drainage
issues in that area.
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Top Parcels: La Veta

In line with the Walsenburg model, the analysis of La Veta highlights the significance of services concentration in determining site
suitability. Many top-rated sites are clustered
within the downtown core, benefiting from
proximity to essential services and amenities.

However, unlike Walsenburg, La Veta exhibits
more pronounced site constraints, reflecting
the diverse landscape and pronounced site
constraints such as floodplains, riparian
areas, and wetlands. These natural features
present both opportunities and challenges for
development, requiring a nuanced approach to
land use planning to ensure the sustainable and
resilient growth of the community.
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The project team acknowledges the complexity
of water access within La Veta, noting that
while the model assumes universal access
throughout the city limits, the reality is more
nuanced. A limit on water taps effectively caps
population at 1200-1500 people. At the time of
writing, the town’'s population was approximat
impose constraints on housing density and
development potential and possibly impact the
financial feasibility of housing projects.
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How to Identify a New Site Using the Suitability Analysis Model

While the Suitability Analysis Model was constructed to identify the twelve opportunity sites included in this
report, it is a tool that can be used to identify other properties for affordable housing development that are

not analyzed in this report.

| have a property in mind...

This model can be used to analyze a specific property to better
understand which site constraints will need to be mitigated.
To do so, select the property in question in order to see the
overall suitability score (out of 10), and the associated input
scores; Site Constraints, Infrastructure Access, Service Center
Areas, and WUI Risk, all of which are scored with 5 being the
most desirable. The example score below indicates that while
there are few site constraints at this property, there is little
infrastructure access and high WUI risk, both of which must
be mitigated.

aCore =

| am looking for a new property...

This model can also be used to identify new sites that have
high development potential and few site constraints. To do so,
select the suitability score filters on the left side of the viewer
to highlight only high-scoring parcels (generally a score of 7 or
higher is considered “high suitability”). Analyze the highlighted
high-scoring parcels based on ownership status and parcel size
to identify potential for development.

Click Here to
View the Model
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Due Diligence and Site Selection Process

To ensure informed decision-making during the
site selection process, it is imperative to recognize
that the top sites identified by the model may not
always align perfectly with the specific needs or
objectives of a development project. The process
of “due diligence” is a series of steps that help
analyze a site and any constraints present on it.
While this model provides valuable insights into
site suitability, it should be viewed as one of many
tools in an affordable housing developer’s toolkit
rather than the sole determinant of site selection.

Conducting thorough due diligence is an essential
part of the development process. This involves
investigating potential zoning or covenant
restrictions that may impact development plans, as
well as understanding the ownership structure of
the parcel and any associated legal considerations.
Additionally, evaluating infrastructure needs such
as access to utilities and transportation networks is
crucialfordeterminingthefeasibility of development.
Therefore, developers or development partners
should follow a structured process when utilizing
this model for site selection. In its most basic form,
this process consists of the following steps:
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Due Diligence Process
DEVELOPER ACTIONS

Site Suitability
Review
Property
Ownership &
Zoning Review
Site Visit

Project
Idea

Consult with

Local Building
Officials and Utility
Providers

Initial

Concept

Consult with
Refined technical

experts as
Concept needed

Begin pursuing
development.

Final See page 75 for a
basic development
Concept pathway.

Additional Site Visit

2024

OUTCOMES

Identify hazards
Understand zoning
regulations and
necessary rezones
|dentify property
ownership pathway

Determine infrastructure
& utility capacity,
necessary improvements
Identify Additional
Development
Regulations

Identify hazard or site
constraint mitigation
Strategies
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OPPORTUNITY SITES
ANALYSIS

The following twelve Opportunity Site Profiles highlight
properties throughout Walsenburg, La Veta, and Huerfano
County that have beenidentified as potential sites for affordable
housing development. These profiles are intended to inform
affordable housing developers, documenting the beginning
of the due diligence process and providing a draft concept
for housing development. These profiles do not indicate a
development agreement and are intended only as background
research and a summary of stakeholder feedback. Developers
will have to conduct additional due diligence before pursuing a
project.
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Opportunity Sites

- Opportunity Site

Graal 3a0 Durrws
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Opportunity Sites

Town of La Veta

School Campus
Tier 1

Ballfields
Tier 3

Hoobler F;roperty
Tier 2

Item 1c.

City of Walsenburg

Spruce and Sproul
Tier 1

Former Football Field
Tier 2

St. Mary’s School
Tier 3

Former Motel
Tier 2

Washington School
Tier 2

Pbik Ave School
Tier 2

Huerfano County

io uc'h_a'ras Inn
Tier 2

'F

Gardner PUD Site
Tier 1

Black Knight Inn
Tier 3

Youth Camp
Tier 2
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How to Use the Opportunity Site Profiles

Each Opportunity Site Profile contains background information about the property and a preliminary site concept for affordable
housing development. The type of information provided in these profiles is listed below:

Site Background Preliminary Site Concept

Opportunity Tier - based on site constraints, ownership Potential unit mixes - number and type of units
status, administrative hurdles Income targets
Tier 1: Shovel-Ready Site Audiences served
Tier 2: Moderate Site Limitations Relevant community goals - see page 16 for the full
Tier 3: High Site Limitations list of community goals
Site Planning Status - if housing is currently being Development Pathway, following this basic structure:
planned here Site Acquisition
Narrative Property Description Create a Development Team
Address Develop a Site Plan
Current Zoning Receive Necessary Approvals
Ownership Status Complete Construction or Rehabilitation

Parcel Number Manage Housing
Suitability Score - using the Suitability Analysis Model Funding Opportunities
Water and Wastewater Infrastructure Relevant Case Studies
2024 FLUM Designation - if in the unincorporated

county

Site Strengths

Site Constraints

Stakeholder Feedback
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County Site #1: Rio Cucharas Inn Tier 2: Moderate Site Limitations

Planning Status: Active

Located on the northwest side of Highway 160 between Walsenburg and La Veta, the inn is approximately 50 years old and went
out of business 8 years ago. The inn consists of approximately 35 rooms, including a mix of 1, 2, and 3-bedroom hotel rooms. The
property was recently donated to the county, and the county has released an RFP seeking a qualified development partner to enter
into a public-private partnership to develop “economically and environmentally sustainable affordable and attainable housing in a
way that encourages and supports the development of small businesses and industry as well as improves the overall quality of life
throughout the County.”

SITE INFORMATION

Rio Cucharas Inn

Address: 77 Taylor Blvd

Zoning: Commercial-Service
Ownership: Public, Huerfano County
Parcel Number: 367682

Parcel Size: 25.9 Acres

Suitability: 6 out of 10 (Medium)

Water: Walsenburg Municipal Water System
Wastewater: None

2024 County FLUM Designation: Wellness Hub
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Site Strengths

Site Constraints

County-owned property

High proximity to the County’s two largest employers
(Chae Organics and SPRHC)

A former community meeting place — community
members remember using the pool and meeting room
Connected to Walsenburg municipal water
Commercial zoning has the highest allowable density
of any county zoning district (6 or more units per acre)
Central location within the County with easy access
(via personal vehicle) to Walsenburg and/or La Veta
Communal kitchen could be useful for hotel-style units
for traveling nurses

Close proximity to Lathrop State Park and Walsenburg
Reservoir, potential for wellness uses as part of
“Wellness Hub" envisioned in the 2024 Huerfano
County Comprehensive Plan

Inn building and outbuildings are in questionable

condition. The building may be structurally sound, but

it is mechanically in poor condition and needs new
plumbing. Some fire damage to the site.

Pool building is in poor condition.

Not connected to municipal sewage line — there is a
need to identify sewage treatment

Not a walkable location, personal vehicle required.

Stakeholder Feedback

Stakeholders have expressed strong enthusiasm for
redevelopment of this site to housing. Stakeholder
feedback supports use of the property as a community

amenity using the existing pool, spa, and tennis courts.
Some stakeholders have suggested restoring the hotel
and returning it to operation while constructing housing
on the open area of the parcel to the northeast.

' -
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Rio Cucharas Inn

Street view of Rio Cucharas from the east
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Preliminary Site Concept

SITE POTENTIAL

Projected Unit Potential: 24-30 units,
mix of studio/hotel-style, 1 BR, 2 BR, and
3 BR units plus additional tiny homes
possible

Projected Unit Types: Rental, some

short-term stays possible

Potential Income Targets: Mixed-income
with units priced at 60-80% AMI

Relevant  Stakeholders: Huerfano
County, nearby employers (Chae
Organics, SPRHC)

Wastewater Needs

Wastewater treatment options will need to be
addressed in future planning efforts. When
the hotel was in operation, sewage treatment
lagoons were used in front of the building.
These permits have lapsed and would need
to be re-permitted. An underground septic
system is not an option due to the site's
close proximity with Lathrop State Park and
drainage towards that area. Above-ground
engineered septic may also be an option.

Rio Cucharas Inn

Potential Housing & Lodging

. . . Relevant
The Rio Cucharas Inn site has strong potential as a workforce Community
housing location due to its close proximity to the county’s two Goals

largest employers. The site has the potential to include 24-30
units, with a mix of studio/hotel-style, 1 BR, 2 BR, and 3 BR units

plus possible additional tiny homes. With its close proximity ﬁ

to SPRHC, the hospital would be interested in opportunities to Housing for
house traveling staff (tour of duty rooms) either at this location | community-Serving

or adjacent to the current Youth Camp site. The hospital has Professionals
also highlighted a need for short-term stays for people visiting

family members in the hospital or living in veterans’ housing ?
at SPRHC. There is an important opportunity to use revenue -’

from these short-term stays to finance the long-term units. Tiny | Adaptive Reuse &
. . . Sustainability
homes with above-ground septic systems may be a suitable

option for these short-term stays. Another option is to restore m
the hotel for use as a lodging establishment and construct long- | £.,nomic Vitality &
term housing on the open area to the northeast of the hotel. Community Benefit

Community Amenities & Wellness

Several community members have expressed interestin ensuring that the rehabilitated
site functions as an amenity for the broader community, in addition to providing
housing. Amenities such as the former hotel restaurant could function as a communal
kitchen for residents in efficiency units. This could serve as an important cost-saving
mechanism for some units. While it may not be possible to fully rehabilitate the
existing pool and spa, it may be possible to fill in the pool and convert the space
to an indoor recreation space or gathering space. As noted in the 2024 Huerfano
County Comprehensive Plan, paths for walking/biking between the Rio Cucharas Inn,
Lathrop State Park, Chae Organics, and SPRHC would be highly beneficial and should
be encouraged in future site development.
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Recommended Development Pathway

1.

Secure an MOU between SPRHC and County regarding the future redevelopment of the site into workforce housing.
While SPRHC is not interested in taking on responsibility for developing workforce housing, they are still a valuable partner for
the future redevelopment of the Rio Cucharas Inn site into workforce housing. This MOU should establish shared goals for
the site and introduce the possibility of future financial contributions to the site from both the County and SPRHC. Ideally, this
MOU should cover multiple redevelopment sites in the Wellness Hub area. Note: while SPRHC may be interested in “reserving”
a block of rooms for hospital workers, this designation may inhibit the project from using certain state funding sources. The
state cannot allocate funds for the development of housing for a particular private employer.

Solicit development support and continue to gather a development team.

The County should work with developers procured through the recent RFP process to establish a path forward for the site.
Consult the Stakeholder Map to identify possible development partners. The process should follow a phased approach to
development, as outlined below. As part of the first phase, the selected development partner must determine whether the
building is structurally sound and is a candidate for adaptive reuse.

Determine structural integrity of building and potential for rehabilitation.

The development team should conduct a series of studies and assessments to determine if the building is structurally sound,
beginning with a visual inspection and materials testing (testing of existing building materials to assess their condition). Retain
a structural engineer to conduct a structural engineering assessment of the building and/or non-destructive testing (NDT)
that can help identify structural defects. Consider the building’s proximity to potential natural hazards and conduct a sail
assessment to determine if the building's foundation is adequately supported.

Investigate any historic significance of the site.
Consult historic registers and local historical documents to determine if the site holds any historic significance and could be
eligible for historic preservation tax credits.

Determine feasibility of project components, including wastewater system.

Following Steps 3and 4, determinethe feasibility of the overall project and its various components. What structuralimprovements
are needed? Will it be possible to convert the entire building or just a portion? What unit mix will be possible? What possibilities
exist for the pool building and former restaurant? What wastewater system will be possible to include?
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6.

Conduct a market feasibility study, finalize unit mix, and secure necessary financing.

Conduct a market feasibility study to evaluate the demand for the potential units provided through the redevelopment. Use the
2023 HNA (and any other relevant data) to assess demographics, economic and market conditions, and housing preferences
to understand the viability of the proposed development. Determine the absorption rate, or the expected rate that the housing
units will be leased in a certain time period. Following this, determine the final unit mix and then secure a funding stack using
the suggested funding sources below.

Mitigate fire damage and address other structural issues identified in Step 3.

With at least some level of funding secured, the development team should next mitigate fire damage on the structure and
address preliminary physical improvements to the structure and site. Ensure that improvements to the structure and property
are compliant with relevant building codes adopted by Huerfano County, as well as any grant requirements for any funding
obtained for the project.

Finalize site plan and design.

The project team should finalize the site plan and design, using professional assistance from a developer and designer. Ensure
that the final site plan meets the requirements of local building codes and grant requirements. Review the final site plan for
compliance with this document and the 2024 County Comprehensive Plan. Pursue a PUD if required by County zoning.

9.

Begin and complete construction.
Install plumbing and mechanical systems, and complete redevelopment activities to convert the units.

10.

Place deed restrictions on some or all of the homes.
Ideally, use a regional housing authority or regional housing non-profit to establish and manage these deed restrictions.
Consult the Stakeholder Map to identify possible managers of deed restrictions, including Total Concept or Neighborworks.

11.

Identify property manager or management company..
The development team identifies a management entity to maintain the units and assist with managing leases. This could be
the same manager of the deed restrictions or a different party.

Rio Cucharas Inn 80
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Relevant Funding Sources

Funding Source

Applicability

Notes

LITHC

LIHTC can be used for a portion of a
project, often combined with other funding
sources to finance different unit types in a
project.

See HUD income limits information for
2024 here. Only applicable up to 80% AMI.

Colorado Housing Investment
Fund (CHIF)

Can be used as gap financing or as short-
term loans available for new construction
and rehabilitation

Equity partnerships with local
employers/institutions

Involves partnership between relevant

stakeholders

HOME Investment Partnerships

Canbeusedforrentalhousingrehabilitation
and construction

Community Development Block
Grants (CDBG)

Intended for use on rehabilitation of public
facilities, elimination of blight

Could be applicable to infrastructure and
recreational facilities on site

Rural Development Water &
Waste Disposal Loan & Grant
Program

Could be beneficial for establishing new
waste system

Colorado Heat Pump Tax Credits

For a heat pump that serves more than one
unit in a multifamily building, a registered
contractor may claim one tax credit for
each unit served by that heat pump.

Tax credits are $1,500 per unit served, and
contractors must provide one-third of the
total tax credit amount to the customer at
the time of installation.
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Case Study: Durango Best Western Conversion
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Durango, Colorado

Durango, COis currently working to convert an old Best Western Inn & Suites to affordable housing geared towards households
making 30-50% AMI. The project is scheduled to be completed in 2025. The City has partnered with Indianapolis company
TWG Development to complete the conversion to residential units, which will total 120 units and will include studio, 1-BR,
2-BR, and 3-BR units.

The City did two innovative things to achieve this project:

1.

The City used low-income housing tax credits
(LIHTC) for this project — the first project of its kind
in Colorado to do so. This program is designed

to encourage private investment in affordable
housing. By selling the tax credits to investors
(e.g., banks or corporations), the developer can
secure enough funding to complete the project. In
exchange, investors obtain equity in the project.
Projects receiving LIHTC must abide by the
program's requirements (e.g., income limits and
other restrictions) for a certain compliance period.

To avoid being subject to taxes on federal grant
funding, the City changed its financing structure to
treat the funding for the project as a loan to TWG
Development from the City (a tax-exempt entity in
this project). This is a critical cost savings measure
that could be explored in the Rio Cucharas Inn
conversion if taxable funds are involved.

