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FROM THE MAYOR

Denver prides itself on being an open, inclusive and welcoming 
place to live. Our diverse neighborhoods define who we are 
as a city, and they serve as the foundation of who we will be 
tomorrow. This core belief is why our administration remains 
ambitious and bold in our approach to expanding affordable 
housing.

 
We continue to utilize proven methods, such as focusing on new construction 
and supporting housing across the homeless to homeownership spectrum. These 
strategies not only helped us reach our “3x5” initiative goal of building, rehabilitating 
and preserving at least 3,000 affordable housing units over five years – we did it in 
four years.
 
Since the creation of Denver’s first dedicated Affordable Housing Fund, and with the 
help of our community partners, we’ve been working to leverage those dollars to 
expand the fund’s capacity and broaden its impact. To deploy more funding faster to 
support our residents and families without increasing costs on the very households 
we are working to serve, we recently released a framework that partners with the 
Denver Housing Authority to double the Affordable Housing Fund annually – from $15 
million to $30 million – and generate a new estimated $105 million funding surge for 
affordable housing.
 
We are also incorporating new and innovative approaches, such as acquiring parcels 
for future affordability, exploring land trust models, implementing wraparound 
supportive services for vulnerable populations and developing the Tiny Homes 
Village, where access to stable and affordable housing has provided expanded 
opportunities for underserved communities.
 
A shift is underway in Denver – a purposeful drive to more fully engage our city’s 
array of available tools, while innovating new methods and maintaining a balanced 
approach to preservation, stabilization and new construction. We have created a 
dynamic framework for success, and will continue our work to expand our impact 
now and in the future.

Respectfully,

Michael B. Hancock
Mayor
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FROM THE EXECUTIVE DIRECTOR

Signs of progress stand strong across Denver’s vibrant skyline. 
Cranes, building construction, bustling neighborhoods and busy 
shops. Denver continues to flourish and serve as an economic leader 
in America, regularly named a top city to start a career, work and 
live. Over the past seven years, Denver has created nearly 7,000 
businesses and more than 86,000 jobs.
 

But as with every city experiencing growth, access to affordable housing remains a challenge 
for far too many of our residents.

With the support of City Council, key stakeholders and community partners, and with 
unprecedented public input, the Office of Economic Development and Mayor Michael B. 
Hancock have created a dynamic framework to identify legislative, regulatory and investment 
strategies aimed at addressing housing challenges.

Our five-year plan seeks to align our actions citywide to create affordability, preserve 
affordability, promote access to housing, and stabilize residents at risk of displacement.

2017 was a remarkable year for boosting affordability in Denver. In addition to deploying 
the city’s first-ever dedicated housing fund, we convened our 23-member Housing Advisory 
Committee to serve as a key steward for our housing approach. We invested more than $26 
million to build and preserve 1,761 homes for hard-working residents. And we launched 
innovative pilot programs to foster greater housing stability, including our Temporary Rental 
and Utility Assistance program.

We have been intently focused on measuring our work and the ultimate community value 
of our efforts. Every project and program is now aligned with the city’s priorities and clearly 
outlined in the strategic plan and annual action plans. This framework provides assurance to 
all housing stakeholders that priorities are being addressed, while improving the clarity of our 
reporting.

We remain focused on creating and utilizing any and all tools that address our city’s 
continuum of housing needs.

Progress and prosperity cannot take lasting root in Denver until every resident has access 
to affordable housing that allows them to continue living, working, raising their family and 
contributing to the cultural and economic renaissance underway here in the Mile High City.

Sincerely,

Eric Hiraga
Executive Director
Denver Office of Economic Development
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HIGHLIGHTS
In 2016, the city’s work to secure local funding for affordable housing, first recommended by the 2012 Mayor’s 
Housing Task Force and later identified as a goal in the 2014 Housing Denver plan, culminated with City Council’s 
approval of two local sources of revenue that will be dedicated to affordable housing for the next ten years. 2017 was 
the first year that these local funds were available for investment by the Office of Economic Development (OED). 

Over the course of the year, the city continued its work to build a more robust, strategic, and transparent 
infrastructure to administer all of its affordable housing funds. OED also continued its investments in the 
development and preservation of income-qualified housing. In 2017, the city:

Began investing the first wave of funding from the new 10-year $150 million dedicated housing fund
Established a new Housing Advisory Committee made up of stakeholders in the public, private and non-profit 
sectors
Invested $26,188,252 in 1,502 new income-qualified housing units and 259 preservation units, 
leveraging $429,523,910 of additional private and public resources 
Invested $4,997,076 in programs to assist 10,391 renters, homeowners, homebuyers, and people 
experiencing homelessness by working with community partners to provide services ranging from tenant-
landlord counseling to down payment assistance
Created and published housing loan financing products, housing investment priorities, and updated 
application materials to better align investments with priorities
Hosted the third annual Mayor’s Housing Summit, Inclusive Communities: A Solutions Forum on Housing, 
bringing together more than 500 housing leaders from across the region 
Developed the city’s first comprehensive housing plan with input from the Housing Advisory Committee, 
housing and other stakeholders, and members of the general public 
Developed new pilot programs to help stabilize residents experiencing a housing crisis through the Temporary 
Rental and Utility Assistance (TRUA) program and landlord-tenant mediation services to steer households off 
of the path to an eviction 
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In September 2016, Denver’s City Council approved 
the city’s first dedicated fund for affordable housing. 
The fund includes property tax revenue combined with 
a one-time fee on new commercial and residential 
development, and is projected to raise at least $150 
million over the next 10 years. These resources will 
be used for housing development, preservation and 
programs that serve low- and moderate-income 
households. 

