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Housing affordability continues to be one of the most important issues facing our community . As 
we continue to work together to strengthen our economy, it is critical that we preserve and build 
affordability and access to opportunity for long-time residents and newcomers alike .

I’m proud that the administration is working hard to face these challenges head on . In September 
2016, more than a year of intensive collaboration between my administration, City Council, our 
partners and stakeholders culminated in the creation of Denver’s first, dedicated funding source 
for affordable housing . This new resource will allow us to be flexible and responsive in addressing 
Denver’s housing affordability challenges, and will ensure the sustainability of our work regardless 
of changes in federal funding .  

We’re also building significant new administrative and planning infrastructure to improve our 
ability to meet Denver residents’ housing needs . In 2016, I created the Office of Housing & 

Opportunities for People Everywhere to organize and align our housing efforts across the income spectrum . We also created 
and appointed a new Housing Advisory Committee that will provide essential strategic input on our housing investments  
and priorities . 

As Denver continues to grow and evolve, we have the opportunity to choose what kind of city we will be in five, 10 and 50 
years . The hard work that we are undertaking today will set the foundation for keeping Denver an inclusive city that offers an 
accessible economy and good quality of life that we are all proud to call home .

Respectfully,

Michael B. Hancock 
Mayor
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Affordable housing is a key element of OED’s mission to advance economic prosperity for the 
City and County of Denver, its businesses, neighborhoods and residents . From a townhome that 
enables a working parent to live near both a well-paying job and childcare, to an apartment with 
services that support the health and well-being of a resident who has experienced homelessness, 
access to safe, stable and affordable housing provides the basic foundation for Denver residents  
to thrive . 

In 2016, the city’s efforts to provide affordable housing for residents grew by leaps and bounds .  
By far, the most significant milestone for housing affordability was the passage of a new local 
source of dedicated revenue for affordable housing . Throughout the year, Denver’s Office of 
Economic Development (OED) worked closely with city staff, City Council, and a broad variety 
of internal and external partners to build new capacity to best leverage these new resources . 
Looking ahead to 2017, we have new financing products to match investments with priorities, 

a new advisory committee to guide our housing priorities, and we have begun work on a comprehensive housing plan that  
will build on and update the 2014 Housing Denver plan . 

Alongside this work, OED’s housing team has also continued, as always, to invest in the development and preservation of 
income-qualified housing units and in services for renters, homeowners, and homebuyers . I’m proud to say that our team is 
on pace to meet the Mayor’s 3x5 Initiative of building 3,000 affordable housing units within five years . 

This report provides detail on both the work we’ve done in 2016 to invest in housing affordability, and the scope of the challenge 
we continue to face in Denver . With tens of thousands of Denver residents who pay more than they can afford for housing, we 
know that our work has only begun . We look forward to continuing to grow these critical efforts in 2017 . 

Sincerely,

Rick Padilla
Director of Housing
Denver Office of Economic Development

FROM THE OED HOUSING DIRECTOR
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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 . 

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 2016, the city:

 •   Approved the dedication of $150M of local revenue for affordable housing over the next ten years, and prepared 
administrative infrastructure to begin collecting funds in 2017

 •   Invested $5 .9M in 585 new income-qualified housing units, leveraging $126 .6M of additional private and public 
resources

 •   Invested $1,829,000 in programs to assist 7,543 renter, homeowner, and homebuyer households, 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 second annual Mayor’s Housing Summit, Bridging the Gap: A Solutions Forum on Housing, bringing 
together 400 housing leaders from across the region

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 to create or preserve 
6,000 affordable homes for low- to moderate- 
income families . 

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 development 
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 . 

DENvER’S DEDICATED HOUSING FUND

•   A property tax of 0.5 mills. 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 . 