Rio Cucharas Inn

Durango Local News
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County Site #2: Gardner PUD Site Tier 1: Shovel-Ready

Planning Status: Active

The Gardner PUD site is a nearly 30-acre area that is located along Hwy 69 and is part of the eastern gateway to Gardner. The area
is currently open land and is located adjacent to Gardner's community center and rodeo grounds. Previous planning for this site has
envisioned a very large buildout of the site that would accommodate new businesses and homes provided at a variety of price points.
At present, there does not seem to be adequate demand to justify the scale of such development. However, a smaller development
that retains some of the uses and characteristics of previous concepts could be very appropriate for the site.

R

Gardner PUD Site

SITE INFORMATION

Address: 77 Taylor Blvd

Zoning: Urbanizing Residential
Ownership: Public, Huerfano County
Parcel Number: 114271

Parcel Size: 29.2 Acres

Suitability: 6 out of 10 (Medium)

Water: Within Gardner Public Improvement District

Wastewater: Within Gardner Public Improvement
District

2024 County FLUM Designation: Wellness Hub
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Site Strengths Site Constraints
County-owned property, adjacent to Ray Aguirre +  Likely barriers to obtaining fire insurance in Gardner
Community Center + May need to demonstrate adequate demand for
Community support for the development housing, absorption to secure funding for construction
Gardner Community Economic Development & + Concerns regarding ingress/egress to the site —
lllustrative Mixed Use Master Plan developed in 2023 current plans only show one point of access from CR
outlines the housing development planned for this 633
parcel + Current plans do not designate a specific location for
Urbanizing Residential zoning is opportune for high- the coop. The Huerfano Community Corporation has
density housing; current PUD application for more ordered the building that will serve as the Co-op on the
allowable density Community Center parcel.

The current location of the public bathroom in front of
the community center may limit new uses and ingress/
egress options for that area

Existing electrical lines impact helicopter flight patterns

Stakeholder Feedback
Stakeholders have expressed interest in siting housing

on locations like this one, which is contiguous to the
Gardener village area. Stakeholders have expressed

support for existing plans for this area. Stakeholders in
Gardner have also expressed enthusiasm for creating
opportunities for students and community members to
participate in the construction process and learn how
to build their own homes.

Gardner PUD Site looking north
Gardner PUD
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Preliminary Site Concept
Please see the Gardner Master Plan for further information on the Relevant
community-supported site concepts. The Core Values for the development .
SITE POTENTIAL nityrsupp . P , P Community
of the site as articulated in that plan are as follows: Goals
Projected Unit Potential: 15-20 : d ¢or all other eff - _
units to start. Consider STRs to . Cfreatedsynergy and support for all other efforts in the community
fund affordable units. of Gardner. . . Housing for
2. Preserve the fabric of the community of Gardner. Community-Serving
Projected Unit Types: studio/1 3. Invest in affordable housing options that provide space for current Professionals
BR, 2 BR and 3 BR units; rental and future residents and service providers for the community of L
and ownership Gardner. \\f{
. 4. Help bring the infrastructure changes & upgrades necessary so Specialized Housi
Potential Income Targets: b >rind . J i~ . " pig'f‘ \I/ﬁneraoblf:mg
: : . that the community of Gardner can meet its future: including :
Mixed-income with affordable . . . . Populations
. . 5 housing, economic development, recreation, securing water,
units priced at 40-80% AMI. . L . .
! growing local food, providing fuel, electric car charging & shared
*Note that Huerfano County’s median . .
_ ! transit, connecting the area through broadband and upgraded _,
income is $45,724, but that area . . )
T (AM) s likel library services. Adaptive Reuse &
median Incom | | n O . - o . H HH
: SR e A 5. Building a local sustainable resilient economy so that it is easier for Sustainability
inaccurate measure of the true cost of . . .
i o o people to make a living and support themselves and their families. ittt
ng In Gardner, chn transportation . . .
PRI SRS pote The future of the community of Gardner requires a solution that <>
costs are high due to distance from enables a space for people to build an economic base
jobs and services. According to the P peop ) (E:conom|thIéa|ITYf§[(
. . . mmun n
2022 Gardner Master Plan, only 25% of JESICEO{ENTFZ 1Ty ommunrty Benet

Gardner residents work full time with

earnings.

Relevant Stakeholders: Gardner
Main Street Board, Gardner
Valley School

As shown in the illustrative concepts below from the 2023 Gardner

Community Economic Development & lllustrative Mixed Use Master Plan, the 28-acre site is
envisioned to include a mix of mixed-use (live-work) units, housing, commercial/industrial
uses, and a coop in addition to the existing uses of the rodeo grounds and community center.
The helipad currently on this property will remain. Access to the site will be through the County
Road, not the state highway.

Gardner PUD

120



https://huerfano.us/request-for-qualifications-housing-and-mixed-use-development-partner/

Innovative Housing Opportunities Plan

Gardner Community
Economic Development &
Mixed Use Master Plan

The following images from the Gardner Master Plan
illustrate the potential buildout and program as described
in that plan.
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Preliminary Site Concept

Phased Approach to Development

Due to Gardner's limited population and employment opportunities,
it may be challenging to justify the level of development currently
planned for Gardner in the 2023 Master Plan. This IHOP recommends
a phased approach to development that begins with 15-20 units in
a mixed-income development. If this development is successfully
“absorbed” (e.g., all units are purchased), then further development
could be justified. If this occurs, adding incubator spaces for new
businesses/commercial uses and live/work units could help create
a critical mass of density and activity on the site that helps sustain
the development and Gardner community.

Community Housing & Economic Opportunities

Gardner currently has no rental housing. This project represents
an opportunity to provide a substantial level of new rental housing
within Gardner. The Gardner Master Plan recommends pursuing
deed restrictions for community-serving professionals as part of this
development. The plan also recommends facilitating cooperative
business development as part of the mixed-use portion of the
development. See page X in 2024 Comprehensive Plan for further
information and recommendations related to cooperative business
models. The community could explore a cooperative ownership
model for the housing on the lot.

Additional economic opportunities for the site/the Gardner
community include arts businesses and makerspaces and hospitality.
Multipurpose spaces that can function as pop-up storefronts for
makers as well as event spaces/meeting spaces could be beneficial

87
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and well-utilized as a part of this site. Possible lodging
opportunities highlighted in the Main Street Plan include
a “tiny home hotel” and STRs. One possible development
pathway could use revenues from these units to offset the
construction and rents of permanent rental/ownership
units in the development.

Community Sustainability & Connectivity

The Gardner Master Plan identifies several methods of
ensuring the sustainability of construction, such as heat
pumps, pre-fabricated roofs, high-performance windows,
and water-wise xeriscaping (see page 49). The plan
also identifles ways to increase local food production,
including within the site. The development also has high
potential to increase walkability and active transportation
within Gardner. This is a critical consideration in Gardner,
where the median age of residents is 64.6 years old and
many residents lack personal vehicles. Sustainability
and eco-consciousness are very important values to the
Gardner community and should inform the development
of this site.

Connectivity to downtown Gardner from the site will be
important to the success of this project. There are current
plans for a multi-use path and bridge repairs that would
support this connectivity. Internal connectivity within the
site (sidewalks/paths) will be important for quality of life
for residents and visitors to the area.

Gardner PUD
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Innovative Housing Opportunities Plan

Recommended Development Pathway

1 Solicit development support and continue to gather a development team.
®  The County should work with developers procured through the recent RFP process to establish a path forward for the site.
Consult the Stakeholder Map to identify possible additional development partners. The process should follow a phased
approach to development, as outlined below and in the Gardner Main Street Master Plan.

2 Solicit support from potential employers for employee housing as a part of the site.

° The development team should contact local employers (e.g., CS Woods, Gardner Valley School) to understand local workforce
housing needs within Gardner specifically. Note: while employers may be interested in “reserving” a block of rooms for hospital
workers, this designation may inhibit the project from using certain state funding sources. The state cannot allocate funds for
the development of housing for a particular private employer.

3 Investigate fire insurance or adequate alternatives.

° Due to Gardner's distance from emergency services and location within the Wildland-Urban Interface, it may be extremely
challenging for the properties on the parcel to obtain necessary fire insurance following construction. The development team
should explore these insurance options. If the team exhausts all other options, the team should pursue coverage through
the Colorado FAIR program, which provides funding for homes that are unable to be covered through traditional insurance.
Collaborate with the Upper Huerfano Fire District, Huerfano County Emergency Services, and others on this phase as necessary.

4 Conduct a market feasibility study, finalize unit mix, and secure necessary financing.

® Conduct a market feasibility study to evaluate the demand for the potential units provided through the redevelopment. Use the
2023 HNA (and any other relevant data) to assess demographics, economic and market conditions, and housing preferences
to understand the viability of the proposed development. Determine the absorption rate, or the expected rate that the housing
units will be leased in a certain time period. Following this, determine the final unit mix and then secure a funding stack
using the suggested funding sources below. This market feasibility study should help determine the final number of units and
potential additional phases of construction. The Gardner Master Plan recommmends that the coop building be constructed prior
to affordable/attainable housing construction; this timeline may still make sense given available resources and community
priorities.
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Consider non-traditional methods of community development that could lead to increased community vibrancy and
affordability, such as cohousing or a housing coop.

In a rural setting like Gardner, where traditional housing options may be limited, cohousing and housing co-ops offer an
alternative that prioritizes community well-being and sustainability. These models foster a sense of community and encourage
the sharing of resources. In a cohousing setup, residents actively participate in the design and management of their community,
fostering strong social connections and a sense of belonging. This model encourages shared spaces and resources (i.e.,
shared kitchens, common spaces), promoting collaboration and mutual support among neighbors. Similarly, housing co-ops
empower residents to collectively own and govern their housing, ensuring affordability and stability. By pooling resources and
sharing responsibilities, residents can reduce housing costs and maintain control over their living environment.

The design for individual units should consider these models, which align well with Gardner’s values and community character.

Design and construct horizontal infrastructure.

With at least some level of funding secured, the development team should design and construct horizontal infrastructure
for the site (see Phase 1 in Gardner Master Plan). The development team may decide to limit the scope of the horizontal
infrastructure to just the initial phase of the project or complete additional horizontal infrastructure for future phases of the
project.

Finalize site plan and design.

The project team should finalize the site plan and design for Phase 1, using professional assistance from a developer and
designer. Ensure that the final site plan meets the requirements of local building codes and grant requirements. Review the
final site plan for compliance with this document and the 2024 County Comprehensive Plan. Pursue a PUD if required by
County zoning.

Begin and complete construction.

There is some community interest in getting the community involved in the construction process, particularly through some
sort of training program for students. The Gardner community is very tight-knit and community-oriented, and they are interest
in amenities created by and for the community. Use the Stakeholder Map to identify possible partners in this endeavor.
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9.

Place deed restrictions on some or all of the homes.
Ideally, use a regional housing authority or regional housing non-profit to establish and manage these deed restrictions.
Consult the Stakeholder Map to identify possible managers of deed restrictions, including Total Concept or Neighborworks.

10.

Identify property manager or management company.
The development team identifies a management entity to maintain the units and assist with managing leases. This could be

the developer and/or the same manager of the deed restrictions.

Relevant Funding Sources

Funding Source

Applicability

Notes

LITHC

LIHTC can be used for a portion of a project,
often combined with other funding sources to
finance different unit types in a project.

See HUD income limits information for 2024
here. Only applicable up to 80% AMI.

Colorado Housing Investment

Fund (CHIF)

Can be used as gap financing or as short-
term loans available for new construction and
rehabilitation

Equity partnerships with local

employers/institutions

Involves  partnership  between  relevant

stakeholders

Possible partners include Gardner Valley School
and CS Woods; could include sweat equity

HOME Investment
Partnerships

Can be used for rental housing rehabilitation
and construction

Not applicable for units for purchase

Community Development
Block Grants (CDBG)

Intended for use on rehabilitation of public
facilities, elimination of blight

Could be applicable to infrastructure and

recreational facilities on site

Gardner PUD
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Relevant Funding Sources Continued

Funding Source

Applicability

Notes

Colorado FAIR Program

Could be a critical method of ensuring fire
insurance if traditional insurance methods fail

The applicant must show that traditional
insurance alternatives have been exhausted

Colorado Heat Pump Tax
Credits

For a heat pump that serves more than one unit
in a multifamily building, a registered contractor
may claim one tax credit for each unit served by
that heat pump.

Tax credits are $1,500 per unit served, and
contractors must provide one-third of the total
tax credit amount to the customer at the time
of installation. In the Gardner Master Plan, heat
pumps are referenced as a preferred element of
sustainable construction in the new units.

Colorado Health Foundation

Affordable housing funding available through
grants and impact investing partnership

Funding is administered on an invitation-only
basis, projects can inquire to the foundation
if they think they might qualify. This funding
may be especially applicable to help kickstart a
construction trades training program that could
help the Gardner community and Huerfano
County students getinvolved and learn important
construction skills.

Division of Housing
Transformational Housing
Loan Fund

Low-interest  flexible, and  below-market
financing for projects serving extremely low
income to middle income individuals and
families
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Case Study: Two Rivers Commons
Salida, Colorado

The Chaffee Housing Trust's Two Rivers Commons in Salida, Colorado, is a prime example of rural affordable housing
that integrates mixed-income units and sustainable development. Completed in 2020, the project offers 20 units catering
to a range of income levels, ensuring economic diversity and inclusivity. The development incorporates energy-efficient
designs, solar panels, water conservation measures, and sustainable materials, aligning with environmental stewardship
goals.

This initiative not only provides affordable
housing but also promotes community
cohesion through shared green spaces

and proximity to public transportation. By
leveraging federal grants, state funding, and
local partnerships, the Chaffee Housing
Trust overcame funding challenges and
engaged the community to address concerns
and incorporate feedback. The success of
Two Rivers Commons sets a precedent for
expanding affordable and sustainable housing
in rural Colorado.

Two Rivers Salida
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County Site #3: Former Black Knight / T i tatue: Inactiee
Spanish Peaks Inn

Located immediately to the south of Highway 160 between Walsenburg and La Veta, this former motel was built in the 1970s.
According to county assessor’s data, the motel had 36 bedrooms, a pool, a pool building, and an office. In January 2023 the pool
building caught fire and the motel closed. The motel has sat empty since the fire and is currently owned by a hotel group LLC, a
representative of which stated their intention to redevelop the property into a motel again.

Black Knight / Spanish Peaks Inn

SITE INFORMATION

Address: 22808 Hwy 160 West
Zoning: Commercial - Service
Ownership: Private

Parcel Number: 33275

Parcel Size: 5 Acres

Suitability: 7 out of 10 (Medium)

Water: Connected to Walsenburg Municipal Water

Wastewater: Unknown

2024 County FLUM Designation: Wellness Hub
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Site Strengths Site Constraints

Opportune location in the wellness hub, close to the
two largest employers (Chae Organics and SPRHC)
and Lathrop State Park.

Zoned Commercial — Service, which allows the highest

amount of residential density

Connected to municipal water and sewer

Existing left turn lane on the highway

Proximity to a privately owned pond/water feature

Fire damage on motel and pool house

Stakeholder Feedback

There is interest in demolishing the existing structures

and building housing on this site due to its proximity
to the Spanish Peaks Regional Health Center, Chae
Organics, and Lathrop State Park.

Black Knight / Spanish Peaks Inn

Privately owned by a hotel group which is looking

to redevelop the site into another hotel. Little
demonstrated interest in affordable housing

Would require demolition of existing structures

Not walkable or bikeable from either Walsenburg or La
Veta — requires personal vehicle transportation

Side view of former motel
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Preliminary Site Concept

SITE POTENTIAL

Projected Unit Potential: 20 - 30

Projected Unit Types: Long-term
rental units, potential for short-
term units.

Potential Income Targets:

Middle-income rental units (80 -
100% AMI)

Relevant Stakeholders:
Property owner group, City of
Walsenburg, Huerfano County,
nearby employers (Chae
Organics, SPRHC)

Adaptive Reuse Potential

Workforce Housing

As this property is located near the two largest employers, Chae
Organics and the Spanish Peaks Regional Health Center, this site would
be prime for middle-income, employee housing. Due to its location
between Walsenburg and La Veta and the necessity of personal vehicle
transportation, this site wouldn't be as appropriate for low- to very-low
income households who may not have personal vehicles and may need
access to supportive services typically located in downtown areas.

Overnight Accommodations

There are few hotels in Huerfano County, none of which are close to
the Spanish Peaks Regional Health Center or Lathrop State Park. This
property and the Rio Cucharas Inn used to serve hospital visitors,
however neither are currently functional. This property could also have
an overnight rental component through the rehabilitation of the existing
motel or construction of new motel or hotel units. These overnight
accommodations would create a diverse funding system to support the
development and maintenance of the affordable housing units.