The selection of two funding sources was the result 
of a rigorous vetting of a wide variety of possible 
funding sources and intensive stakeholder and public 
engagement processes. The two funding sources 
include:

A one-time linkage fee on new commercial and 
residential development, ranging from $0.40 to 
$1.70 per square foot, depending on develop-
ment type. The linkage fee was supported by a 
legal study that determined the “nexus” between 
development, jobs and housing need. Projects that 
elect to provide affordable housing units on-site 
or within one-quarter mile of the development can 
qualify for an exemption from the fee. This revenue 
source is expected to fluctuate from year to year, 
reflecting variability in Denver’s real estate market 
and development climate. 

A property tax of 0.5 mills in 2017, which will ad-
just annually according to assessed values across 
the city. The property tax will cost about $12 per 
year for the owner of a median Denver home 
priced at $300,000, or, for commercial properties, 
about $145 per year for every $1,000,000 of 
property value. This revenue source is expected to 
remain relatively stable from year to year. 

In 2017, the dedicated housing fund was comprised 
of $12,021,300 in property tax revenue, $1,133,033 
in linkage fee revenue, and $4,058,171 from a supple-
mental appropriation, for a total of $17,212,504. The 
uses of the dedicated housing fund in 2017 can be 
found in the “2017 Affordable Housing Development 
and Preservation” chart on page 12.

To provide guidance on the expenditure of the 
new funding source, city leaders appointed a new 
23-member Housing Advisory Committee, which 
includes members appointed by the Mayor, by City 
Council, and ex-officio members serving on the 
committee by virtue of their role within a public or 
quasi-public agency. (See the “Policy and Strategy” 
section of this report for more detail about the 
Housing Advisory Committee.) A primary focus of 
the Housing Advisory Committee in 2017 was to 
inform the city’s new comprehensive plan, Housing 
an Inclusive Denver, described in more detail in the 
“Guiding Plans and Policies” section of this report.

As part of the implementation of the housing 
fund, OED worked closely with the Department of 
Community Planning and Development and the City 
Attorney’s Office to develop an infrastructure for 
the collection and administration of the linkage fee 
program. Regulations for the fund include procedures 
for determining exceptions, reductions and waivers 
under the linkage fee, the process to calculate and 
ensure compliance with the build alternative, and 
guidelines for housing investments.

DENVER’S DEDICATED HOUSING FUND
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GUIDING PLANS AND POLICIES
Housing an Inclusive Denver

The city’s comprehensive housing plan, Housing an 
Inclusive Denver: Setting Housing Policy, Strategy, & 
Investment Priorities (2018-2023), was developed 
with input from a variety of stakeholders throughout 
2017 and received approval from City Council in 
February 2018. While the five-year housing plan was 
developed during the 2017 program year, it will guide 
housing investments starting in the 2018 program 
year. As such, the investment outcomes outlined in 
this annual report do not contribute to the income 
targets, production, preservation or program goals 
outlined in the Housing an Inclusive Denver plan. 
The new five-year housing plan will be implemented 
through annual action plans developed in partnership 
with the Housing Advisory Committee. The Office 
of Economic Development has worked with the 
Housing Advisory Committee to develop the 2018 
Annual Action Plan designed to prioritize housing 
expenditures based on current market conditions. 
The 2018 Annual Action Plan was approved by the 
Housing Advisory Committee in April 2018 to guide 
investments in that program year. A report on housing 
investments will be provided annually to measure 
progress against investment targets and other policy 
recommendations outlined in Housing an Inclusive 
Denver.

While a primary purpose of the five-year housing plan 
is to set investment targets and goals for production, 
preservation and program investments, the plan also 
outlines policy strategies aimed at supplementing the 
city’s investments to promote inclusive communities 
throughout Denver. As part of the implementation 
of the five-year plan’s legislative and regulatory 
strategies, OED is collaborating with the Department 
of Community Planning and Development to align the 
plan’s priorities with ongoing citywide planning efforts, 
including the Denveright initiative and Blueprint 
Denver.

6
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FUNDAMENTAL VALUES

Leverage and enhance housing investments 
with resources from public, private and nonprofit 
partners to support inclusive communities in 
Denver, including a focus on sustainability of the 
city’s existing resources for affordable housing 
development, preservation and programs. 

Foster communities of opportunity by 
aligning housing strategies and investments 
with unique neighborhood conditions that 
consider five opportunity outcomes: stable and 
affordable homes, jobs and economic mobility, 
comprehensive health services, access to quality 
education, and mobility and transit connections. 

Support housing as a continuum that serves 
residents across a range of incomes, including 
residents experiencing homelessness, those 
earning low wages or living on fixed-incomes 
such as seniors or residents with a disability, and 
working households. 

Embrace diversity throughout 
neighborhoods to ensure that Denver remains 
a welcoming community for all residents by 
focusing on policies, programs and investments 
that support inclusive, mixed-income 
communities. 

CORE GOALS 

Create affordable housing in vulnerable areas 
AND in areas of opportunity by focusing on 
production that considers specific neighborhood 
conditions, including areas vulnerable to 
displacement and neighborhoods that have 
strong amenities such as transit, jobs, high quality 
education and health care. Measurable outcomes 
from investment and policies under this core goal 
include new units created. 

Preserve affordability and housing quality by 
investing to maintain affordability in non-subsidized 
units and preserving or continuing affordability of 
existing publicly subsidized affordable housing. 
Measurable outcomes from investment and policies 
under this core goal include existing units preserved 
and residents served through program investments 
or policy actions.  

Promote equitable and accessible housing 
options by supporting programs and policies 
that help residents across the housing continuum 
access affordable housing. Measurable outcomes 
from investment and policies under this core 
goal include residents served through program 
investments or policy actions.  

Stabilize residents at risk of involuntary 
displacement by supporting programs and policies 
that help a resident maintain their existing housing 
or stay in their community. Measurable outcomes 
from investment and policies under this core 
goal include residents served through program 
investments or policy efforts.