To oversee and provide guidance on the expenditure 
of the new funding source, City Council provided for 
the appointment of a 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 .) The expenditure of the funds will 
also be guided by a new comprehensive plan, 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 .
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GUIDING PLANS AND POLICIES

HOUSING DENvER PRIORITIES

•    Increase Housing Resources

•   Revise and Articulate City Funding Process

•   Reduce Regulatory Burden of Subsidized  
Housing Development

•   Provide Additional Critical Needs and 
Homeless Housing

•   Increase Housing Diversity

•   Preserve Workforce and Critical Needs 
Housing

•   Provide Greater Home Ownership 
Opportunities

•   Encourage Sustainable Housing 
Development

  

Housing Denver

Housing Denver: A Five-Year Plan is a broad affordable  
housing strategy released by OED in October 2014 . The work 
that led to this plan started in 2012, when Mayor Hancock 
convened the Mayor’s Housing Task Force to advise the city on 
affordable housing priorities and strategies . Housing Denver 
outlines eight key priorities for the city’s affordable housing 
work and includes 39 action steps toward accomplishing  
those goals .

3x5 initiative  

In terms of the development and preservation of affordable 
housing units, OED and its partners are working to meet 
Mayor Hancock’s 3x5 Goal for affordable housing production . 
In July 2013, Mayor Hancock challenged Denver to develop 
or preserve 3,000 affordable homes in five years . Today, in 
the middle of the fourth year of the goal, the number of units 
either opened for occupancy or currently under construction 
already exceeds the goal .

Comprehensive Housing plan    

Work is currently underway on a new, citywide Comprehensive Housing Plan. The new plan, outlined in the housing fund 
ordinance adopted by City Council in 2016, will set policy recommendations and priorities for housing investments across 
federal and local resources in coming years . OED will work closely with the Housing Advisory Committee to develop the plan, 
which will be submitted to City Council for approval later in 2017 . Elements of the plan will include measurable goals for land 
acquisition, development and preservation of affordable housing for residents along the spectrum of housing need .

OED is also collaborating with the Department of Community Planning and Development to align the new plan with ongoing 
citywide planning efforts, including the Denveright initiative and Blueprint Denver . 

As part of implementation of the overall Comprehensive Housing Plan, OED will also work with the Housing Advisory 
Committee to develop annual action plans designed to prioritize housing expenditures based on current market conditions . 
A report on housing investments will be provided annually to measure progress against investment targets and other policy 
recommendations outlined in the Comprehensive Housing Plan.

3,000 units
2,760 units completed

2,400 units

1,800 units

1,200 units

600 units
Year 1

Year 2

Year 3

Year 4

Year 5

Each cell equals 1 unit; each row equals 60 units. Years are measured from July 1 to June 30 beginning July 1, 2013.

Year Two
560 Units 

Year Four
927 Units 

 Year Three
      375 Units     

Year One
  898 Units  

Under
Construction
969 Units 

DenveR 3 x 5 affoRDable Housing initiative

Source: Denver Office of Economic Development, May 2017

Each cell equals 1 
unit; each row equals 
60 units. Years are 
measured from July 1 
to June 30 beginning 
July 1, 2013.
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DENvER’S HOUSING MARkET bY THE NUMbERS

Continued population growth in the Denver Metro area

In 2016, nearly 40,000 net new residents moved to the Denver metro area .1  The Metro Denver Economic Development 
Corporation projects that population growth will slow only slightly in 2017, with another 36,000 net new residents relocating 
to the Denver metro area . The Colorado State Demography Office also forecasts continued strong population growth for 
both Colorado and the Denver metro area, estimating that between 2015 and 2020, the Denver metro area will add 270,000 
new residents (including both net migration and natural increases) . 2  While growth rates will gradually decrease, Colorado’s 
population is still growing at about twice the national rate and will increase its share of the national population from 1 .7% to 
2 .1% by 2050 . The vast majority of new Colorado residents will seek to locate along the Front Range . 3

Meanwhile, according to data collected by the Department of Community Planning and Development, Denver experienced a 
net gain of only 7,480 dwelling units – units constructed less units demolished – in 2016 . With an ever-increasing population 
competing for the same stock of housing units, which is growing much more slowly, it’s not surprising that the costs of both 
renting and buying a home in Denver continued to increase sharply in 2016 .