2024

Relevant
Community
Goals

£03

Housing for
Community-Serving
Professionals

k1

Adaptive Reuse &
Sustainability

trirctet

aa»

Economic Vitality &
Community Benefit

Due to the structural fire in the pool house in 2023 and several years of vacancy, it is unclear whether the existing motel building
is salvageable. If there is opportunity for adaptive reuse, the motel building could be converted into studio, one- or two-bedroom
housing units, or maintained as a motel and new construction of long-term dwelling units could take place on the southeast corner
of the property. If the motel building is unsalvageable, the existing structures could be demolished and new housing developed, with

an option for overnight rentals as well.
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Black Knight / Spanish Peaks Inn

Recommended Development Pathway

1.

Secure the land for affordable housing development
Work with current landowners to either develop an affordable housing concept as part of the property revitalization, or work
with the landowners to sell the property to the county or an affordable housing developer.

2.

Establish a development team

Depending on the eventual landowner and developer for this project, a development team should be assembled to include
expertise in project management, real estate development, architecture, engineering, construction, financing, market analysis,
legal implications, and community engagement. This team can be small or large, as one person may have expertise in many
of these topics. Consult the Stakeholder Map.

Determine structural integrity of building and potential for rehabilitation.

The development team should conduct a series of studies and assessments to determine if the building is structurally sound,
beginning with a visual inspection and materials testing (testing of existing building materials to assess their condition). Retain
a structural engineer to conduct a structural engineering assessment of the building and/or non-destructive testing (NDT)
that can help identify structural defects. Consider the building’s proximity to potential natural hazards and conduct a sail
assessment to determine if the building's foundation is adequately supported.

Investigate any historic significance of the site.
Consult historic registers and local historical documents to determine if the site holds any historic significance and could be
eligible for historic preservation tax credits.

Determine feasibility of project components, including infrastructure.

Following Steps 3and 4, determinethefeasibility of the overall project and its various components. What structuralimprovements
are needed? Will it be possible to convert any portion of the building, or will all built structures need to be demolished? What
unit mix will be possible? What is the state of the existing water and wastewater infrastructure?
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Conduct a market feasibility study, finalize unit mix, and secure necessary financing.

Conduct a market feasibility study to evaluate the demand for the potential units provided through the development of the
site. Use the 2023 HNA (and any other relevant data) to assess demographics, economic and market conditions, and housing
preferences to understand the viability of the proposed development. Determine the absorption rate, or the expected rate that
the housing units will be leased in a certain time period. Following this, determine the final unit mix and then secure a funding
stack using the suggested funding sources below.

Negotiate a master lease with SPRHC, Chae Organics, or any other area employers

As a way to reduce risk associated with the development, the housing developer can negotiate and sign a master or block lease
with area employers to rent one or more units to the employer, who then provides those housing units for their employees.
This guarantees that a certain portion of the units will indeed be rented, and thereby reducing the risk of financial losses for
the developer. Regardless of the master lease, the employees will have to meet the qualifications of the housing covenants,
which is most commonly income restrictions based on Area Median Income and determined by the funding used in the
development. Verify that none of the funding sources identified in Step 7 preclude the use of a master lease to help finance
the development.

Mitigate fire damage and address other structural issues identified in Step 3.

If redevelopment of any part of the structure is deemed appropriate, and with at least some level of funding secured, the
development team should next mitigate fire damage on the structure and address preliminary physical improvements to
the structure and site. Ensure that improvements to the structure and property are compliant with relevant building codes
adopted by Huerfano County, as well as any grant requirements for any funding obtained for the project.

Finalize site plan and design.

The project team should finalize the site plan and design, using professional assistance from a developer and designer. Ensure
that the final site plan meets the requirements of local building codes and grant requirements. Review the final site plan for
compliance with this document and the 2024 County Comprehensive Plan. Pursue a PUD if required by County zoning.

10.

Begin and complete construction.
Either rehabilitate and redevelop the existing motel units as long-term or short-term rental units, or demolish the existing
structures and construct new housing units and optional short-term rental units as well.
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Black Knight / Spanish Peaks Inn

1 1 Place deed restrictions on the homes (or a portion of the homes).
° ldeally, use a regional housing authority or regional housing non-profit to establish and manage these deed restrictions.
Consult the Stakeholder Map to identify possible managers of deed restrictions, including Total Concept or Neighborworks.

1 2 Identify property manager or management company.
° The development team identifies a management entity to maintain the units and assist with managing leases. This could be
the same manager of the deed restrictions or a different party.

Relevant Funding Sources

Funding Source

Applicability

Notes

Colorado Middle Income Housing
Authority

For housing units serving 80 — 120% AMI

MIHA was established as a pilot program with
the authority to select up to 3,500 middle-
income units for bond financing using tax
exempt revenue bonds.

Colorado Housing Investment Fund

(CHIF)

Can be used as gap financing or as
short-term loans available for new
construction and rehabilitation

Division of Housing Transformational
Housing Loan Fund

Low-interest flexible, and below-market
financing for projects serving extremely
low income to middle income individuals
and families
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Funding Source

Applicability

Notes

Community Services Block Grant

Grants to alleviate the causes and
conditions of poverty in communities,
can include housing projects

The South Central Council of Governments is
the eligible entity for Huerfano County.

CHFA Housing Opportunities Fund

Up to S$1 million in gap financing

Can be used for non-housing credit projects

CHFA Sizeable Multifamily Affordable

Risk Share Tool

$3-S6 million insured

financing

in  permanent

Can be used for non-housing credit projects

Colorado Health Foundation

Affordable housing funding available
through grants and impact investing
partnership

Funding is administered on an invitation-only
basis, projects can inquire to the foundation if
they think they might qualify.

FHLBank Topeka

Grant-based funding, maximum subsidy
per unit: $75,000, $150,000 per project

Neighborworks SC is an alternate to receive
a nearly $1 million grant for downpayment
assistance

USDA Rural Development

Multifamily housing direct loans, loan
guarantees

Specific AMI requirements based on loan type
or loan guarantee

Colorado Heat Pump Tax Credits

For a heat pump that serves more than
one unit in a multifamily building, a
registered contractor may claim one tax
credit for each unit served by that heat

pump.

Tax credits are $1,500 per unit served, and
contractors must provide one-third of the
total tax credit amount to the customer at the
time of installation.
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Case Study

Timberview Apartments
Trinidad, Colorado

Located in Trinidad, the Timberview
Apartments have 8 one-bedroom units at
80% AMI, 4 one-bedroom units at 120% AMI,
2 two-bedroom units at 80% AMI, and 10
two-bedroom units at 120% AMI, for a total
of 24 units. This apartment complex’s aimis
to supply affordable housing for Trinidad's
'missing middle" or workforce income group
of individuals and families. This project was
developed by JRA Real Estate.

Photo: DOLA
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County Site #4: Former Youth Camp Tier 3: High Site Limitations

Planning Status: Inactive

This site is a large parcel adjacent to the Spanish Peaks Regional Health Center and across from Lathrop State Park. The parcel
is currently owned by the City of Walsenburg; negotiations to transfer the building to the SPRHC have not yet been finalized. The
buildings on the site were used as part of residential youth camp which was in operation until YEAR; the facilities include a large
commercial kitchen. The SPRHC is currently in the midst of a strategic planning process that sets goals and objectives for the
facility for the next 10 years and guides expansion efforts during that time. The hospital is attempting to update its facilities and
services to address the changing demographics and medical needs of the county. For example, the hospital's Community Health
Needs Assessment highlights an increasing need to address diabetes in the community. For this reason, the hospital is interested in
creating a Wellness Center on the current youth camp site with wellness classes, such as classes on preparing healthy meals. The
hospital recently had a survey done on the property. Huerfano County Economic Development has planned to use a portion of a
recent EPA grant to facilitate future housing on the site.

y

Former Youth Cam / &

SITE INFORMATION

Address: 223500 US-160

| A

Zoning: Commercial - Service
Ownership: City of Walsenburg
Parcel Number: None

Parcel Size: 19 Acres

Suitability: 5 out of 10 (Medium)

Water: Connected to Walsenburg Municipal Water

Wastewater: Unknown

2024 County FLUM Designation: Wellness Hub
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Site Strengths

-

Connected to municipal water and sewer.

Located in the “Wellness Hub" area on the County
Comp Plan Future Land Use Map; this area is intended
to accommodate new housing, new walking paths
and other transportation improvements, and wellness-
oriented uses.

If the hospital acquires the land, they would be
interested in selling the front lot abutting the highway,
which could be used to develop housing.

Hospital maintains the grounds in this area, many of
the buildings would be somewhat easily rehabilitated
for office/facility use, and potentially as housing.

The site is currently well-utilized as a place for hospital
workers, patients, and their families to walk for fresh air
and exercise.

Youth Camp Dormitories

Youth Camp

Site Constraints

There are issues with the current water system,

no currently operating fire hydrant or water on the
property.

Some competing priorities for this site that need to be
resolved, between the Hospital wanting to use it for
facility expansion and others seeking to redevelop the
site as housing alone

Currently zoned agricultural, would need to be rezoned
to enable new housing development.

Not in a walkable location, requires personal vehicle
to reach the grocery store, schools, and services other
than the hospital. The layout of current walking paths
connecting the Youth Camp to the hospital area is
considered unsafe. A bridge or other method of safe
crossing will be critical to link new residents of the
Youth Camp parcel to Lathrop State Park. Bus services
to connect residents to nearby municipalities will also
be essential.

New state energy guidelines dictate that any building
over 50K sf must meet state energy guidelines; the
hospital is currently at 64K and is factoring this
requirement into the strategic plan for expansion

The kitchen building needs new boilers — this is a
potential an extremely large expense.
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Potential Income Targets: HUD-
defined public housing income
limits - 102% AMI.

Relevant Stakeholders:

Walsenburg Housing Authority,
City of Walsenburg, Huerfano
County Economic Development

103

supportive services who may not have personal vehicles and may need
access to supportive services typically located in downtown areas.

The hospital has a current housing need of at least 15 “tour-of-duty”
rooms. 40% of hospital staff live outside of Huerfano County and drive
to the hospital for a 2-3 day “tour of duty” shift and then go home. These
workers currently stay at a hotel in Walsenburg; if they had access
to workforce housing, these employees may decide to relocate to
Huerfano County full-time and Walsenburg hotels could accommodate
visitors, supporting a tourism economy in Walsenburg.

The need for senior housing is well-defined in Huerfano County’'s most
recent Housing Needs Assessment. While there are some notable
drawbacks to the location of the Youth Camp for senior housing (e.g.,
distance from services aside from hospital, car-dependent area), there
are also some compelling upsides (e.g., proximity to Lathrop State Park
and wellness services to be offered at the Youth Camp).

2024
Youth Camp
Preliminary Site Concept
Workforce Housing & Senior Living
SITE POTENTIAL This property is located adjacent to the Spanish Peaks Regional Health Relevant
Center, making it a prime location for middle-income employee housing Community
Projected Unit Potential: 15 as well as senior housing/assisted living for veterans. Due to its location Goals
units between Walsenburg and La Veta and the necessity of personal vehicle ﬂ
Projected Unit Types: 1-2 f[ransporta’uon, this site wouldn't be ag appropriate forllc.)w to very.Iow
. income households and households in need of transitional housing/ Housing for
bedroom rental units

Community-Serving
Professionals

e
Specialized Housing

for Vulnerable
Populations

k1

Adaptive Reuse &
Sustainability

ittt

"o

Economic Vitality &
Community Benefit
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Preliminary Site Concept

Renewable Energy & Sustainability

As a commercial facility of a certain size, the hospital is required
to reduce all energy consumption per Colorado state regulations.
Acquisition of the Youth Camp would be subject to these energy
efficiency standards. This requirement could make the property
eligible for renewable energy funding opportunities that could
facilitate adaptive reuse and new construction projects on the site. If
the hospital acquired the property and sold the area adjacent to the
Highway 160, any development on that parcel would not be subject
to those standards.

Adaptive Reuse Potential

As described in the Site Background above, the hospital's plans for
reuse of the Youth Camp structures mostly pertains to moving billing
operations to the Youth Camp and reviving the commercial kitchen
to support wellness classes geared towards treating and preventing
diabetes. With these planned uses, there may be limited room and
opportunity for adaptive reuse to residential units in existing buildings.
There may be opportunities for new structures within the existing
Youth Camp complex, as well as on the portion of the parcel closest
to the highway, an area that could be subdivided into its own parcel.

Expansion Potential

City of Walsenburg also owns 80 acres of property abutting this
property to the east. If the City proves to be a willing partner in
developing this property for affordable housing or other supportive
uses (including recreational trails), this area could also be included in
overall site development.

Youth Camp

Stakeholder Feedback

There is substantial interest in developing this parcel
into housing. The hospital has included this parcel
in their master plan and is interested in moving
billing and other services to the Youth Camp site.
The hospital and other stakeholders have expressed

interest in new housing development on the portion of
the parcel closest to the highway. Other stakeholders
have expressed interest in transitional housing and/or
housing for individuals with substance use disorder,
as well as veterans’ housing. Since 40% of hospital
employees live outside of Huerfano County, the
hospital is also interested in housing opportunities
that could serve their workforce and their families.
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Recommended Development Pathway

1.

Secure the land for affordable housing development.
Work with City of Walsenburg and SPRHC to either develop an affordable housing concept as part of the property revitalization,
or work with the landowners to sell the property to the county or an affordable housing developer.

2.

Establish a development team.

Depending on the eventual landowner and developer for this project, a development team should be assembled to include
expertise in project management, real estate development, architecture, engineering, construction, financing, market analysis,
legal implications, and community engagement. This team can be small or large, as one person may have expertise in many
of these topics. Consult the Stakeholder Map.

Determine structural integrity of building and potential for rehabilitation.

The development team should conduct a series of studies and assessments to determine if the building is structurally sound,
beginning with a visual inspection and materials testing (testing of existing building materials to assess their condition). Retain
a structural engineer to conduct a structural engineering assessment of the building and/or non-destructive testing (NDT)
that can help identify structural defects. Consider the building’s proximity to potential natural hazards and conduct a sail
assessment to determine if the building's foundation is adequately supported.

Determine feasibility of project components, including infrastructure.

Following Steps 2 and 3, determine the feasibility of the overall project and its various components. What structuralimprovements
are needed? Will it be possible to convert any portion of the building. Will any structures need to be demolished? What unit mix
will be possible? What is the state of the existing water and wastewater infrastructure?

Conduct a market feasibility study, finalize unit mix, and secure necessary financing.

Conduct a market feasibility study to evaluate the demand for the potential units provided through the development of the
site. Use the 2023 HNA (and any other relevant data) to assess demographics, economic and market conditions, and housing
preferences to understand the viability of the proposed development. Determine the absorption rate, or the expected rate that
the housing units will be leased in a certain time period. Following this, determine the final unit mix and then secure a funding
stack using the suggested funding sources below.
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Recommended Development Pathway

6.

Negotiate a master lease with SPRHC, Chae Organics, or any other area employers

As away to reduce risk associated with the development, the housing developer can negotiate and sign a master or block lease
with area employers to rent one or more units to the employer, who then provides those housing units for their employees.
This guarantees that a certain portion of the units will indeed be rented, and thereby reducing the risk of financial losses for
the developer. Regardless of the master lease, the employees will have to meet the qualifications of the housing covenants,
which is most commonly income restrictions based on Area Median Income and determined by the funding used in the
development. Verify that none of the funding sources identified in Step 7 preclude the use of a master lease to help finance
the development.

Address structural issues identified in Step 3.

If redevelopment of any part of the campus is deemed appropriate, and with at least some level of funding secured, the
development team should next mitigate damage and structural issues and address preliminary physical improvements to
the structure and site. Ensure that improvements to the structure and property are compliant with relevant building codes
adopted by Huerfano County, as well as any grant requirements for any funding obtained for the project.

Finalize site plan and design.

The project team should finalize the site plan and design for both the adaptive reuse and new-build portions of the project,
using professional assistance from a developer and designer. Ensure that the final site plan meets the requirements of
local building codes and grant requirements. Review the final site plan for compliance with this document and the 2024
County Comprehensive Plan. Pursue a PUD if required by County zoning. In particular, ensure that the site plan emphasizes
pedestrian connectivity within the site, as well as to the hospital and state park, if feasible.