7
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3X5 INITIATIVE
In July 2013, Mayor Hancock challenged Denver to develop or preserve 3,000 affordable homes in five 
years. OED and its partners exceeded Mayor Hancock’s 3x5 Goal for affordable housing production by 
completing the goal one year early in 2017. Note that housing units are “counted” as part of the 3x5 
Initiative when the unit is available for occupancy.

8

Year Two 
560 Units
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INVESTMENT IN INCOME-QUALIFIED HOUSING UNITS
OED’s primary tool for driving the development and preservation of affordable homes is by investing gap 
financing in affordable housing development projects.

For projects that apply to OED for funds and are approved by OED’s Loan Review Committee (and by City Council for investments 
greater than $500,000), OED typically invests funds amounting to 5-7% of project costs. OED investments may be funded by either 
federal or local funds, depending on the project type and availability of funds. OED makes investments according to published term 
sheets, with different terms depending on the type of project (terms sheets are available on the OED website at www.denvergov.
org/housing). OED offers financing products to support rental housing (both tax credit projects and mixed-income projects), for-sale 
housing, land acquisition, and acquisition and/or rehab of existing housing. 

When OED or its public-sector partners invest in the development or preservation of an affordable housing unit, the owner in turn 
agrees to place a restrictive covenant on the unit. The covenant is a legal guarantee that for a set number of years, the rental 
price or sale price of the unit will be affordable for a household earning a specified level of income, and that only households at 
that income level or below can live in the unit. The income limit on an income-qualified housing unit is typically expressed as a 
percentage of Area Median Income (AMI). The chart below shows Denver’s AMI levels as published by the U.S. Department of 
Housing and Urban Development for 2017.

Financing Tools for Affordable Housing

Low-income housing tax credits are a key financing source 
for many types of affordable housing. 9% tax credits provide 
equity that typically covers about 70% of project costs, and 
are allocated by the statewide Colorado Housing and Finance 
Authority on a competitive basis. 4% tax credits provide 
equity that typically covers only about 30%-40% of project 
costs, but have a rolling application and are available to any 
project meeting certain benchmarks. 4% tax credits may be 
supplemented by Colorado’s state low-income housing tax 
credits. All types of low-income housing tax credits can only be 
applied to rental units reserved for households earning 60% of 
median income or below. 

Private debt is another important tool for financing affordable 
housing projects. A rental project can typically raise debt from 
a private bank in proportion with the rental income that the 
project expects to generate. A project with higher rental rates 
can support more debt financing. Projects to construct for-
sale housing are also able to access short-term construction 
financing based on the revenue they expect to earn by selling 
the units to homebuyers.

Vouchers are an important tool to finance rental housing 
units that serve the lowest-income residents. When a 
rental voucher is attached to a housing unit as a project-
based voucher, the tenant only needs to pay the rent that is 
affordable based on their income (typically 30% of income), 
but the owner of the housing unit receives full Fair Market 
Rent, as set annually by the U.S. Department of Housing and 
Urban Development. Vouchers create greater rental income 
for the project, enabling the developer to take on more debt 
financing. Vouchers, including both general vouchers and 
special vouchers for veterans (VASH vouchers) and residents 
with a disability (Section 811 vouchers), are awarded 
competitively. When a rental voucher is not attached to a 
housing unit, but rather travels with the income-qualified 
tenant to a housing unit of their choice, it is referred to as a 
tenant-based voucher. 

In addition to these tools that provide both equity and debt 
financing to affordable housing projects, many projects need 
additional gap financing. OED is a key source of gap financing 
for projects in Denver, and many projects receive gap financing 
from the State of Colorado as well. OED provides gap financing 
from both federal funding sources and dedicated local 
revenue.
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In 2017, OED approved funding of $22,537,500 to 15 new development projects and funding of $3,650,752 to 
five preservation projects, which will collectively create or preserve 1,761 income-restricted affordable units. 
From the time that OED approves funding, it typically takes another 2-3 years for a project to finalize its financing, 
complete construction, and open for occupancy. Note that the date of funding approval may occur in a year prior 
to the year in which funds are encumbered. The table below reflects the 20 development and preservation 
projects that received OED financing approval in 2017, as well as projects that achieved either of two other key 
milestones in 2017: closing financing and beginning construction, or opening for occupancy. The table also includes 
projects that received OED financing approval in early 2018.