Begin and complete construction.
Rehabilitate existing structures and construct new units on the site as outlined by the site plan.

10.

Identify property manager or management company.

The development team identifiles a management entity to maintain the units and assist with managing leases. There could be
one manager or two managers; if transitional housing or veteran’'s housing is planned for the site, a manager that specializes
in that type of housing may be best.
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Funding Source

Applicability

Notes

Colorado Middle Income Housing
Authority

For housing units serving 80 — 120% AMI

MIHA was established as a pilot program with
the authority to select up to 3,500 middle-
income units for bond financing using tax
exempt revenue bonds.

Colorado Housing Investment Fund

(CHIF)

Can be used as gap financing or as
short-term loans available for new
construction and rehabilitation

Division of Housing Transformational

Housing Loan Fund

Low-interest flexible, and below-market
financing for projects serving extremely
low income to middle income individuals
and families

Community Services Block Grant

Grants to alleviate the causes and
conditions of poverty in communities,
can include housing projects

The South Central Council of Governments is
the eligible entity for Huerfano County.

CHFA Housing Opportunities Fund

Up to $1 million in gap financing

Can be used for non-housing credit projects

CHFA Sizeable Multifamily Affordable

Risk Share Tool

$3-S6 million insured

financing

in  permanent

Can be used for non-housing credit projects

Colorado Health Foundation

Affordable housing funding available
through grants and impact investing
partnership

Funding is administered on an invitation-only
basis, projects can inquire to the foundation if
they think they might qualify.
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Relevant Funding Sources

Funding Source

Applicability

Notes

FHLBank Topeka

Grant-based funding, maximum subsidy
per unit: $75,000, $150,000 per project

Neighborworks SC is an alternate to receive
a nearly ST million grant for downpayment
assistance

USDA Rural Development

Multifamily housing direct loans, loan
guarantees

Specific AMI requirements based on loan type
or loan guarantee

Colorado Heat Pump Tax Credits

For a heat pump that serves more than
one unit in a multifamily building, a
registered contractor may claim one tax
credit for each unit served by that heat

pump.

Tax credits are $1,500 per unit served, and
contractors must provide one-third of the
total tax credit amount to the customer at the
time of installation.

Equity partnerships with local
employers

Involves partnership between relevant
stakeholders

HOME Investment Partnerships

Can be wused for rental
rehabilitation and construction

housing

Rural Development Water & Waste
Disposal Loan & Grant Program

Could be beneficial for establishing new
waste system

Youth Camp
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Case Study
Rendezvous

Montrose, Colorado
Developer: Volunteers of America (VOA) National Services

Rendezvous will serve older adults ages 55 and older
in Montrose and will involve both preservation and new
construction. Residents will have access to health, wellness,
and financial services, volunteering opportunities, group
meals, grocery delivery, and other services coordinated by a
parttime services coordinator and VOA Colorado's Montrose
campus. The site is adjacent to a bus stop, near a healthcare
services center and the Montrose Senior Center, and
proximate to a grocery store, pharmacy, bank, healthcare,
and shopping opportunities. The Montrose County Housing
Authority will provide eight project-based vouchers. The
new construction portion of the development will use an all-
electric-ready design.

52 Units: 28 One-bedroom; 24 Two-bedroom

9 units @ 30% AMI; 5 units @ 40% AMI; 14 units @ 50%
AMI; 24 units @ 60% AMI

State Credit Awarded: $1,100,000

Federal 4 Percent Credit Awarded: $958,961

Pavilion Gardens, a similar development also managed by VOA in Montrose

Youth Camp|

144




Item 1c.

Innovative Housing Opportunities Plan

Walsenburg Site #1: Spruce and Sproul e v
Property

This undeveloped property is located on the northeast side of Walsenburg, on the corner of W Spruce Street and N Sproul Ave. This
property was acquired by the Walsenburg Housing Authority in 2020 as part of an effort to transition from managing fifteen single-
family affordable rental homes throughout the city to developing a multi-family affordable housing rental complex. The Housing
Authority has worked extensively with the US Department of Housing and Urban Development (HUD) to enable this transition and
has secured funding for the multi-family development through the sale of the fifteen single family homes, which raised approximately

S3 million . The Housing Authority has preliminary design renderings but has not formalized architectural or engineering designs or
contracted with a developer or other technical professionals.

SITE INFORMATION O Spruce and Sproul Property

Address: W Spruce St and N Sproul Ave

Zoning: R-1 Low Density Residential

Ownership: Public - Walsenburg Housing Authority
Parcel Number: 4251010

Parcel Size: 1.3 acres, approx 57,000 sf
Suitability: 10 out of 10 (High)

Water: Within municipal boundaries, no existing
water infrastructure.

= i

Wastewater: Within municipal boundaries, no
existing wastewater infrastructure. Some concerns
about infrastructure capacity in this area.
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Site Strengths Site Constraints
Owned by the Walsenburg Housing Authority, which + Only low density is permitted by the current zone (R-1).
has the funding to develop 15 new multi-family units. + Potential issues with sewer infrastructure in this area.
High suitability score. + Triangular lot configuration restricts building envelope.
No demolition or remediation of the site is needed. +  Property acreage is below the required lot area for a

PUD in Walsenburg (10 acres).

HUD regulations require the same square footage
as the original single-family homes managed by the
housing authority.

View of the property facing south

Stakeholder Feedback

The Walsenburg Housing Authority has a preliminary

concept for the site. Other stakeholders did not have
any feedback on this site.

View of the property facing north
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Preliminary Site Concept

SITE POTENTIAL

Projected Unit Potential: 15
units

Projected Unit Types: 1-2
bedroom rental units

Potential Income Targets: HUD-
defined public housing income
limits - 102% AMI.

Relevant Stakeholders:

Walsenburg Housing Authority,
City of Walsenburg, Huerfano
County Economic Development

Spruce and Sproul Property

Relevant Community Goals

£0]

Housing for
Community-Serving

>

Economic Vitality
& Community

Professionals Benefit

The Housing Authority has identified
a need for smaller 1-2 bedroom rental
units, which is supported by the
findings of the 2023 Huerfano County
Housing Needs Assessment. Due to
this, all fifteen units are projected to be
1-2 bedroom units.

The Housing Authority has developed
preliminary design renderings for this
property.

Preliminary layout of property, Walsenburg Housing Authority
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Development Considerations

Property Rezone

This parcel is currently zoned R-1, which allows a maximum density of a triplex per minimum lot size of 12,000 sq ft. Duplexes are
permitted on a minimum lot size of 9,000 sq ft. To effectively accommodate fifteen multi-family units, it will be necessary for the
Walsenburg Housing Authority to pursue a rezoning of the property to either the R-2 or C-1 districts. The R-2 district will likely be
more suitable, as it is more representative of the neighborhood character and surrounding R-1 properties, however both R-2 and C-1
permit multi-family residential development, including row houses, townhouses, apartments, condominiums, and other forms of
multi-family housing units at a maximum density of 16 units per acre.

The rezoning policy is outlined in Section 16-3-320 of the Walsenburg Municipal Code. While there is no future land use map for the
City of Walsenburg to guide rezone requests, their policy requires that the applicant demonstrates clear and convincing evidence that
the rezoning is necessary because of one or more of the following reasons:

1. Theland to be rezoned was zoned in error and as presently zoned is inconsistent with the policies and goals of the Comprehensive Plan.

2. The area for which rezoning is requested has changed or is changing to such a degree that it is in the public interest to encourage a
redevelopment of the area or a new approach to development.

3. The proposed rezoning is necessary in order to provide land for a community-related use which was not anticipated at the time of the
adoption of the Comprehensive Plan, and such rezoning will be consistent with the policies and goals of the Comprehensive Plan.

4. The area for which rezoning is requested has unusual and particular suitability to a certain use not permitted under its present zoning
classification.

Section 16-3-340 outlines the rezone request procedure, which must go before the Planning Commission for a public hearing, upon
which the Planning Commission will make a recommendation to the City Council for resolution.

If a rezone is unsuccessful or non-feasible, it could be possible to subdivide the lot into four, five, or six lots with either a duplex
or triplex on each lot, in conformance with the provisions of the R-1 zoning district. This may prove to be challenging due to the
nontraditional lot shape. Not all 15 units may fit on the property, but it would be a method of developing the property without needing
a rezone. Because of these obstacles, it may be worth pursuing a variance to facilitate the development of affordable housing on this
project site.

113 Spruce and Sproul Property
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Wastewater Infrastructure

While this property is located within the municipal boundaries and
within the Walsenburg water and sewer districts, there is some
concern about wastewater infrastructure capacity in this area of the
city. It willbe necessary for the Walsenburg Housing Authority to clarify
the water and wastewater hookup process and system capacity with
the Walsenburg Public Works director as part of the due diligence
process before the plans for the development have been solidified.
State and federal funding may be an option to help pay for the cost of
any infrastructure upgrades needed for this development.

Spruce and Sproul property, aerial view
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Relevant Funding Sources
Funding Source Applicability Notes
Intended for use on rehabilitation of public
facilities, elimination of blight. Example |Could be applicable to infrastructure

Community Development Block

Grants (CDBG)

projects include sewer and water systems and
must benefit primarily low to moderate income
people.

improvements, including water and sewer for
this property.

HOME Investment Partnership
Program

Can be used for rental housing rehabilitation
and construction

IHOI Incentives Grant Program

Grants for local governments to develop one or
more affordable housing developments in their
community that are livable, vibrant, and driven
by community benefits.

These incentive grants can help cover tap
fees, infrastructure, parks/playgrounds and
other needs and amenities that support the
affordable housing project.
Local government must adopt three DOLA
IHOP strategies to qualify.

Colorado Heat Pump Tax
Credits

For a heat pump that serves more than one
unit in a multifamily building, a registered
contractor may claim one tax credit for each
unit served by that heat pump.

Tax credits are $1,500 per unit served, and
contractors must provide one-third of the total
tax credit amount to the customer at the time
of installation.

FHLBank Topeka

Grant-based funding, maximum subsidy per
unit: $75,000, $150,000 per project

Neighborworks SC is an alternate to receive
a nearly ST million grant for downpayment
assistance
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Case Study: Leadville/Lake County Housing Authority

Triangle Lots
Leadyville/Lake County, CO

The Leadville Lake County Housing Authority
is in the process of developing affordable
housing to serve the local workforce. In 2022,
using a DOLA Technical Assistance Grant,
LLCHA hired a consultant team to assess
three publicly owned potential study areas, '
including five individual sites, for affordable
housing and to develop feasible designs for
development. The designs developed through
this analysis took into consideration the sites”
challenging lot triangular configurations and
other constraints.

'E""*'“" A BE aROLP |

Leadville/Lake County
Affordable Housing
¥ Site A

Following this study, the LLCHA received a S1

million grant from DOLA in 2023 to fund infrastructure costs for three of the sites, and in 2024, received $850,000
from the US Department of Housing and Urban Development for additional horizontal infrastructure improvements.
It is estimated that approximately 31 residential units could be supported by two of the county-owned sites, while
the third site's capacity hasn't been determined yet. There will be a combination of deed-restricted ownership and
rental units for Lake County residents.
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Walsenburg Site #2: Former Football Field e oere St Lmtetons

Planning Status: Inactive

This vacant lot was once a football field for the Walsenburg School District. The current Spanish Peaks Library, which is adjacent
to the property, was a former school in the Walsenburg School district. The football field was purchased by a private LLC in 2021,
which voiced intentions of developing housing on the property. Adjacent to the property is the SCCOG Early Learning Center and the
Huerfano Masonic Cemetery. Some football field infrastructure remains, including overhead lighting.

There is an irrigation ditch that runs along the west side of the property and has historically placed the property within the floodplain.
FEMA updates to the Walsenburg floodplain maps indicate that

. . b R
this property may no longer be part of the floodplain, however .

, Former Football Field
the draft maps have not yet been finalized.

SITE INFORMATION

Address: 415 Walsen Ave, West Spruce St.
Zoning: A-O Agricultural-Open

Ownership: Private .
Huerfano Masonic
Parcel Number: 38541 Cemetery
Parcel Size: 3 acres, approx 129,400 sf
Suitability: 10 out of 10 (High)

Water: Within municipal boundaries, no existing water
infrastructure

Wastewater: Within municipal boundaries, no existing water
infrastructure.

T
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Site Strengths

High suitability, barring current mapping of floodplain.
Close proximity to community resources, such as the
Spanish Peaks Library, the SCCOG Preschool, and the
Walsenburg High School.

No need for existing structure demolition.

The property owner is interested in developing
affordable housing or selling the property for affordable
housing development.

The center of the property is very flat, negating the
need for substantial grading.

. _1.‘|- o 1: "

r football field, looking north towards library

Former Football Field

Site Constraints

Currently in floodplain due to irrigation ditch on the
west side of the property, FEMA flood maps may be
updated soon.

State funding will not be available to any property in the
floodplain, even if buildings are raised above base flood
elevation level.

Currently zoned as Agricultural, property would need

to be rezoned to allow for higher density residential
development.

Steep slopes on the eastern side of the property
constrain development.

Potential access issues; ideally the property would be
accessed from the northern side of the parcel along
the current fence line

Need to take down fence line on northern side of the
parcel; the owner of this fence is unknown

Stakeholder Feedback

Support for development if floodplain map concerns are

addressed due to property owner support of affordable
housing development and opportune location.
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Preliminary Site Concept

SITE POTENTIAL

Projected Unit Potential: 15 - 20

Projected Unit Types:
Transitional, supportive, and/or
multigenerational housing

Potential Income Targets: Low-
Income (80% AMI or lower

Relevant Stakeholders:
Property owner group, City of
Walsenburg, Spanish Peaks
Library District, Crossroads
Turning Points, Spark the
Change Colorado.

Floodplain

Transitional or Permanent Supportive Housing

This three-acre site has high potential for transitional or permanent
supportive housing due to its central location and excellent proximity
to community resources. There is a demonstrated need for transitional
and supportive housing to help Walsenburg and Huerfano County
residents struggling with homelessness or substance use disorders, as
the nearest transitional and supportive housing services are located in
Pueblo and Trinidad. If developed as transitional or supportive housing,
the property could accommodate commmunity outdoor spaces and other
amenities.

Specialized Housing Opportunities

While there is the highest need for transitional or supportive housing
services, this site would also be a prime location for senior housing
services, or traditional affordable housing units. This could be
multigenerational housing that includes units for seniors but also
families. This site’'s proximity to essential services could also make it a
suitable location for housing for individuals with disabilities.

2024

Relevant
Community
Goals

7%
Specialized Housing

for Vulnerable
Populations

k1

Adaptive Reuse &
Sustainability

triviet

>

Economic Vitality &
Community Benefit

The results of the FEMA floodplain remapping will have a large impact on the type of development possible on this property. If the
property remains in the floodplain, it is unlikely that it will qualify for state affordable housing funding, even if the base elevation is
raised to an appropriate level above the floodplain. If this is the case, other private funding opportunities must be pursued. Homes
to the south of the property have engineered the irrigation ditch with raised banks to allow for safe residential development adjacent

to the ditch.
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Irrigation ditch on northwest side of property

Irrigation ditch on northwest side of property Neighboring property’s irrigation ditch infrastructure
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Recommended Development Pathway

1.

Determine FEMA floodplain status

It is estimated that the FEMA floodplain remapping project will be completed by 2025. Once this remapping is completed, it
will be determined whether or not this property is within the floodplain. The following development pathway assumes that the
property will not be within the floodplain.

Establish landowner involvement

The current landowner has voiced interest in either developing the property as affordable housing or selling the property to an
affordable housing developer. Work with the property owner to determine if they will be involved in the development team or if
they will sell the property.

Establish a development team

Depending on the eventual landowner and developer for this project, a development team should be assembled to include
expertise in project management, real estate development, architecture, engineering, construction, financing, market analysis,
legal implications, and community engagement. If the project is to have an element of transitional, supportive, or senior housing,
it will be necessary to involve area nonprofits and service providers such as Crossroads Turning Points and Spark the Change
Colorado. This development team can be small or large, as one person may have expertise in many of these topics. Consult
the Stakeholder Map.

Pursue a rezone of the property

The property is currently zoned A-O, which only permits very low residential density. The property should be rezoned to either
R-2 or C-1 to allow for multi-family dwellings at a maximum density of 16 units/acre. The rezoning policy is outlined in Section
16-3-320 of the Walsenburg Municipal Code.
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5 Conduct a market feasibility study, finalize unit mix, and secure necessary financing

°  Conduct a market feasibility study to evaluate the demand for the potential units provided through the development of the
site. Use the 2023 HNA (and any other relevant data) to assess demographics, economic and market conditions, and housing
preferences to understand the viability of the proposed development. Determine the absorption rate, or the expected rate that
the housing units will be leased in a certain time period. Following this, determine the final unit mix and then secure a funding
stack using the suggested funding sources below. If this project is to have an element of transitional, supportive, or senior
housing, work with providers of these specific services throughout this feasibility study and in securing funding. Determine a
program or property management agency.

6 Finalize site plan and design
°  The project team should finalize the site plan and design, using professional assistance from a developer and designer.
Ensure that the final site plan meets the requirements of local building codes and grant requirements. Review the final site
plan for compliance with this document and the Walsenburg General Plan.

7 Begin and complete construction
®  The use of sustainable building materials and practices is encouraged during the construction of the housing units.

8 Place deed restrictions on the homes
® ldeally, use a regional housing authority or regional housing non-profit to establish and manage these deed restrictions.
Consult the Stakeholder Map to identify possible managers of deed restrictions, including Total Concept or Neighborworks.
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Funding Source

Applicability

Notes

Colorado Health Foundation —
Supporting Coloradans in Recovery

Through Non-Clinical Programs

Funding is provided to support individuals with
mental health and/or substance use challenges
in accessing culturally responsive non-clinical
support services close to home that will make
recovery possible.

Applicants may request a grant of up to
$150,000 over two years. Applicant must
be a nonprofit, government organization, or
partnered with a nonprofit fiscal sponsor.

DOLA Creation of Supportive
Housing

This program is designed to increase the
production of Supportive Housing (SH), also
known as Permanent Supportive Housing (PSH),
for extremely low-income people experiencing
homelessness with complex barriers to housing
stability.

This RFA has variable deadlines based on
type of application.

This program works in tandem with other
DOH funding programs.

LIHTC can be used for a portion of a project,
often combined with other funding sources to
finance different unit types in a project.

See HUD income limits information for
2024 here. Only applicable up to 80% AMI.
LIHTC projects are administered by CHFA
in Colorado.

Colorado Health Foundation -
Affordable Housing

Affordable housing funding available through
grants and impact investing partnership

Funding is administered on an invitation-
only basis, projects can inquire to the
foundation if they think they might qualify.

Colorado Housing Investment Fund

(CHIF)

Can be used as gap financing or as short-
term loans available for new construction and
rehabilitation

Division of Housing
Transformational Housing Loan
Fund

Low-interest flexible, and below-market financing
for projects serving extremely low income to
middle income individuals and families.

123

Former Football Field 158



https://coloradohealth.org/funding-opportunities/funding-opportunity-supporting-coloradans-recovery-through-non-clinical
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Innovative Housing Opportunities Plan

Item 1c.

Relevant Funding Sources Continued

Funding Source

Applicability

Notes

Community Services Block Grant

Grants to alleviate the causes and conditions
of poverty in communities, can include housing
projects

The South Central Council of Governments
is the eligible entity for Huerfano County.

CHFA Multifamily Lending

Programsinclude Sizeable Multifamily Affordable
Risk Share Tool (SMART), Small Multifamily
Permanent Loan (SIMPLE), Construction and
Permanent Affordable Bond Loan (CAPABLE),
and Partnership-to-Perm Affordable Bond Loan
(PAIRABLE)

Some lending options require the
participation in certain tax credit programs
(4% or 9% LIHTC)

CHFA Housing Opportunities Fund

Up to S$1 million in gap financing,

Canbeused for non-housing credit projects

FHLBank Topeka

Grant-based funding, maximum subsidy per
unit: $75,000, $150,000 per project

Neighborworks SCis an alternate toreceive
a nearly $1 million grant for downpayment
assistance

USDA Rural Development

Multifamily housing directloans,loan guarantees

Specific AMI requirements based on loan
type or loan guarantee

Colorado Heat Pump Tax Credits

For a heat pump that serves more than one unit
in a multifamily building, a registered contractor
may claim one tax credit for each unit served by
that heat pump.

Tax credits are $1,500 per unit served, and
contractors must provide one-third of the
total tax credit amount to the customer at
the time of installation.

Former Football Field

124 |,



https://dlg.colorado.gov/community-services-block-grant-csbg
https://www.chfainfo.com/
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https://www.fhlbtopeka.com/ahp
https://www.rd.usda.gov/programs-services/multi-family-housing-programs
https://energyoffice.colorado.gov/hptc
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Case Study

Espero Apartments
Durango, Colorado

SW Housing Solutions is a nonprofit based in Southwest
Colorado and serving Archuleta, Dolores, La Plata,
Montezuma, and San Juan counties. This organization
works to construct affordable housing for seniors, families,
and persons with disabilities including rental apartments
and single-family homes.

Housing Solutions, in partnership with Blue Line
Development, constructed the Espero Apartments in 2021.
This development is located in the City of Durango and
consists of 40 1-bedroom apartments for people who are
moving from homelessness, are low-income, and have a
disabling condition.

Project Funding:
9% Low-Income Housing Tax Credits awarded by CHFA
Grant Funding through the Colorado Division of Housing
Land donation by the City of Durango

Housing Solutions also operates two other housing
developments which provide affordable rental homes and
senior housing units.

2024

SW Housing Solutions
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Walsenburg Site #3: St. Mary’s School Tier 3: High Site Limitations

Planning Status: Inactive

This school was part of the St. Mary Church Complex, all of which was constructed during the late 1800's and early 1900's. It is
estimated that the first part of the school was constructed in 1912, with the west wing addition constructed in 1922, and the east wing
added in 1926. The school has two stories of classrooms with a raised basement. Each level of the school contains approximately
16,300 square feet. The school opened in 1913 and elementary through high school students were taught by religious Sisters, who
lived in the convent behind the school. The school closed in the 1970s and has been vacant since. Due to years of vacancy, the
structure is in considerable disrepair following a fire in the auditorium in the mid-1970s. Several sections of the roof have fallen in and
most windows were broken before being boarded up. In 2001, the school was nhominated to the Colorado State Register of Historic

Properties, full application available here.
St Mary’s School

®
L
W,

SITE INFORMATION

Address: Russell and East 7th Street
Zoning: C-2 Commercial-Community
Ownership: Private

Parcel Number: 162002

Parcel Size: 1.15 acres, approx 50,600 sf

Suitability: 10 out of 10 (High)

Water: Within municipal boundaries, infrastructure unknown.

Wastewater. Within municipal boundaries, infrastructure
unknown.
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2024
Site Strengths Site Constraints
High suitability score. - Listed on the State Register of Historic Places — would
Great walkability and location downtown. need to be rehabilitated rather than demolished.
Historic designation enables state and national historic + No functioning roof, very poor building condition.
tax credit funding. +  C-2 zoning designation does not allow for many

residential uses.

St. Mary's School street view from the south

Stakeholder Feedback

Stakeholder interest in rehabilitation of existing

buildings, additional interest in development on the
open land on property behind the school.

St. Mary’s School street view from the north

127 St. Mary'’s School
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Preliminary Site Concept

This site could be partially or completely rehabilitated to develop affordable, transitional, or
SITE POTENTIAL supportive housing. Due to its downtown location and proximity to resources, this site could be a
location for transitional, permanent supportive, or senior housing. Due to the size of the structure
and potential for development opportunity, this site could support a mix of unit types, including
Projected Unit Potential: Lower- larger unit types (e.g., 3 BR units).

Density Build-Out: 15 - 20 units;

The rehabilitation of this building will be intensive and expensive, but there is a community desire
Higher-Density Build-Out: 35 - 40 ¢ P /

to see this building used once more, and there is a need for transitional housing and senior

units. housing that is close to community services and amenities. This site could be an opportunity
. . to implement sustainable and innovative development practices, such as

Projected Unit Types: Long-term high-performance windows and energy-efficient lighting. Relevant

rental units, transitional housing, Community

senior housing. Goals

Potential Income Targets: Low-

Income (80% AMI or lower),
potential mix of incomes

N7
Specialized Housing

for Vulnerable
Populations

k1

Adaptive Reuse &
Sustainability

ettt

ST

Economic Vitality &
Community Benefit

Relevant Stakeholders: Property
owner, City of Walsenburg,
Walsenburg Housing Authority,
Spark the Change Colorado,
Crossroads Turning Points.

St. Mary’s School street view from the north
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Recommended Development Pathway

1.

Coordinate with current property owners
Work with current landowners to either develop an affordable housing concept as part of the property revitalization, or work
with the landowners to sell the property to the city, the county, or an affordable housing developer.

2.

Establish a development team

Depending on the eventual landowner and developer for this project, a development team should be assembled to include
expertise in project management, real estate development, architecture, engineering, construction, financing, market analysis,
legal implications, and community engagement. If the project is to have an element of transitional, supportive, or senior housing,
it will be necessary to involve area nonprofits and service providers such as Crossroads Turning Points and Spark the Change
Colorado. This development team can be small or large, as one person may have expertise in many of these topics. Consult
the Stakeholder Map.

Determine structural integrity of building and potential for rehabilitation

The development team should conduct a series of studies and assessments to determine if the building is structurally sound,
beginning with a visual inspection and materials testing (testing of existing building materials to assess their condition). Retain
a structural engineer to conduct a structural engineering assessment of the building and/or non-destructive testing (NDT)
that can help identify structural defects. Consider the building’s proximity to potential natural hazards and conduct a sail
assessment to determine if the building's foundation is adequately supported.

Determine State Historic Register requirements

Work with the State Historic Preservation Office (SHPO) to understand the requirements for property rehabilitation and/or
partial or complete demoalition in the event that parts or the entire structure cannot be rehabilitated. Conduct analyses of the
cost of property rehabilitation, partial demolition, or complete demolition. While the goal is to rehabilitate this property, it will be
up to the development team, the City, and the SHPO to determine the course of action for this property.
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Pursue a rezone of the property

The property is currently zoned C-2, which only permits very low residential density. The property should be rezoned to either
R-2 or C-1 to allow for multi-family dwellings at a maximum density of 16 units/acre. The rezoning policy is outlined in Section
16-3-320 of the Walsenburg Municipal Code.

Conduct Structural, Environmental, Mechanical, and Electrical Assessments

Conduct a market feasibility study to evaluate the demand for the potential units provided through the development of the
site. Use the 2023 HNA (and any other relevant data) to assess demographics, economic and market conditions, and housing
preferences to understand the viability of the proposed development. Determine the absorption rate, or the expected rate that
the housing units will be leased in a certain time period. Following this, determine the final unit mix and then secure a funding
stack using the suggested funding sources below. If this project is to have an element of transitional, supportive, or senior
housing, work with providers of these specific services throughout this feasibility study and in securing funding. Determine a
program or property management agency.

Remediate hazardous substances and secure structure

Using a state or national Brownfields grant, remediate any asbestos and other hazardous substances in the building found
during environmental assessments. Reinforce structure and complete any other necessary rehabilitative construction before
developing housing units.

Conduct a market feasibility study, finalize unit mix, and secure necessary funding

Conduct a market feasibility study to evaluate the demand for the potential units provided through the redevelopment. Use the
2023 HNA (and any other relevant data) to assess demographics, economic and market conditions, and housing preferences
to understand the viability of the proposed development. Coordinate with local organizations about community needs,
especially if pursuing transitional, supportive, or senior housing. Reference the Stakeholder Map. Determine the absorption
rate, or the expected rate that the housing units will be leased in a certain time period. Following this, determine the final unit
mix and then secure a funding stack using the suggested funding sources below.

St. Mary's School 130
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9.

Finalize site plan and design
The project team should finalize the site plan and design, using professional assistance from a developer and designer.

Ensure that the final site plan meets the requirements of local building codes, grant requirements, and the State Historic
Preservation Office. Review the final site plan for compliance with this document and the Walsenburg General Plan.

10.

Begin and complete construction
The use of sustainable building materials and practices is encouraged during the construction of the housing units.

1 Place deed restrictions on some or all homes
° Ideally, use a regional housing authority or regional housing non-profit to establish and manage these deed restrictions.
Consult the Stakeholder Map to identify possible managers of deed restrictions, including Total Concept or Neighborworks.

Relevant Funding Sources

Funding Source

Applicability

Notes

Community Services Block
Grant

Grants to alleviate the causes and conditions
of poverty in communities, can include housing
projects

The South Central Council of Governments is
the eligible entity for Huerfano County.

Colorado Brownfields Program

Contaminated properties can participate in the
Voluntary Cleanup Program, which provides
both federal and state remedial plan approval
in one step. Banks will accept a "No Action
Determination’ letter from the program as
assurance that the state or the EPA won't order
a costly, conventional cleanup.

Assistance is in the form of environmental site
assessments, tax credits, revolving loans, and
grant funding. Applicant must be the property
owner.
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EPA Brownfields Program

revolvingloan fundgrantsavailableforproperties
contaminated with hazardous substances.

Funding Source Applicability Notes
Asbestos is a qualifying hazardous substance.
Assessment, cleanup, multipurpose, and | Note that this program has a finite amount of

annual funds it issues each year; apply early in
the year to increase the likelihood of receiving
funding.

Colorado Historic Tax Credits

Federal and state tax laws provide tax incentives
for historic preservation projects that follow
the Secretary of the Interior's Standards for
Rehabilitation. The amount of credit that can be
obtained is calculated as a percentage of the
overall rehabilitation costs associated with the
project.

Tax credits apply to building rehabilitation for
residential purposes.
History Colorado’'s Office of Archaeology and
Historic Preservation is the contact for tax credit
project applications.

Community Development
Block Grants (CDBG)

Intended for use on rehabilitation of public
facilities, elimination of blight. Example projects
include sewer and water systems and must
benefit primarily low to moderate income
people.

Could be applicable to infrastructure
improvements, including water and sewer for
this property.

Colorado Health Foundation

Affordable housing funding available through
grants and impact investing partnership

Funding is administered on an invitation-only
basis, projects can inquire to the foundation if
they think they might qualify.

FHLBank Topeka

Grant-based funding, maximum subsidy per
unit: $75,000, $150,000 per project

Neighborworks SC is an alternate to receive
a nearly ST million grant for downpayment
assistance

St. Mary's School
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2024

Funding Source

Applicability

Notes

IHOI Incentives Grant Program

Grants for local governments to develop one or
more affordable housing developments in their
community that are livable, vibrant, and driven
by community benefits.

These incentive grants can help cover tap fees,
infrastructure, parks/playgrounds and other
needs and amenities that support the affordable
housing project.

Local government must adopt at least three
DOLA IHOP strategies to qualify.

Colorado Health Foundation
— Supporting Coloradans

in Recovery Through Non-
Clinical Programs

Funding is provided to support individuals with
mental health and/or substance use challenges
in accessing culturally responsive non-clinical
support services close to home that will make
recovery possible.

Applicants may request a grant of upto $150,000
over two years. Applicant must be a nonprofit,
government organization, or partnered with a
nonprofit fiscal sponsor.

DOLA Creation of Supportive
Housing

This program is designed to increase the
production of Supportive Housing (SH), also
known as Permanent Supportive Housing (PSH),
for extremely low-income people experiencing
homelessness with complex barriers to housing
stability.

This RFA has variable deadlines based on type
of application.

This program works in tandem with other
DOH funding programs. Relevant if developing
supportive housing units.

LIHTC can be used for a portion of a project,
often combined with other funding sources to
finance different unit types in a project.

See HUD income limits information for 2024
here. Only applicable up to 80% AMI.

LIHTC projects are administered by CHFA in
Colorado.
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Boyd School

Alamosa, Colorado

— e
Collab Architecture

The San Luis Valley Housing Coalition is in the process
of rehabilitating and expanding the Boyd School site in
Alamosa, CO into an affordable housing development.
The scope includes the renovation of the 34,000 square
foot school facility to include 19 units which will vary
in size and type to accommodate single occupancy
to families. In addition to the renovation of the school
facility, there are 1.94 buildable acres that will be
transformed into 32 additional units and community-
centric site amenities.

Amenities include a playground, community garden, and
an amphitheater. There will also be an early childhood
education center, community gathering spaces, and
administrative offices housed within the existing facility.
View Floor Plans.