Project Affordable 
Units

OED Funding Com-
mitment

Financing Closed/Under 
Construction

Opened for 
Occupancy

Ashley Union Station 75 10/24/2013 12/17/2015 6/1/2017

The Wheatley 18 11/14/2014 6/25/2015 1/1/2017

Terraza del Sol 42 3/31/2015 8/12/2015 5/30/2017

Montbello Manor 85 7/1/2015 5/10/2016 9/13/2017

Spruce Townhomes Phase 4 & 5 45 8/18/2015 4/26/2016 4/19/2017

Mariposa Phase VII 66 9/8/2015 3/1/2016

Ash Street Apartments 112 9/15/2015 4/26/2016 7/12/2017

Westwood Crossing 98 10/13/2015 3/2/2016

St. Francis Apartments 49 12/9/2015 1/1/2017 2/18/2018

Renaissance Downtown Lofts 100 1/5/2016 7/12/2016

Sable Ridge Senior Apartments 60 4/26/2016 6/1/2017

Del Corazon 197 5/31/2016 10/1/2016

Kentucky Circle Village 147 6/30/2016 11/3/2016

The Lydian 22 7/19/2016 8/15/2016

Sanderson Gulch 60 7/26/2016 4/25/2016 8/24/2017

Spruce Townhomes Phase 6 40 8/16/2016 1/1/2017

College View Phase I 8 8/30/2016 9/8/2017

STOUT24 Rowhomes 7 10/6/2016 6/14/2017 1/24/2018

Solis Townhomes 11 10/24/2016 1/12/2017 3/15/2018

Family Homestead 33 1/15/2017

Harbert House 15 2/7/2017 5/2/2017

Lowry Family Housing 71 2/21/2017 9/8/2017

Arroyo Village 130 4/4/2017 9/8/2017

Lincoln57 2 4/18/2017

Sloans Block 3 Rental 49 4/18/2017

Spruce Townhomes Phase 7 & 8 63 4/18/2017 9/8/2017

Wise Harris Arms 22 5/2/2017

Vida 175 5/2/2017

East Range Crossings 252 5/16/2017 4/2/2018

Moline at Stapleton 180 6/13/2017 4/6/2018

Tammen Hall 49 7/11/2017

Boulevard One 14 7/11/2017

43rd & Elizabeth 32 8/1/2017

Laradon Homes 90 10/13/2017

101 Broadway 101 10/31/2017

Brandon Courtyard 103 11/14/2017

Sheridan Station Residences 133 12/21/2017

Atlantis Apartments 60 12/21/2017

Juanita Nolasco 188 12/21/2017

2017 AFFORDABLE HOUSING DEVELOPMENT AND PRESERVATION APPROVALS, CLOSINGS, AND PROJECTS COMPLETED FOR OCCUPANCY 
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The table below shows how OED’s 2017 funding approvals break down in terms of income restrictions and covenant 
length, as well as bedroom counts. Of the 1,761 units OED approved for financing in 2017, the majority are rental 
units (1,650 units, or 94 percent).  Of the rental units, 53% (867 units) are available to households earning a 
maximum of 60% of area median income (AMI), with 6 units available to those earning 80% AMI.  The remaining 777 
units (47%) are reserved for households earning under 50% AMI, with 417 of those units capped at 30% AMI.  The 
four homeowner projects financed in 2017 will produce 111 units – six percent of the total units financed by OED in 
2017.  Most of the homeowner units (77 homes) are targeted to households earning 80% AMI, with the remaining 
34 homes reserved for households at 60% AMI. 

Project Total  
Affordable 
Units

Rental 
or 
Sale

Afford-
ability 
Years

30% 40% 50% 60% 80% Mgr. Mkt. Studio 1BR 2BR 3BR 4BR

101 
Broadway

101 Rental 30 0 0 0 101 0 0 0 18 83 0 0 0

43rd & 
Elizabeth

32 Sale 60 0 0 0 32 0 0 0 0 0 0 16 16

Arroyo 
Village

130 Rental 38 35 0 95 0 0 0 0 0 60 58 12 0

Atlantis 
Apartments

60 Rental 40 15 15 15 15 0 0 0 0 34 26 0 0

Boulevard 
One

14 Sale 99 0 0 0 0 14 0 0 0 0 6 8 0

Brandon 
Courtyard

103 Rental 40 59 0 0 44 0 1 0 0 47 46 10 0

East Range 
Crossings

252 Rental 30 0 0 0 252 0 0 0 0 12 120 120 0

Family 
Homestead

32 Rental 40 16 0 16 0 0 1 0 0 0 0 16 16

Harbert 
House

15 Rental 20 0 4 5 0 6 0 5 0 15 0 0 0

Juanita 
Nolasco

188 Rental 30 188 0 0 0 0 0 0 50 126 12 0 0

Laradon 
Homes

90 Rental 30 11 0 11 68 0 1 0 0 50 35 5 0

Lincoln 57 2 Sale 30 0 0 0 2 0 0 0 0 1 1 0 0

Lowry 
Family 
Housing

71 Rental 30 25 0 46 0 0 1 0 0 44 20 7 0

Moline at 
Stapleton

180 Rental 40 14 22 18 126 0 0 0 0 69 69 42 0

Sheridan 
Station 
Residences

133 Rental 40 11 0 0 122 0 0 0 0 92 29 12 0

Sloans 
Block 3 
Rental

49 Rental 30 0 0 0 49 0 0 0 3 37 9 0 0

Stapleton 
Townhomes 
7 & 8

63 Sale 15 0 0 0 0 63 0 0 0 0 42 21 0

Tammen 
Hall

49 Rental 40 0 0 0 49 0 0 0 0 43 6 0 0

Vida 175 Rental 30 21 56 57 41 0 1 0 0 175 0 0 0

Wise Harris 22 Rental 20 22 0 0 0 0 0 0 22 0 0 0 0

 1761  732 417 97 263 901 83 5 5 93 888 479 269 32

2017 AFFORDABLE HOUSING DEVELOPMENT AND PRESERVATION FUNDING APPROVALS: INCOME LEVELS AND BEDROOM COUNTS
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The table below shows how OED funds leveraged other public and private financing for affordable housing in 2017.

Project Total 
Afford-
able 
Units

OED Funds Source*** OED 
Funding 
per Aff. 
Unit per 
Year

Other Public 
Investment

Tax 
Cred-
its

Tax Credit 
Amount

Private Debt 
and Equity

OED 
Leverage 
Ratio

101 
Broadway

101 $2,500,000 DHF 2017 $825 $3,930,975 LIHTC 
4%

$13,515,054 $18,829,452 14.51

43rd & 
Elizabeth*

32 $1,750,000 DHF 2018 $911 $0 N/A N/A N/A 5.11

Arroyo 
Village

130 $1,300,000 GF 2016, 
DHF 2017

$263 $1,000,000 LIHTC 
9%

$16,830,112 $10,892,171 22.09

Atlantis 
Apartments

60 $800,000 HOME $333 $2,591,399 LIHTC 
9%

$12,068,534 $4,725,668 20.25

Boulevard 
One

14 $560,000 MMA $404 $280,000 N/A $0 $2,680,000 5.29

Brandon 
Courtyard

103 $1,560,000 DHF 2017 $379 $1,000,000 LIHTC 
4% + 
State

$14,328,831 $9,870,788 16.15

East Range 
Crossings

252 $3,000,000 DHF 2017 $397 $0 LIHTC 
4%

$25,946,552 $36,687,718 20.80

Family 
Homestead

32 $500,000 DHF 2017 $391 $500,000 N/A N/A $838,400 2.68

Harbert 
House

15 $0 Loan 
Refinance

0 $0 N/A N/A N/A N/A

Juanita 
Nolasco

188 $2,600,000 DHF 2017 $345 $0 N/A N/A $32,289,550 12.42

Laradon 
Homes

90 $1,820,000 HOME $674 $900,000 LIHTC 
4% + 
State

$14,017,548 $8,935,760 13.11

Lincoln 
57**

2 $65,752 DHF 2017 $1,096 $0 N/A N/A N/A 0.00

Lowry 
Family 
Housing

71 $720,000 HOME $338 $2,219,993 LIHTC 
4% + 
State

$9,698,752 $7,150,255 26.48

Moline at 
Stapleton

180 $2,600,000 DHF 2017 $361 $1,250,000 LIHTC 
4%

$9,443,903 $22,333,593 12.70

Sheridan 
Station 
Residences

133 $1,995,000 DHF 2017 $375 $2,600,000 LIHTC 
4% + 
State

$19,440,941 $15,640,298 18.89

Sloans 
Block 3 
Rental

49 $318,500 GF 2016 $217 $9,310,973 LIHTC 
4%

$4,631,401 $453,432 45.20

Stapleton 
Townhomes 
7 & 8

63 $479,000 HOME $507 $630,000 N/A $0 $16,007,508 34.73

Tammen 
Hall

49 $735,000 DHF 2017 $375 $0 LIHTC 
4% + 
State

$9,957,194 $6,132,000 21.89

Vida 175 $2,400,000 DHF 2017 $457 $1,700,000 LIHTC 
9% & 
LIHTC 
4%

$28,164,805 $30,100,350 24.99

Wise Harris 
Arms

22 $485,000  DHF 
2017

 $1,102 $0 N/A N/A N/A N/A

TOTAL 1761 $26,188,252   $27,913,340  $178,043,627 $223,566,943  

2017 AFFORDABLE HOUSING DEVELOPMENT AND PRESERVATION FUNDING APPROVALS: FUNDING AND LEVERAGE

*Anticipate additional funding request for construction
**OED subsidy provided to Denver Housing Authority to keep units at 525 Jackson St affordable for sale

*** DHF=Dedicated Housing Fund; GF=General Fund; HOME=Home Investment Partnerships Program; MMA=Metro
        Mortgage Assistance
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To help preserve the city’s affordable housing stock long-term, OED administers the Preservation Ordinance 
that requires owners of restricted properties to provide notice to the city of a planned sale of the property. The 
Preservation Ordinance also gives the city or its designee the right of first refusal to purchase the property if it is at 
risk of converting to market-rate housing. In 2017, OED developed a list of qualified preservation partners that were 
interested in preserving existing income-restricted properties long-term. The list of preservation partners facilitated a 
streamlined evaluation of properties that were at risk of converting to market-rate housing. The chart below provides 
an overview of the income-restricted properties that were sold in 2017 under the Preservation Ordinance. Of these, 
Juanita Nolasco and Wise Harris Arms received city resources in exchange for longer term affordability.

Total Units Years of Affordability 
Remaining on Covenant

Type of Extension 30% 40% 50% 60% 80% Mgr.

651-699 29th Street 11 <5 N/A 0 0 3 0 8 0

Buerger Lofts 7 10+ N/A 0 0 7 0 0 0

Campbell Stone 
Memorial Residences

65 <5 N/A 0 0 0 65 0 0

Chamber Lofts 17 10+ N/A 0 0 0 17 0 0

Juanita Nolasco 188 10+ Covenant 188 0 0 0 0 0

Wise Harris Arms 22 10+ Section 8 HAP 22 0 0 0 0 0

 310   210 0 10 82 8 0

2017 SALES UNDER THE CITY PRESERVATION ORDINANCE

Income-Qualified Housing Units Produced Under the Inclusionary Housing Ordinance (IHO)

Up until the end of 2016, in addition to direct investment in income-qualified housing, Denver used the Inclusionary 
Housing Ordinance (IHO) as a policy tool to drive the production of income-qualified for-sale housing. The IHO 
required that every residential project in Denver including 30 or more for-sale units had to either provide 10% of the 
units as affordable, pay a cash-in-lieu fee, or negotiate an alternative satisfaction with the city. 

The IHO no longer applies to new projects as of the end of 2016, and was replaced with the housing linkage fee (see 
the box “Denver’s Dedicated Housing Fund” for more information about the fee). While IHO imposed an affordable 
housing building requirement on a small subset of new development, and provided an opportunity to comply by 
paying a fee, the new linkage fee is required of almost all new development in Denver and provides an opportunity to 
comply by building on-site.

In 2017, OED worked with the developers of two projects that were subject to the IHO to negotiate Affordable 
Housing Plans (AHPs) outlining out the project would comply with the ordinance’s requirement. The two AHPs 
recorded in 2017 are summarized in the table below.

IHO Zone AMI Level Compliance Option AHP Date IHO Requirement Units Provided

Skyland Village North Medium 80% On-Site - Alternative 
Satisfaction (30 year 
Covenant)

5/11/2017 Studio  Studio  

1-BR  1-BR  

2-BR 4 2-BR 2

3-BR 3 3-BR 3

Skyland Village South Medium 80% On-Site - Alternative 
Satisfaction (30 year 
Covenant)

7/13/2017 Studio  Studio  

1-BR  1-BR  

2-BR 1 2-BR 2

3-BR 3 3-BR 1

TOTAL 11 8

AFFORDABLE HOUSING PLANS RECORDED IN 2017
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Starting in 2017 with the application of the new housing linkage fee, developers of new residential or commercial 
properties have the option to comply with the ordinance by building affordable units instead of paying the fee. 
Compliance with this option under the ordinance is selected through the negotiation of a Build Alternative Plan 
(BAP) with OED. One project selected to satisfy requirements of the linkage fee ordinance through the provision of 
affordable units in 2017. The BAP recorded in 2017 is summarized in the table below.