St. Mary's School

Pancratia Hall
Denver, Colorado
This project preserved

the historic  four-story
gothic-style Pancratia
Hall,  constructed in

1929, which had been
vacant since 2017, and
repurposed the building's
use for affordable housing. This building was a prior school
and dormitory building on the historic Loretto Heights college
campus. 74 units of affordable housing were developed for
families. Amenities include a community garden, computer
room, fitness center, picnic area, playground, storage lockers,
bike workshop, and a conference room. The site has excellent
access and frontage along an arterial street with a high volume
of passing traffic that provides good visibility.

Loretto Community

Project Funding
-+ $12,500,000 issuance of Private Activity Bonds

$8,225,000 permanent Partnership-to-Perm Affordable
Bond Loan (PAIRABLE) loan with a 40-year term
$600,000 CHFA Capital Magnet Fund (CMF) loan with a
17-year term
$150,000 CMF grant
Federal 4 percent Housing Tax Credits
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Walsen bu rg Site #4: FO rmer M otel Tier 2: Moderate Site Limitations

Planning Status: Inactive

Located on Highway 85, north of downtown Walsenburg and immediately off exit 52 on Interstate 25, this property was formerly a
Budget Host Motel with approximately 20 rooms. An office building is located on the property. Records show that this motel was
closed sometime between 2018 and 2021. County Assessor tax data indicate that the property was sold in 2019 and later in the year
filed a permit for and completed a building reroofing, although it is unclear if the office or the motel roof was redone. The property is
privately owned and has been vacant since closing.

SITE INFORMATION

Address: 553 US-85

Zoning: C-1 Commercial-Neighborhood & Tourist
Ownership: Private

Parcel Number: 23076

Parcel Size: 1.4 acres

Suitability: 7 out of 10 (High)

Water: Previously had water service for the Motel,
current infrastructure capacity and condition is
unclear

Wastewater: Previously had wastewater service
for the Motel, current infrastructure capacity and
condition is unclear.
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Site Strengths

Site Constraints

The motel structure is in decent condition.

+  An opportunity for adaptive reuse.
Within Walsenburg City Limits and very close to
Interstate 25.
Current zoning designation allows for multi-family
residential development.

Stakeholder Feedback

Interest in developing transitional housing at this site,

however it is not a highly walkable location.

Privately owned property with no indication of
redevelopment plans.

Disconnected from the primary downtown area

of Walsenburg, requiring personal vehicles for all
transportation.

Water and wastewater concerns in the northern area of
the city.

Connectivity issues — located on major highway, but
little to no pedestrian connectivity to Walsenburg. Car
transportation required.

Former Motel

Street view of former motel property
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Preliminary Site Concept

SITE POTENTIAL

Projected Unit Potential: 10 - 20
studio, 1 BR, or 2 BR units.

Projected Unit Types:
Transitional, supportive, or
traditionally affordable housing
units.

Potential Income Targets: Low
or very low-income households.

Relevant Stakeholders:
Huerfano County Health
Department, Crossroads Turning
Points, City of Walsenburg,
Huerfano County Economic
Development. the Change
Colorado.

137

This former motel could be rehabilitated to create small apartments,
either as traditional affordable housing or as transitional housing for
those who have experienced homelessness. Considerations would
have to be made with regard to resident transportation needs and
access to key services, as the vulnerable populations who often seek
transitional housing frequently do not have personal vehicles.

Aerial view of former motel property

2024

Relevant
Community
Goals

7%
Specialized Housing

for Vulnerable
Populations

k1

Adaptive Reuse &
Sustainability
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>
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Walsenburg Site #5: Former Washington T et e
School

This former elementary school, known as the Washington School, was originally constructed in 1936. While it is unclear when the
school ceased to operate in this location, the building has housed the Huerfano School District Re-1 Administrative Offices at least
since 2012, as well as the Colorado Workforce Center, more recently. This property is located on Russell Street in the downtown
Walsenburg area and has a playground to the east of the building, as well as an empty lot even further to the east of the playground.
The empty lot on the east side of the parcel is approximately 15,000 square feet.

SITE INFORMATION Former Washington School

A Bl ARBURE
M e Lol

Address: Russell and 5th St

Zoning: R-1 Low Density Residential
Ownership: Public - Walsenburg School District
Parcel Number: 60304

Parcel Size: 1.3 acres, 57,500 sf

Suitability: 10 out of 10 (High)

Water: Within city limits, access to municipal water
system.

Wastewater: Within city limits, access to municipal
wastewater system.
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Preliminary Site Concept

Relevant - "
SITE POTENTIAL Community | Stte Strengths
_— ——— — — — Goals
Projected Unit Potential: 3 - 6 units + High suitability score.
. . . » Downtown location with high walkability and
Prﬂj??ed':’mt Types: Triplex of townhomes, B proximity to services.
I miFEpaitments: Comnfﬁi;?yg_sgﬁvmg Publicly owned by the School District.
Potential Income Targets: Low- to middle- Professionals
income housing units for local workforce. ittt Site Constraints
Relevant Stakeholders: City of Walsenburg, ‘n . _ . ) .
Huerfano School District RE-1 Economic Vitality & +  Current zoning only permits residential density
Community Benefit up to a triplex.
No contact with the School District about plans
This property could be subdivided in order to make the empty lot on the for this parcel.
east side of the property into an independent parcel. This property could - Would likely require a subdivision and/or
then pursue a rezone to R-2 in order to allow for multi-family development rezoning of the property.

or maintain the R-1 zoning and develop a triplex. If ownership is maintained
by the school district, units could be developed specifically for teachers
and school staff, or the property could be sold to an affordable housing
developer to develop low- to middle-income housing units.

Stakeholder Feedback

Interest in vacant area to the east for affordable housing
development catered to local workforce.

Empty parcel to the east of Washington School
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Walsenburg Site #6: Former Polk Ave Hill T et e
School

This former school was originally built in 1935. After use of this school was discontinued, the building sat vacant until its sale in 2019,
at which point part of the building was partially remodeled to develop several loft apartments. The building is three stories tall, each
of which are 4,200 square feet. The building was sold again in 2022 and is now owned by a private LLC. The property was subdivided
into two lots, one of which has the former school, and the other is vacant. The vacant parcel is characterized by a steep slope. This
property was identified by Huerfano County Economic Development as a potential Opportunity Zone development site in 2021.

Th M L

SITE INFORMATION Former Polk Ave School
r'

Address: 126 North Polk Avenue
Zoning: R-1 Low Density Residential
Ownership: Private

Parcel Number: 45262, 45261

Parcel Size: Two parcels, 22,000 sf each
Suitability: 10 out of 10 (High)

Water: Within city limits, access to municipal water
system.

Wastewater: Within city limits, access to municipal
wastewater system.
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Site Strengths

Site Constraints

High suitability.

Central location, walking distance to many services and
institutions.

Opportunity for both adaptive reuse and new
construction.

Ability to connect to municipal water and sewer.

Polk Ave School view from the north
141

Steep slopes on vacant parcel, requiring additional
grading and infrastructure for new construction. Slope
differential of about 30 feet, north to south.

Privately owned properties with no publicly available
redevelopment goals or plans.

Former Polk Ave School
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Preliminary Site Concept

Further adaptive reuse of the school building structure could

SITE POTENTIAL yield a total of ten loft-style apartments if the property is Relevan.t
: : ] ] rezoned to R-2. It is unclear how many of these apartments Community

Projected Unit Potential: 16 units total have currently been developed. These loft-style apartments Goals

Projected Unit Types: 8 loft-style could be designated for middle-income households. On the ﬂ

apartments in the former school vacant parcel of land, up to eight units could be constructed,

building, 8 multi-family units of 1-2 assuming the property is rezoned to R-2, which allows for Housing for

bedrooms.

Potential Income Targets: Middle-
income households (former school
buildings), low or middle-income
households and senior residents (new

construction).

Relevant Stakeholders: City of
Walsenburg, Huerfano County
Economic Development, Walsenburg
Housing Authority.

Former Polk Ave School

multifamily residential development of up to 16 units/acre.
These new units could be for low-income households or
middle-income households, including senior residents.

If these properties are developed by the same developer,
the rent of the higher-end loft-style apartment could help to
subsidize the affordable units located on the other parcel.

Community-Serving
Professionals

ettt

>

Economic Vitality &
Community Benefit
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La Veta Site #1: Former School Campus Tier 1: Shovel-Ready Project

Planning Status: Active

The former La Veta High School was originally constructed in 1911, with several additions constructed over multiple decades, including
a gymnasium in 1936. The school underwent asbestos treatment in 2001 for all above-ground floors, and eventually closed in 2021
following the construction of a new La Veta High School. The school building has two floors of classrooms, and the gymnasium
is currently used by a local pickleball group in the winters. The property was purchased in 2021 by first-time developers hoping to
develop affordable housing units in the school but were unsuccessful. New developers currently have the property under contract,
pending the town-initiated rezone of the property.

SITE INFORMATION

School Campus

Address: 110 E Garland St
Zoning: R-1

Ownership: Private

Parcel Number: 62011

Parcel Size: 1.5 acres

Suitability: 7 out of 10 (High)

Water: 14 water taps have been allocated to this property
ERG R
Wastewater: On municipal wastewater system.
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Site Strengths Site Constraints

Was an operable school until 2021 and is still
structurally sound.

There is a new roof, windows, and heating system
Underwent asbestos treatment in 2001, basement may
not have been treated.

High suitability; central, downtown location.

Not currently on the national historic registry or in the
town’s historic district.

Approximately 14 water taps have already been
allocated to this site by the town.

Currently R-1 zoning district, must wait for town
process to rezone the entire block.

Concern that the property could be nominated to

the historic district at any point, adding additional
regulations, time, and costs.

Potential DOLA historic requirements based on
property age, distinct from historic district or national
registry status.

Interested developers have not closed on the property.
Property may need variances to the setbacks based on
7 ft side setback requirements.

Former La Veta High School street view

Stakeholder Feedback

Stakeholder interest in rehabilitation of existing

buildings, additional interest in development on the
open land on property behind the school.

Former La Veta High School aerial view

La Veta School Campus 144 .,
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Preliminary Site Concept

SITE POTENTIAL

Projected Unit Potential: 19 - 25 units

Projected Unit Types: Rental, ownership
condominiums, rent-to-own. Primarily studio
and 1 - 2 bedroom units

Potential Income Targets: Low to middle-
income

Relevant Stakeholders: Property owner,
Town of La Veta, Huerfano County
Economic Development, Total Concept.

School gymnasium, still used by the community
145

The developers that currently have the project under
contract have preliminary concepts for the property
with 19-25 units ranging from studio to three bedrooms
at a mixture of market rate and affordable price points,
with some rental and some condo units. Additional
commercial uses and community amenities can be
located in the other two buildings on the property. The
development team is highly committed to incorporating
sustainable construction practices into the development
process and design for the site. The prospective
property owners have recently signed an agreement
with Total Concept, an affordable housing development
and management non-profit to help develop housing on
this property.

Former classroom

2024

Relevant
Community
Goals

7%
Specialized Housing

for Vulnerable
Populations

b

Adaptive Reuse &
Sustainability

trictet

>

Economic Vitality &
Community Benefit

Rear access to the school property
La Veta School Campus
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Recommended Development Pathway

Complete property rezone

The Town of La Veta is in the process of undergoing a town-initiated rezone of the block in which the school property is located.
It is currently zoned R-1 which allows only low-density residential development. The town is considering rezoning the property
to either Neighborhood Commercial or Commmercial zoning, both of which permit multi-family housing developments.

Purchase of property
Upon rezone of the property, the interested developer group should complete the purchase of the property.

Establish a development team

A development team should be assembled to include expertise in project management, real estate development, architecture,
engineering, construction, financing, market analysis, legal implications, and community engagement. Consult the Stakeholder
Map as needed.

Conduct structural, environmental, mechanical, and electrical assessments

The development team should conduct a series of studies and assessments to ensure that the building is structurally sound and
identify necessary improvements. Retain a structural engineer to conduct a structural engineering assessment of the building
and/or non-destructive testing (NDT) that can help identify structural defects. Consider the building’s proximity to potential
natural hazards and conduct a soil assessment to determine if the building’s foundation is adequately supported. Assess any
necessary asbestos treatment needed in the building’s basement. Conduct assessments of the mechanical, plumbing, and
electrical systems in the building to understand the condition and improvements necessary to serve residential units.

Complete community engagement and market feasibility study

Understand the needs and desires of the community in terms of types of housing units, price points, community amenities.
Consult the Stakeholder Map. Building upon the community engagement, conduct a market feasibility study to evaluate the
demand for the potential units provided through the development of the site. Use the 2023 HNA (and any other relevant data) to
assess demographics, economic and market conditions, and housing preferences to understand the viability of the proposed
development. Determine the absorption rate, or the expected rate that the housing units will be leased in a certain time period.

La Veta School Campus 146
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Finalize unit mix, secure necessary financing
Based on the market feasibility study, determine the final unit mix. If more than fourteen units are proposed, negotiate
additional water tap purchases with the Town of La Veta. Secure a funding stack using the suggested funding sources below.

Finalize site plan and design

The project team should finalize the site plan and design, using professional assistance from a developer and designer.
Ensure that the final site plan meets the requirements of local building codes and grant requirements. If necessary, apply for
a side setback variance due to the gymnasium wall being located closer than seven feet from the property line. Review the
final site plan for compliance with this document and the La Veta General Plan.

Begin and complete construction.

Make any structural, mechanical, plumbing, or electrical system improvements. Complete redevelopment activities to create
housing units. The use of sustainable building materials and practices is encouraged during the construction of the housing
units.

Place deed restrictions on the homes (or a portion of the homes)
Due to the developer's agreement with Total Concept, the deed restrictions will likely be managed by this non-profit. Ensure
that the deed restrictions resulting from this development will count towards the Town's Proposition 123 commitment.

10.

Identify property manager or management company
The development team identifies a management entity to maintain the units and assist with managing leases. This could be
the same manager of the deed restrictions, Total Concept, or a different party.

11.

Develop commercial or community amenities

Upon completion of, or in tandem with the development of the housing units, the development team may also develop
commercial spaces or other community assets on the property. Unless necessary for the financial feasibility of the affordable
housing unit development, developers should prioritize the completion of housing units prior to additional amenities.
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Relevant Funding Sources

Funding Source

Applicability

Notes

Colorado Middle Income
Housing Authority

For housing units serving 80 = 120% AMI

MIHA was established as a pilot program with
the authority to select up to 3,500 middle-
income units for bond financing using tax
exempt revenue bonds.

Colorado Housing
Investment Fund (CHIF)

Canbeusedasgap financing oras short-termloans
available for new construction and rehabilitation

IHOI Incentives Grant

Grants for local governments to develop one or
more affordable housing developments in their

Grants can help cover tap fees, infrastructure,
parks/playgrounds and amenities.

Program community that are livable, vibrant, and driven by | Local government must adopt three DOLA
community benefits. IHOP strategies to qualify.
LIHTC can be used for a portion of a project, often ﬁgree HOUntl) |Qco|rizzbll|;nL|Jts tg]gg;n ,aAtl\ljl) ln for 2024
LITHC combined with other funding sources to finance Ny app P ° '

different unit types in a project.

LIHTC projects are administered by CHFA in
Colorado.

Colorado Affordable Housing

Tax Credit (State AHTC)

Often paired with 4% LIHTC, administered by CHFA.

Division of Housing
Transformational Housing
Loan Fund

Low-interest flexible, and below-market financing
for projects serving extremely low income to
middle income individuals and families

Community Services Block
Grant

Grants to alleviate the causes and conditions
of poverty in communities, can include housing
projects

The South Central Council of Governments is
the eligible entity for Huerfano County.

La Veta School Campus
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Relevant Funding Sources

Funding Source

Applicability

Notes

CHFA Multifamily Lending

Programs include Sizeable Multifamily Affordable
Risk Share Tool (SMART), Small Multifamily
Permanent Loan (SIMPLE), Construction and
Permanent Affordable Bond Loan (CAPABLE),
and Partnership-to-Perm Affordable Bond Loan
(PAIRABLE)

Some lending options require the participation
in certain tax credit programs (4% or 9% LIHTC)

CHFA Housing Opportunities

Fund

Up to $1 million in gap financing,

Can be used for non-housing credit projects

Colorado Health Foundation

- Affordable Housing

Affordable housing funding available through
grants and impact investing partnership

Funding is administered on an invitation-only
basis, projects can inquire to the foundation if
they think they might qualify.