 AMI Level Compliance Option AHP Date Units Provided
CityHomes @ Lincoln Park 80% Affordable Units On-Site 9/8/2017 Studio  

1-BR  
2-BR 2
3-BR  

TOTAL 2

BUILD ALTERNATIVE PLANS RECORDED IN 2017
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SERVICES FOR RESIDENTS

PROGRAMS FOR RENTERS
Tenant-Based Rental Assistance 
Most tenant-based rental assistance vouchers in 
Denver are administered by the Denver Housing 
Authority, including Housing Choice (Section 8) 
Vouchers. Tenants who receive a tenant-based 
voucher can use it to rent any housing unit, not only 
an income-qualified unit. The tenant pays the rent they 
can afford (generally 30% of their household income) 
and the voucher covers the rest of the rent up to a 
maximum market rent. OED contracts with community 
partners to provide tenant-based rental assistance to 
a small number of households at risk of experiencing 
homelessness, funded by OED’s federal HOME 
Investment Partnerships Program allocation. In 2017, 
OED’s partners provided $800,000 in short-term rental 
vouchers to 90 households.

Temporary Rental and Utility Assistance (TRUA)
On November 1, 2017, OED launched a pilot program 
with community partners to provide temporary housing 
and utility assistance to low- and moderate-income 
households at risk of displacement due to economic 
pressures, unsafe housing conditions or a potential 
eviction. OED provided $865,000 for up to six months 
of rental assistance and up to two months of water 
and energy assistance for households earning at or 
below 80% of the Area Median Income (AMI). From 
program inception in November 2017 through the end 
of February 2018, TRUA provided 682 rental and utility 
assistance payments to 472 households, 266 of which 
were in 2017.

Tenant-Landlord Counseling
OED provides funding through its federal Community 
Development Block Grant (CDBG) allocation to 
community partners that provide services to renters 
who need help finding an apartment to rent, need 
help understanding their rights, or who are facing 
eviction. In 2017, OED provided $80,000 in funds to 
support community partners that assisted 3,697 renter 
households.

In addition to investing directly in the development and preservation of income-qualified housing units, OED also 
provides resources directly to residents to assist them in accessing and maintaining affordable housing, ranging 
from short-term rental assistance to families at risk of homelessness, to homeownership counseling and down 
payment assistance. Most of these programs are financed by OED’s annual allocation of federal funding through 
the U.S. Department of Housing and Urban Development. Denver also offers two bond-funded mortgage assistance 
programs for homebuyers.

PROGRAMS FOR HOMEOWNERS
Single-Family Rehab, Emergency Home Repair, 
Rental/Homeowner Access Modification Program 
OED partners with the Denver Urban Renewal Authority 
(DURA) to provide federal CDBG funds to homeowners 
to repair their homes. The Emergency Home Repair 
program provides low-interest loans to homeowners 
to correct emergency situations that immediately 
threaten the safety of residents. The Single Family 
Rehabilitation program provides low-interest loans that 
allow homeowners, especially senior citizens, to make 
repairs (including roof, electrical, plumbing, etc.) to 
bring their homes into compliance with building codes. 
The Rental/Homeowner Access Modification Program 
provides grants to assist disabled homeowners in 
making access modifications. In 2017, through DURA, 
OED provided $1,150,000 in federal funds to assist 
159 homeowners in making repairs.

PROGRAMS FOR HOMEBUYERS
Homebuyer Counseling
OED works with community partners to provide free 
assistance for residents who are becoming first-time 
homebuyers. Any household, not only income-qualified 
households, can participate in a HUD-approved 
first-time homebuyer class for free with one of OED’s 
community partners. Some providers also offer more in-
depth counseling. In 2017, OED invested $280,000 of 
federal CDBG funds in homebuyer counseling to assist 
3,186 first-time homebuyer households.

Down Payment Assistance
OED works with a partner organization, the Colorado 
Housing Assistance Corporation, to provide low-interest, 
flexible loans to homebuyers earning up to 80% of 
AMI. In 2017, OED invested $200,000 of federal CDBG 
funds to assist 20 households in purchasing a home.
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Program Type Organization Name 2017 
Cumulative 
Households

OED Funds Total Funding Source

Community Housing Development Org. 
(CHDO)

Northeast Denver Housing 
Center

0* $25,000 HUD HOME

Community Housing Development Org. 
(CHDO)

Newsed Community 
Development Corp.

0* $25,000 HUD HOME

Downpayment Assistance Colorado Housing 
Assistance Corporation

20 $200,000 HUD CDBG

Emergency Home Repair (EHR) Denver Urban Renewal 
Authority

87 $250,000 HUD CDBG

Housing Counseling Brothers Redevelopment 438 $50,000 HUD CDBG

Housing Counseling Colorado Housing 
Assistance Corporation

623 $50,000 HUD CDBG

Housing Counseling Denver Housing Authority 474 $20,000 HUD CDBG

Housing Counseling Northeast Denver Housing 
Center

828 $90,000 HUD CDBG

Housing Counseling Newsed Community 
Development Corp.