FHLBank Topeka

Grant-based funding, maximum subsidy per unit:
$75,000, $150,000 per project

Neighborworks SC is an alternate to receive
a nearly S1 million grant for downpayment
assistance

USDA Rural Development

Multifamily housing direct loans, loan guarantees

Specific AMI requirements based on loan type
or loan guarantee

Colorado Heat Pump Tax
Credits

For a heat pump that serves more than one unit in
a multifamily building, a registered contractor may
claim one tax credit for each unit served by that
heat pump.

Tax credits are $1,500 per unit served, and
contractors must provide one-third of the total
tax credit amount to the customer at the time
of installation.
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Case Studies

Boyd School

Alamosa, Colorado

— e
Collab Architecture

The San Luis Valley Housing Coalition is in the process
of rehabilitating and expanding the Boyd School site in
Alamosa, CO into an affordable housing development.
The scope includes the renovation of the 34,000 square
foot school facility to include 19 units which will vary
in size and type to accommodate single occupancy
to families. In addition to the renovation of the school
facility, there are 1.94 buildable acres that will be
transformed into 32 additional units and community-
centric site amenities.

Amenities include a playground, community garden, and
an amphitheater. There will also be an early childhood
education center, community gathering spaces, and
administrative offices housed within the existing facility.
View Floor Plans.

La Veta School Campus

Pancratia Hall
Denver, Colorado
This project preserved

the historic  four-story
gothic-style Pancratia
Hall,  constructed in

1929, which had been
vacant since 2017, and
repurposed the building's
use for affordable housing. This building was a prior school
and dormitory building on the historic Loretto Heights college
campus. 74 units of affordable housing were developed for
families. Amenities include a community garden, computer
room, fitness center, picnic area, playground, storage lockers,
bike workshop, and a conference room. The site has excellent
access and frontage along an arterial street with a high volume
of passing traffic that provides good visibility.

Loretto Community

Project Funding
-+ $12,500,000 issuance of Private Activity Bonds

$8,225,000 permanent Partnership-to-Perm Affordable
Bond Loan (PAIRABLE) loan with a 40-year term
$600,000 CHFA Capital Magnet Fund (CMF) loan with a
17-year term
$150,000 CMF grant
Federal 4 percent Housing Tax Credits
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La Veta Site #2: Ballfield/Block 60 Tier 2: High Site Limitations

Planning Status: Active

The former La Veta ballfield site, also known as Block 60, is currently a prospective affordable housing site, with local stakeholders
planning for ~12 units on the site. The site, which is located less than % mile from Main St, is situated within an existing neighborhood
consisting primarily of single-family homes on small lots. Plans for the site envision the ballfield site as a close-knit development of
deed-restricted single-family homes that blends into the surrounding neighborhood. A river historically crossed the ballfield site before
it was rerouted by the railroad. As such, the site is located in a Special Flood Hazard Area (SPFA) and has a Flood Zone designation
of AE. This means the site has an estimated 1% chance of flooding annually and a 26% of flooding within a 30-year mortgage.

Former Ballfields

SITE INFORMATION

Address: E Field Ave and Birch St
Zoning: R-2

Ownership: Public - Town of La Veta
Parcel Number: 60281

Parcel Size: 2 acres

Suitability: 8 out of 10 (High)

Water: 1 tap (3/4 tap) allocated to concession stand

Wastewater: Municipal wastewater connection available.
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Site Strengths

Town interested in developing affordable housing

No demolition needed

R-2 zoning permits multi-family dwellings conditionally
Huerfano County Economic Development has a

CHFA technical grant that they are using to support
affordable housing development on this property

La Veta Ballfields

La Veta Ballfields

Site Constraints

Medium site constraints rating; this is likely due to the
property’s location in a flood-prone area. As such, the
site is located in a Special Flood Hazard Area (SPFA)
and has a Flood Zone designation of AE. This means
the site has an estimated 1% chance of flooding
annually and a 26% of flooding within a 30-year
mortgage. A new flood map (anticipated at the end of
2024) will determine whether elevation certificates will
be required for construction on the parcel. Currently in
the AE flood zone, would need an elevation certificate
for each property in order to develop.

There is a former ditch and vacated on the east side
of the parcel that will need to be addressed in future
development phases.

Owned by the town water utility, must be purchased for
~$625k in order to develop, town needs to reimburse
the enterprise fund.

Only one water tap allocated to the property — would
need to purchase several more at a high cost.

Stakeholder Feedback

Planning is underway for this site. Stakeholders are

highly interested in long-term or permanent deed-
restrictions for affordable housing development on
this site.
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Preliminary Site Concept

Town officials envision ~12 deed-restricted single-family homes on the site with
SITE POTENTIAL caps placed on home appreciation. Based on a review of current Town zoning, this
site is a prime candidate for a Planned Unit Development (PUD).

Projected Unit Potential: ~12 units
Town officials should also consider alternative options for the site, such as:

Projected Unit Types: SF homes for

purchase. Duplexes or ADUs could also - The inclusion of some market-rate units to improve the financial viability of the
be suitable for this site. project. This could be in addition to the 12 units or replace some of those units.
Potential Income Targets: Middle- Further analysis would be required to determine if these market-rate units could
income (100-120% AMI) or should be deed-restricted.

+ Aland lease structure for the property, in which residents own their homes but
Relevant Stakeholders: Town of La lease the land under them from the Town. This is one method of reducing the
Veta, Huerfano County Economic cost of purchasing a home for residents.
Development Corp, Neighborworks - Targeting a portion of the units as age-in-place units suitable for older adults;
Southern Colorado whilethe primary objective of the development of this siteistoincrease the supply

of workforce housing, there is also a strong need to provide housing options for
older adults in Huerfano County, which is aging rapidly as a community
The thoughtful retention of open space/green space on the property, such as

Relevant Community Goals a shared lawn in a cottage court-style development. This would help meet the
open space requirement of 25% of the PUD area, as specified in Town zoning.

ﬂ trtrtet Internal walking paths or shared use paths on the property would support the
a<»d shared use of and access through the site. Clustering parking in one or two areas

of the site could help minimize the space and presence of personal vehicles on

Housing for ) . ) _ .
the site, making the new neighborhood an ideal place to walk or bike.

Community-Serving
Professionals

Economic Vitality &
Community Benefit
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Preliminary Site Concept, continued

+ Creative site planning that intentionally mimics
or references the development pattern of
the surrounding neighborhood. For example,
a cottage court development consists of
small, single-family homes clustered around a
shared courtyard or common area, promoting
community interaction and efficient land use.

+ Interim use of the site as a location for temporary
residential uses for seasonal workers living
in camper vans or other similar vehicles. See
a current pilot program in Estes Park as an
example.

Cottage courts cluster residential development, leaving open space that community
members of all ages can use and enjoy. Photo: Missing Middle Housing.org
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Recommended Development Pathway

1.

Explore interim residential uses of the property.
The Town should consider permitting vehicle-based temporary workforce housing on the lot area to house seasonal workers
and construction crews employed in the area. See a current pilot program in Estes Park as an example.

2.

Determine if the site is a brownfield.

There are currently some questions about whether the site qualifies as a brownfield due to previous industrial activity in the
vicinity of the site. To determine if a site is a brownfield, begin with historical research and a site inspection to identify past
uses and visible signs of contamination. Perform a Phase | Environmental Site Assessment (ESA) for a preliminary evaluation.
If needed, conduct a Phase Il ESA involving sampling and laboratory analysis to confirm contamination. Evaluate the potential
health and environmental risks, consult with regulatory agencies, and document findings to confirm the site’'s brownfield status
and outline necessary remediation efforts.

Review updated flood hazard maps to assess risk to the site area.

There are current questions about the flood hazard designation for the site. A current effort to remap the Town of La Veta's
flood hazard areas will shed light on this issue. When these updated maps are available, review the site’s new designation and
determine whether costs of flood insurance or other requirements would make the provide financially unviable.

Issue an RFP to support the assembly of a development team.

An RFP process represents an excellent opportunity to state community priorities for the development of the parcel and find
suitable development partners for the project. The Town board should collectively draft an RFP that addresses the unique
needs of the site and the desired conditions of future development on the site. Provide opportunities for the La Veta community
to offer input on the RFP at a Town board meeting. Using the RFP, assemble a development team with expertise in mixed-
income developments, land leases, deed restrictions, water rights and allocation policy, brownfields, flooding and emergency
management, and affordable housing financing. Support continued involvement from Neighborworks Southern Colorado on
this site. Consult the Stakeholder Map to identify additional potential partners.
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d.

Secure infrastructure for the site.

Investigate and pursue a change of use of the current % tap for concessions on the site to a residential water tap. Investigate
and purchase additional water taps for the property in alignment with the proposed density for the parcel. Seek outside
funding to support the extension of water and sewer; DOLA may be a willing partner for this through an implementation grant.

Conduct Community Engagement and Market Feasibility Study.

Provide opportunities for the La Veta community to offer input on the direction of the development of the parcel; invite
the public to offer comments at a Town board meeting. Conduct a market feasibility study to evaluate the demand for the
potential units provided through the development of the site. Use the 2023 HNA (and any other relevant data) to assess
demographics, economic and market conditions, and housing preferences to understand the viability of the proposed
development. Determine the absorption rate, or the expected rate that the housing units will be leased in a certain time period.

Finalize unit mix, secure necessary financing; conduct outreach to local employers.

Based on the market feasibility study, determine the final unit mix. Finalize negotiations for additional water tap purchases
as necessary. Secure a funding stack using the suggested funding sources below, as well as additional applicable sources.
Determine if the inclusion of market-rate units and/or a land lease would be necessary for the financial viability of the project.
Conduct outreach to local employers to gauge their interest in financially supporting the project. While it may not be possible
to “reserve” units in the development for a specific employer because of stipulations of public funding sources, it may be
possible to target units for a certain income bracket that aligns with salaries offered by key employers in the area.

Finalize site plan and design, seek approval as a PUD.

The project team should finalize the site plan and design, using professional assistance from the development team. As
highlighted above, the site is a prime candidate for a PUD, as enabled in the La Veta zoning ordinance. To reduce costs for the
development team, the Town of La Veta should consider pre-approving or fast-tracking elements of the design, such as a site
plan. The development team and Town should ensure that the final site plan meets the requirements of local building codes
and grant requirements. Ensure that there is adequate flood hazard control on the site to satisfy local requirements for PUDs.
Likewise, ensure that all infrastructure has been secured prior to seeking approval for the PUD.
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9 Begin and complete construction
°  Develop the site to the specifications of the site plan and relevant building codes. The use of sustainable building materials
and practices is encouraged during construction.

1 0 Place deed restrictions on the homes.

° Ideally, use a regional housing authority or regional housing non-profit to establish and manage these deed restrictions. Apply
appreciation caps as a component of the deed restriction. When the current homeowner sells the property, the difference
between the capped sale price and the higher market value can be used to subsidize the cost for the next buyer. This helps
keep the home affordable for future purchasers by using the increased value to reduce their purchase price. Consult the
Stakeholder Map to identify possible managers of deed restrictions, such as Neighborworks.

1 1 Identify property manager or management company
° The development team should identify a management entity to maintain the units and assist with managing leases. This
could be the same manager of the deed restrictions or a different party.

1 2 Develop community amenities
° Upon completion of, or in tandem with the development of the housing units, the development team may also develop park
space or shared open spaces on the property. Unless necessary for the financial feasibility of the affordable housing unit
development, developers should prioritize the completion of housing units prior to additional amenities.
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Relevant Funding Sources

Note: The designation of the property on 2024 flood maps will likely affect the eligibility of this site for certain funding sources.
For example, the Division of Housing will not issue grant monies for any project located within a flood zone.

Funding Source

Applicability

Notes

Colorado Middle Income
Housing Authority

For housing units serving 80 — 120% AMI

MIHA was established as a pilot program with
the authority to select up to 3,500 middle-
income units for bond financing using tax
exempt revenue bonds.

Colorado Housing
Investment Fund (CHIF)

Canbeusedasgapfinancingoras short-termloans
available for new construction and rehabilitation

IHOI Incentives Grant
Program

Grants for local governments to develop one or
more affordable housing developments in their
community that are livable, vibrant, and driven by
community benefits.

Grants can help cover tap fees, infrastructure,
parks/playgrounds and amenities.

Local government must adopt three DOLA
IHOP strategies to qualify.

Colorado Affordable Housing

Tax Credit (State AHTC)

Often paired with 4% LIHTC, administered by CHFA.

Division of Housing
Transformational Housing
Loan Fund

Low-interest flexible, and below-market financing
for projects serving extremely low income to
middle income individuals and families

CHFA Small-Scale Housing
Technical Assistance

Supports access to an affordable housing
consultant and funding for projects for sale or for
rent that are less than 30 units.

A portion of this grant has already been applied
to this site; there may be opportunities to seek
further funding through this program.

La Veta Ballfields
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Relevant Funding Sources Cont.

Funding Source

Applicability

Notes

CHFA Housing Opportunities

Fund

Up to S$1 million in gap financing,

Can be used for non-housing credit projects

2024

Colorado Health Foundation

- Affordable Housing

Affordable housing funding available through
grants and impact investing partnership

Funding is administered on an invitation-only
basis, projects can inquire to the foundation if
they think they might qualify.

FHLBank Topeka

Grant-based funding, maximum subsidy per unit:
$75,000, $150,000 per project

Neighborworks SC is an alternate to receive
a nearly $1 million grant for downpayment
assistance

USDA Rural Development

Multifamily housing direct loans, loan guarantees

Specific AMI requirements based on loan type
or loan guarantee

Colorado Heat Pump Tax
Credits

For a heat pump that serves more than one unit in
a multifamily building, a registered contractor may
claim one tax credit for each unit served by that
heat pump.

Tax credits are $1,500 per unit served, and
contractors must provide one-third of the total
tax credit amount to the customer at the time
of installation.
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Case Studies
VBASE

Estes Park, Colorado

In response to the pressing housing challenges faced by the local workforce, the Town of
Estes Park, Colorado, introduced a pioneering pilot program called VBASE (Vehicle-Based
Accommodation for Seasonal Employees). This initiative, launched in 2024, allows qualified
employees to use RVs or similar vehicles as temporary dwelling units at their place of
employment. The program offers a viable alternative to traditional housing and aids local
businesses in meeting staffing demands. The program, while flexible, includes limitations to
ensure the health, safety, and welfare of the community. Businesses must obtain permits,
adhere to life-safety standards, and provide access to essential utilities. The one-year pilot aims
to demonstrate the potential benefits of such an approach in balancing community needs with
workforce support.

Lyons Valley Village

Lyons, Colorado

Lyons Valley Village in Lyons, Colorado, is a successful cottage court
development comprised of 18 small-footprint, energy-efficient cottages
ranging from 600 to 1,200 square feet, arranged around shared green
spaces. Featuring shared gardens, a community house, and sustainable
elements like solar panels and rainwater harvesting, the project addresses
affordable housing needs while maintaining a quaint, small-town feel in the
neighborhood. Despite initial challenges with zoning, infrastructure, and
community buy-in, developers worked with local authorities and residents
to create a supportive, close-knit community. The project stands as a model
for sustainable and community-focused development in rural areas.
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La Veta Site #3: Hoobler Property Tier 3: High Site Limitations

Planning Status: Inactive

The Hoobler property consists of 2.5 acres on the northeast side of the Town of La Veta, close to town limits. The property is located
at the corner of Moore Ave and Spruce St and is located adjacent to the Wahatoya Lake Reservoir and a farm. The current owners
have expressed interest in seeing the property developed as affordable housing. Due to its proximity to the Wahatoya Lake Reservaoir,
this property is located within a dam inundation area, presenting a hazard to potential residents.

SITE INFORMATION

Hoobler Property

Address: Corner of Moore Ave & Spruce St

rrrrr

Zoning: R-3 Medium Density. Allowed
density in base district: 1 unit per 7,000
square ft, additional 2,500 square ft
required for each additional unit.

Ownership: Private - Hoobler Family

Parcel Number: 11701

Parcel Size: 2.5 acres, including existing
home

Dam Inundation Map

Suitability: 8 out of 10 (High)

Water: 1 tap allocated to existing home

Wastewater: Connections available via
Moore St.
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Site Strengths

Landowner seeking to sell the property, interested in
affordable housing development.