767 $50,000 HUD CDBG

Housing Counseling Southwest Improvement 
Council

56 $20,000 HUD CDBG

Housing Opportunities for People With 
AIDS (HOPWA)

Colorado Health Network 2,814 $1,335,575 HUD HOPWA

Housing Opportunities for People With 
AIDS (HOPWA)

Colorado Visiting Nurse 
Association

114 $165,501 HUD HOPWA

Housing Opportunities for People With 
AIDS (HOPWA)

Empowerment Program 51 $71,000 HUD HOPWA

Rental Housing Access Mod Program 
(RHAMP)

Denver Urban Renewal 
Authority

22 $200,000 HUD CDBG

Single Family Rehab (SFR) Denver Urban Renewal 
Authority

50 $700,000 HUD HOME

Tenant Based Rental Assistance (TBRA) Colorado Coalition for the 
Homeless

62 $650,000 HUD HOME

Tenant Based Rental Assistance (TBRA) Family Tree 28 $150,000 HUD HOME

Tenant Landlord Services Brothers Redevelopment 2,178 $40,000 HUD CDBG

Tenant Landlord Services Colorado Affordable Legal 
Services

1,519 $40,000 HUD CDBG

Temporary Rental & Utility Assistance 
(TRUA)

Brothers Redevelopment 145** $485,000 General Fund

Temporary Rental & Utility Assistance 
(TRUA)

Northeast Denver Housing 
Center

121** $380,000 General Fund

10,131 $4,997,076

*OED subsidies provide organizational capacity for CDHOs through this funding but outcomes are measured through specific 
programmatic investments. 
**The TRUA outcomes listed here only reflect those reported in 2017; additional households were served with these funds in 
2018. 

2017 AFFORDABLE HOUSING PROGRAMS
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BOND-FUNDED MORTGAGE ASSISTANCE
PROGRAMS FOR HOMEBUYERS
Metro Mortgage Assistance Plus (MMA)
OED and the Department of Finance work with participating lenders throughout the Denver metro area 
to offer qualifying first-time homebuyers a down payment assistance grant of up to 4% of the purchase 
price of the home. The MMA program is made possible from the city’s private activity bond capacity, 
and program funds are self-sustaining through the resale of mortgages issued by participating lenders. 
The program is available to first-time homebuyers earning up to about 150% of AMI, although nearly 
half of borrowers who use MMA assistance earn less than $60,000. Since 2013 through year end 
2017, the MMA program has supported the home purchases of 1,380 households with approximately 
$12.2 million of down payment assistance. In 2017, 126 households received MMA grants totaling 
approximately $1.4 million. The average assistance per household was $11,614, up from $10,995 per 
household in 2016. Since the grant per household is based on purchase price, this increase most likely 
reflects an increase in housing costs throughout the city. 

Mortgage Credit Certificate (MCC)
Denver also offers Mortgage Credit Certificates for  homebuyers, another program made possible 
from the city’s private activity bond capacity. Through the MCC program, qualifying homebuyers can 
receive an annual federal income tax credit for 25% of the interest they pay on their mortgage, up to a 
maximum of $2,000 per year. This tax credit can be taken into account by lenders to help households 
qualify for a mortgage – in 2017, about 68% of households who took advantage of the MCC program 
used it to qualify, down from 68.2% of households who used the program in 2016. In 2017, 125 
households reserved tax credits through the MCC program, down from 132 households in 2016. Like 
the MMA program, households with an income of up to about 150% of AMI are eligible to use MCCs. 
In 2017, the average income of households using the program was 94% of AMI.  This compares to an 
average income level of 82% of AMI in 2016, reflecting an increase in the number of higher-income 
households who are seeking assistance from the program to qualify for mortgages. 
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POLICY AND STRATEGY

2017 LOCATION-SPECIFIC PRIORITIES:
•Affordable housing in neighborhoods with access to transportation
•Housing that supports OED’s anti-displacement efforts within neighborhoods vulnerable to gentrification
  (neighborhoods identified in Gentrification Study: Mitigating Involuntary  Displacement, published by OED in
  May 2016
•Affordable housing in neighborhoods with high “access to opportunity” factors such as high  quality education,
  proximity to good paying jobs, and other services and amenities such as parks, libraries, recreation centers,
  child care, health care, and grocery stores

2017 LOCATION-SPECIFIC PRIORITIES:
•Affordable housing within mixed-income developments
•Affordable housing for very low income (30% AMI) households
•Affordable housing for special populations and accompanying amenities or services as needed
•High quality, sustainable housing development
•Development that includes services or amenities that support economic mobility of residents

Aligning Financing with Priorities
OED’s existing financing mechanisms are primarily 
responsive to projects brought forward by partners, 
in terms of both development/preservation and 
programs for residents. Over the last year, OED has 
worked to develop new processes and strategies for 
targeting financing proactively to specific projects and 
neighborhoods that meet identified priorities. 

Throughout 2016, OED worked with experts and 
stakeholders to create defined financing products 
for investing in the development and preservation of 
income-qualified housing. The set of financing products 
developed through this process include products 
tailored for land acquisition; acquisition of existing 
property; rehabilitation of an existing property; new 
development of for-sale housing; and new development 
of rental housing. For new development of rental 
housing, terms also differ slightly depending on what 
other financing is included in the project’s capital stack 
(e.g. what type of tax credits the project is using). Each 
financing product was designed based on a review 
of historic investments, peer city financing products, 
pro forma modeling of different project types, and 
stakeholder feedback. 

One key way that these financing products helped align 
the city’s financing with its housing priorities is that 
more favorable terms are available for projects that 
better meet the city’s priorities. For 2018 investments, 
projects that offer a certain proportion of units reserved 
for households earning below 30% of AMI or 40% of 
AMI are eligible to receive a forgivable loan rather than 
a repayable loan. Through this incentive, the city is 
able to directly influence the number of units produced 
at the lowest income levels, a key priority for city 
investments. OED’s financing products will be revisited 
on an annual basis in order to ensure continued 
attractiveness and feasibility given current market 
conditions. As investment priorities shift in the future, 

the criteria for receiving a forgivable loan or other 
incentive can also be changed, offering the flexibility 
to leverage this incentive toward a range of desired 
outcomes. 