Access along Moore St, which is a county road. The
road is paved up until the intersection with Spruce,
enabling easy access to the site.

Water and wastewater connections would be available
along Spruce St.

Zoned R-3, allows for higher density housing.

Located about 1 mile from La Veta High School, ideal
location for housing for teachers and school staff.

View of Hoobler property looking south

Hoobler Property

Site Constraints

Property location within the dam inundation area of the
Wahatoya Lake Reservoir.

Potential floodplain concerns; as with the Ballfield site,
these concerns may be addressed by current efforts
to remap floodplains in La Veta which will conclude in
2024.

Only one water tap currently allocated to the property,
assigned to the single family home on the property.
Would need to purchase additional taps for all
additional development.

The site itself would need water and wastewater
connections.

Property is currently owned privately; the Town of

La Veta would need to acquire the property prior to
affordable housing development.

Stakeholder Feedback

The landowner is reportedly interested in selling the

site to be developed as affordable housing; Town
representatives are supportive of the idea.
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Preliminary Site Concept

SITE POTENTIAL

Projected Unit Potential: ~10 units

Projected Unit Types: 5 duplexes
or two triplexes and two
duplexes, potentially provided as

manufactured housing

Potential Income Targets: Middle-
income (100-120% AMI)

Relevant Stakeholders: Landowner,
Town of La Veta, La Veta RE-2
School District

Relevant Community Goals

£0]

Housing for
Community-Serving
Professionals

it

@

Economic Vitality &
Community Benefit
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Hoobler Property

The Hoobler property is an ideal candidate for a Planned Unit Development (PUD)
providing deed-restricted workforce housing for the local community. Given the size
of the site, the PUD could comfortably provide ~10 homes, assuming that 0.25 acre
is carved out for the existing single-family home on the site. A PUD would also help
the development avoid setback constraints posed by the R3 district, enabling the
development to occur contiguously all on one lot. Because the underlying zoning district
permits a variety of housing types by right and by conditional use, several development
options exist for this site. The site could host 5 duplexes or two triplexes and two
duplexes.

The 2024 Huerfano County Hazard Mitigation Plan has identified the Hoobler
site’s location within a dam inundation area. This has contributed to the Hoobler
site’s ranking of Tier 3: High Site Constraints. The site has not been eliminated
for consideration for affordable housing construction because of the reported
willingness of the landowners to support affordable housing construction and other
strengths of the site. Any development team considering development on the site
must thoroughly analyze risks of hazards affecting the property. Development should
only be undertaken if adequate mitigation measures can be taken to minimize risk
to life and property. To view other potential sites, view the Suitability Analysis.

The Hoobler site would be a strong candidate for manufactured housing. Manufactured
housing is a cost-effective and efficient solution for affordable housing in rural areas
due to its lower construction costs and shorter building times compared to traditional
site-built homes. These homes are built to high quality and durability standards, offering
flexibility from single-family to multifamily units, and maximizing land use efficiency.

Hoobler Property
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Preliminary Site Concept, continued

Additionally, manufactured homes reduce infrastructure costs,
incorporate energy-efficient materials, and can be designed to blend
with local styles, making them a practical and sustainable option for

meeting diverse housing needs in rural communities.

Town officials should also consider alternative options for the site,

such as:

The inclusion of some market-rate units to improve the

financial viability of the project. Further analysis would be

required to determine if these market-rate units could or
should be deed-restricted.

A'land lease structure for the property, in which residents

own their homes but lease the land under them from the

Town. This is one method of reducing the cost of purchasing

a home for residents.

The thoughtful retention of open space/green space on the
property. This would help meet the open space requirement
of 25% of the PUD area, as specified in Town zoning. Internal
walking paths or shared use paths on the property would

support the shared use of and access through the site.
Clustering parking in one or two areas of the site could

help with the preservation of open space on the parcel. The
topography of the site may lend itself to clustered parking on

the east side of the parcel, near the existing home.

Hoobler Property

Shared parking arrangements can use space more effectively, leaving
adequate room for additional units on site. Photo: Chris Fuller, The
Housling Lab LLC
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Recommended Development Pathway

Complete transfer of ownership.
The Town of La Veta should complete the purchase/transfer of ownership of the parcel from the Hoobler family to the Town

itself.

Determine if the site is implicated as a flood hazard area.

There are current questions about the flood hazard designation for the site. A current effort to remap the Town of La Veta's
flood hazard areas will shed light on this issue. When these updated maps are available, review the site’s new designation and
determine whether costs of flood insurance or other requirements would make the provide financially unviable.

Issue an RFP to support the assembly of a development team.

An RFP process represents a key opportunity to state community priorities for the development of the parcel and find suitable
development partners for the project. The Town board should collectively draft an RFP that addresses the unique needs of the
site and the desired conditions of future development on the site. Provide opportunities for the La Veta community to offer
input on the RFP at a Town board meeting. Using the RFP, assemble a development team with expertise in manufactured
housing, mixed-income developments, land leases, deed restrictions, water rights and allocation policy, flooding and emergency
management, and affordable housing financing. Consult the Stakeholder Map to identify additional potential partners.

Secure infrastructure for the site.

Investigate and purchase additional water taps for the property in alignment with the proposed density for the parcel. Seek
outside funding to support the extension of water and sewer; DOLA may be a willing partner for this through an implementation
grant.

Conduct Community Engagement and Market Feasibility Study.

Provide opportunities for the La Veta community to offer input on the direction of the development of the parcel; invite the
public to offer comments at a Town board meeting. Conduct a market feasibility study to evaluate the demand for the potential
units provided through the development of the site. Use the 2023 HNA (and any other relevant data) to assess demographics,
economic and market conditions, and housing preferences to understand the viability of the proposed development. Determine
the absorption rate, or the expected rate that the housing units will be leased in a certain time period.
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6.

Finalize unit mix, secure necessary financing; conduct outreach to local employers.

Based on the market feasibility study, determine the final unit mix. Finalize negotiations for additional water tap purchases
as necessary. Secure a funding stack using the suggested funding sources below, as well as additional applicable sources.
Determine if the inclusion of market-rate units and/or a land lease would be necessary for the financial viability of the project.
Conduct outreach to local employers (e.g., La Veta School District RE-2). to gauge their interest in financially supporting or
otherwise supporting the project. While it may not be possible to “reserve” units in the development for a specific employer
because of stipulations of public funding sources, it may be possible to target units for a certain income bracket that aligns
with salaries offered by key employers in the area.

Finalize site plan and design, seek approval as a PUD.

The project team should finalize the site plan and design, using professional assistance from the development team. As
highlighted above, the site is a prime candidate for a PUD, as enabled in the La Veta zoning ordinance. To reduce costs
for the development team, the Town of La Veta should consider pre-approving or otherwise fast-tracking elements of the
design, such as a site plan. The development team and Town should ensure that the final site plan meets the requirements
of local building codes and grant requirements. Ensure that there is adequate flood hazard control on the site to satisfy local
requirements for PUDs. Likewise, ensure that all infrastructure has been secured prior to seeking approval for the PUD

Begin and complete construction
Develop the site to the specifications of the site plan and relevant building codes. The use of sustainable building materials
and practices is encouraged during construction.

Place deed restrictions on the homes.

Ideally, use a regional housing authority or regional housing non-profit to establish and manage deed restrictions on this
property. Apply appreciation caps as a component of the deed restriction. When the current homeowner sells the property,
the difference between the capped sale price and the higher market value can be used to subsidize the cost for the next
buyer. This helps keep the home affordable for future purchasers by using the increased value to reduce their purchase price.
Consult the Stakeholder Map to identify possible managers of deed restrictions, such as Neighborworks or Total Concept.

Hoobler Property 166
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Recommended Development Pathway

1 O Identify property manager or management company
* The development team should identify a management entity to maintain the units and assist with managing leases. This
could be the same manager of the deed restrictions or a different party.

Develop community amenities.

1 1 . Upon completion of, or in tandem with the development of the housing units, the development team may also develop park
space or shared open spaces on the property. Unless necessary for the financial feasibility of the affordable housing unit
development, developers should prioritize the completion of housing units prior to additional amenities.

Prop 123 Funding & Modular/Manufactured Homes

Gov. Polis and other state representatives have stated
that 2025 Prop 123 Funding will prioritize projects that
make use of modular and manufactured home building
technology. This is an important consideration for the
future development of this site and others within the
project area.

Prefabricated home rendering. Photo: Trailhead Homes
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Relevant Funding Sources

Note: The designation of the property on 2024 flood maps will likely affect the eligibility of this site for certain funding sources.
For example, the Division of Housing will not issue grant monies for any project located within a flood zone.

Funding Source

Applicability

Notes

Colorado Middle Income
Housing Authority

For housing units serving 80 — 120% AMI

MIHA was established as a pilot program with
the authority to select up to 3,500 middle-
income units for bond financing using tax
exempt revenue bonds.

Colorado Housing
Investment Fund (CHIF)

Canbeusedasgapfinancingorasshort-termloans
available for new construction and rehabilitation

IHOI Incentives Grant
Program

Grants for local governments to develop one or
more affordable housing developments in their
community that are livable, vibrant, and driven by
community benefits.

Grants can help cover tap fees, infrastructure,
parks/playgrounds and amenities.

Local government must adopt three DOLA
IHOP strategies to qualify.

Colorado Affordable Housing

Tax Credit (State AHTC)

Often paired with 4% LIHTC, administered by CHFA.

Division of Housing
Transformational Housing
Loan Fund

Low-interest flexible, and below-market financing
for projects serving extremely low income to
middle income individuals and families

CHFA Small-Scale Housing
Technical Assistance

Supports access to an affordable housing
consultant and funding for projects for sale or for
rent that are less than 30 units.

A portion of this grant has already been applied
to this site; there may be opportunities to seek

further funding through this program.

Hoobler Property
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Relevant Funding Sources

Funding Source

Applicability

Notes

2024

CHFA Housing Opportunities

Fund

Up to S$1 million in gap financing,

Can be used for non-housing credit projects

Colorado Health Foundation

- Affordable Housing

Affordable housing funding available through
grants and impact investing partnership

Funding is administered on an invitation-only
basis, projects can inquire to the foundation if
they think they might qualify.

FHLBank Topeka

Grant-based funding, maximum subsidy per unit:
$75,000, $150,000 per project

Neighborworks SC is an alternate to receive
a nearly $1 million grant for downpayment
assistance

USDA Rural Development

Multifamily housing direct loans, loan guarantees

Specific AMI requirements based on loan type
or loan guarantee

Colorado Heat Pump Tax
Credits

For a heat pump that serves more than one unit in
a multifamily building, a registered contractor may
claim one tax credit for each unit served by that
heat pump.

Tax credits are $1,500 per unit served, and
contractors must provide one-third of the total
tax credit amount to the customer at the time
of installation.
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Case Studies

Iron Horse
Alamosa, Colorado

The [ron Horse development in Alamosa, Colorado,
which was completed in 2022, provides 40 affordable
units and one manager unit to serve very-low-income
households. Project amenities include a clubhouse
with fitness center, computer room, laundry room,
community garden, picnic area, and playground. The
owner plans to hold two tailored resident events per
year through partnerships with several local food and
health providers. The property is located across the
street from the high school.

Alamosa News

Project Funding:
$675,000 permanent loan from CHFA Capital Magnet Fund (CMF) and CHFA Housing
Opportunity Fund (CHFA HOF) sources, with a 17-year term and 35-year amortization
$150,000 CHFA CMF grant
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Case Studies

The River Meadows
Montrose, Colorado

The River Meadows in Montrose, Colorado is an
affordable housing development consisting of
manufactured homes in a rural setting. Designed to
meet the housing needs of families and individuals, the
community offers a variety of manufactured homes. A
community clubhouse provides a gathering space for
residents and visitors to the community. Because they
are manufactured, units can retain low sale prices, with
some homes selling for about $100,000.

The River Meadows
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HOUSING
STAKEHOLDERS
& DEVELOPMENT
PARTNERS

Partnerships are key to developing housing in Huerfano
County. This section provides an overview of local
stakeholders and how they may be relevant throughout the
development process.
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Affordable Housing Development Timeline

2024

This timeline outlines the stages and approximate duration of each phase of developing affordable housing, which can generally
take anywhere from three to six years to move from initial visioning to completed construction. This timeline is an adaptation of the

Colorado Department of Local Affairs Typical Development Timeline.

12 - 36 manth %
12 months or more including funding and design 12 - 24 months

e v P i oot

We are herg!
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Development Timeline Phases

Phase 1: Visioning

Visioning requires understanding community’s need for
affordable housing, the housing types necessary to respond to
that need, the jurisdiction’s capacity to participate in developing
this type of housing, and which additional partnerships may be
necessary to fill in your gaps in capacity. This phase can take up
to a year.

Phase 2: Planning & Pre-Development

This phase transforms the vision into a specific scope of work.
This includes locating and/or purchasing a site to develop,
preparing a design concept with a design team, and preparing
feasibility assessments and cost estimates. This phase often
happens concurrently with Phases 3and 4 in this predevelopment
stage and can take anywhere between one and three years to
complete.

Phase 3: Securing Funding

This phase includes obtaining the financing required to design,
construct, and operate the development for the duration of the
project. This includes identifying and securing multiple financing
sources and completing multiple applications for the various
funders. This phase can take anywhere from one to three years
to complete.

Phase 4: Design

Final contracting with various design experts including
architects, engineers, and surveyors occurs during this phase.
This phase often occurs along Phases 2 and 3 and can take
several years before the project is ready for construction.

Phase 5: Construction

The phase includes the preparation of the development site
for construction and actual construction or rehabilitation. This
includes both horizontal and vertical construction and generally
takes between one and two years to complete.

Phase 6: Operation

This is an ongoing phase which includes obtaining tenants and
signing leases for rental projects or selling units for for-sale
projects. Additionally, this includes identifying service providers
and preparing agreements, managing the property or securing
a property manager, and overarching long-term stewardship,
management, and maintenance of the development.
Community Engagement

Throughout the entire process, it is vital to engage with the
community to ensure that the housing project will serve their
needs. This includes working with local nonprofit organizations,
major employers, and the local government.

This IHOP report is part of Phase 1: Visioning, in which 12 potential sites for affordable housing have been identified and
undergone an initial site analysis. Continued visioning and due diligence will be needed for each site to varying degrees to move

on to the next development phase
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Huerfano County Affordable Housing Stakeholder Map

Pre-Development
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Key Stakeholders

One component of the IHOP project was extensive community and stakeholder engagement. This stakeholder map is an
outcome of over fifteen stakeholder conversations and ten in-person site tours with stakeholders in Huerfano County in
which we asked stakeholders to identify the roles that they play in the housing process.

This map begins to untangle the many interested and capable organizations and individuals in the county and beyond who
are, in some capacity, connected to affordable housing development. While many of these players are involved in multiple
phases of the development process, the various stakeholder categories are loosely color coordinated to the development
phase in which they play the largest role. We were unable to talk with all relevant stakeholders as part of this plan. Those who
we were unable to talk with are marked with an asterisk (*).

Currently, all of the stakeholders on this map are unaffiliated. This leads to a lack of communication, coordination, and
efficiency in a community with limited capacity. One of the top affordable housing strategies in this plan is to build
capacity to plan, construct, and manage affordable housing. Establishing a housing nonprofit or coalition would create a
central organizing body to champion affordable housing projects, and to connect and coordinate with the many relevant
stakeholders listed in this map.

How to use this map:
This map is intended for several types of users. The primary audience would be for those seeking to develop affordable
housing and wanting to connect with the various stakeholders and community members.

This map can also be used by a future housing organizers or nonprofits to provide a head start to understanding the many
housing stakeholders in the area. An important learning from our conversations with the San Luis Valley Housing Coalition is
that housing stakeholders do not need to be housing-specific in their mission. For this reason, many other community-serving
organizations are included in this stakeholder map because of the valuable understanding that they have of community
trends and needs.
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Funding

This Funding and Resource Guide is an introductory list
of Colorado state, non-governmental, and federal funding
opportunities for the development of affordable housing,
specifically relevant to the IHOP project. These funding
opportunities include grants, loans, and bond financing
options. This information is subject to change as applications
for funding open and close. Additional relevant funding
sources not included in this guide include direct funding from
local government and crowd funding.

The complete funding guide is included in Appendix C of this
plan.
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