OED also made changes to its housing financing 
application materials and process for 2017, in order 
to better align investments with priorities. Developers 
seeking financing from OED must provide narrative 
information explaining how their projects meet key 
location-specific and project-specific priorities, as 
published on OED’s website and summarized in the 
sidebar. All projects that apply to OED are evaluated 
collaboratively by staff on how well they meet the 
published priorities. In the future, as requests for OED 
financing become more competitive, OED can leverage 
this process to make competitive awards that align 
with key housing priorities. Priorities may be adjusted 
from year to year based on guidance from the Housing 
an Inclusive Denver plan and input from the Housing 
Advisory Committee and other stakeholders.

In addition to innovation around how OED evaluates 
and finances development and preservation projects 
that are brought forward by developer partners, 
OED is also piloting new approaches for procuring 
specific affordable housing development on specific 
sites. This strategy for affordable housing investment 
allows the city to work closely with partners and 
community stakeholders to invest in the types of 
affordable housing that would be most appropriate 
or most needed in a specific location. This strategy 
can help Denver proactively secure affordability 
in neighborhoods that are most vulnerable to 
gentrification, or to drive investment into affordable 
housing types that aren’t being produced by the 
market. 



Denver Office of Economic Development | 2017 HOUSING REPORT 19

For example, throughout 2016, OED partnered closely 
with RTD to develop a Request for Qualifications (RFQ) 
for the development of mixed-income condominiums 
on an RTD-owned site at 29th & Welton. Partly because 
of Colorado’s construction defects statutes, there has 
been very little condominium construction in Denver 
over the past decade, and most condominiums that 
have been built have been priced at the top end of the 
market. OED is leveraging an RFQ process to challenge 
the development community to demonstrate that the 
construction of affordable condominiums is feasible. 
This development type is particularly critical to strong 
placemaking at Denver’s transit-oriented development 
sites, where density and affordability go hand-in-hand.

2017 HOUSING SUMMIT
In May 2017, OED took the lead on planning Denver’s 
third annual Housing Summit. The third summit brought 
together more than 500 regional affordable housing 
stakeholders and policymakers to work on key issues 
facing the region. Breakout topics included:

Preserving Affordable Housing
Understanding the Needs of Property Owners and 
Residents - Thousands of income-qualified housing 
units throughout Denver are at risk of being converted 
to market-rate in the coming years. Denver has begun 
to develop and deploy tools to identify and preserve 
these units, including an inventory of covenant-
restricted units, a right of first refusal on covenant-

Housing Advisory Committee
As part of the legislative package that enabled Denver’s 
new local source of funding for affordable housing, City 
Council provided for the appointment of a 23-member 
Housing Advisory Committee. The committee serves 
to provide essential strategic input on the uses of city 
housing investments and other policy priorities of the 
city. Recommendations from the group will help inform 
annual housing budget priorities, comprehensive 
housing plans and annual action plans for the city. The 
committee includes members appointed by the Mayor, 
by City Council, and ex-officio members. The current 
membership and leadership of the committee are 
available on the OED website. The committee meets 
in public session every first Thursday of the month, 
from 2–4 p.m., at a location to be publicized on the 
OED website. Meeting minutes and materials are also 
available online. 

restricted units, and City financing products for 
acquisition and/or rehab of affordable housing. This 
session explored what next steps we need to take to 
leverage these tools more effectively. 

Anti-Displacement Strategies in Gentrifying 
Neighborhoods: Supporting Renters 
In an era of rising land costs, changing transportation 
patterns, and population growth, some neighborhoods 
are experiencing economic pressures and increased 
housing costs that place low- and moderate-income 
residents at risk of displacement. Renters and 
homeowners are vulnerable to different aspects of 
these pressures; groups within each category, such as 
families with children or undocumented residents, may 
face additional impacts. This session explored policy 
tools that could be implemented to serve some of the 
most vulnerable populations in neighborhoods at risk of 
gentrification – low- and moderate-income renters
.
Economic Mobility and Access to Opportunity 
Across the Income Spectrum
In addition to stable and affordable housing, a host 
of factors – access to high-quality education, public 
transit, health care, and employment – contribute to 
the ability of Denver residents to move upward along 
the income spectrum. However, vulnerable populations 
– such as persons experiencing homelessness, persons 
with disabilities or mental health challenges, and 
low-to-moderate income residents – may face unique 
barriers to opportunity. Economic mobility may depend 
on access to specialized resources, from low-cost, 
targeted health care to housing coupled with supportive 
services.

Creating and Sustaining Affordable 
Homeownership as Prices Rise 
Homeownership is often viewed as a financial tool, but 
its impact on the lives of Denver residents and families 
is much broader: access to homeownership helps to 
keep families in their communities, preserves stable 
access to services and employment, and supports the 
long-term wellbeing of children and families. And yet, 
affordable homeownership is becoming less attainable 
as home prices in the Denver Metro Area soar. In this 
session, we heard from organizations building and 
financing for-sale housing; housing counselors helping 
residents to access housing and remain in their homes; 
and organizations viewing homeownership as a means 
of mitigating the impacts of gentrification.

OED is leading the planning of the fourth regional 
housing summit in May 2018. The 2018 summit is 
expected to convene at least 600 regional housing 
leaders and stakeholders. OED and planning partners 
have focused particularly on increasing access to 
the summit for community advocates and impacted 
residents, and are making more than 100 scholarship 
registrations available to support this goal. Breakout 
sessions for 2018 will include:

•Preserving Affordable Housing in Denver’s Hot Market
•Financing Affordable Rental Housing in the Current
  Climate: Maximizing Resources and Reducing Costs
•Mitigating Involuntary Displacement and Affirmatively
   Furthering Fair Housing
•Increasing Access to Affordable Homeownership
•Creating Permanent Housing Solutions for People
  Experiencing Homelessness
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