Denver Housing Costs in 2016

While median rent in Denver continued to grow in 2016, the rate of growth has slowed significantly over the previous year . 
Median rent for all apartments in the City and County of Denver stood at $1,303 at the end of the fourth quarter of 2016, 
representing an increase of 5% over the end of 2015 . By comparison, median rent at the end of 2015 was 15% higher than 
rent at the end of the previous year . Median rent in the fourth quarter of 2016 actually represented a dip of nearly 5% from the 
previous quarter, when median rent reached a peak of $1,368 . At the end of 2016, median rent for a one-bedroom apartment 
in Denver was $1,191 and median rent for a two-bedroom/two-bathroom apartment was $1,643 . While growth in apartment 
prices may finally be slowing, the median rent at the end of the 2016 represents an increase of 67% over the last five years – at 
the end of 2011, the median rent for all apartments in Denver was only $834 . 

MeDian Rent, all apaRtMents   l   City of DenveR, 2008-2016

12017 Economic Forecast for Metro Denver, Metro Denver Economic Development Corporation, http://www.metrodenver.org/media/734617/2017-
Forecast_012317.pdf 
2Colorado’s 2016 Population and Economic Overview, State Demography Office, https://demography.dola.colorado.gov/demography/publications-and-
presentations/#publications-and-presentations 
3State Demography Office, Colorado’s 2016 Population and Economic Overview
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% CHange in MeDian Rent vs. saMe QuaRteR 1 yeaR ago   l   City of DenveR, 2009-2016 

The cost of for-sale housing also continued to grow in 2016 . The median price of a single-family home sold in the City and 
County of Denver in 2016 was $387,000, an increase of 9 .8% over 2015 . The price of condos and townhomes increased at  
a similar rate . In 2016, the median condo or townhome sold in Denver cost $294,900, an increase of 11 .3% over 2015 . 4  
The continued climb of Denver home prices outpaces the trend both regionally and nationally – according to data from the 
National Association of Realtors, the median sales price of existing homes climbed 5 .1% nationally and 7 .7% in the West  
from 2015 to 2016 . 

The chart below shows the 12-month rolling average of median sales prices for both single-family homes and condos/
townhomes in Denver since the beginning of 2012 . Over the last five years, the cost of purchasing a home in Denver has 
nearly doubled . 

MeDian sales pRiCing – single-faMily HoMes anD ConDos/townHoMes*
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Source: Denver Metro Association of Realtors, Monthly City and County Market Trends Reports

4Local Market Update for 2016, Denver Metro Association of Realtors, https://www.dmarealtors.com/city-and-county-market-trends-report-jan-17

Source: Apartment Association of Metro Denver, Quarterly Rent & Vacancy Survey
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OED measures the need for affordable housing based on the number of Denver households who pay more than 30% of their 
gross income for housing, including utilities . The U .S . Department of Housing and Urban Development (HUD) defines these 
households as cost burdened when it comes to housing . Any household paying more than 50% of gross income for housing 
costs is considered severely cost burdened . 

The 2015 edition of this report included data on how many renter households in Denver were cost burdened, indicated by 
income level, according to the most recent Census data . For comparison purposes, the same data is presented here with a 
comparison between 2014 and 2015 Census estimates for renter households .

Cost buRDen by inCoMe: DenveR RenteR HouseHolDs

In 2016, OED conducted additional analysis of 2015 Census microdata, as provided by the University of Minnesota’s Integrated 
Public Use Microdata Series (IPUMS), to gain a better understanding of Denver’s cost-burdened households . The following 
table breaks down household income in terms of percentage of Area Median Income (AMI), a figure set annually by HUD 
that is tied to the Census measurement of median income for a metro area . As described in the next section of this report, 
income restrictions on affordable housing units are typically set as a percentage of AMI, so AMI brackets are an important 
demographic characteristic when considering affordable housing investment . 

As illustrated in the tables below, a little over a third (36%) of all Denver households are housing cost-burdened, and 17% of 
Denver households are severely cost-burdened . Lower-income residents are far more likely to be renters and far more likely 
to be severely cost-burdened . About 67% of households earning less than 80% of AMI are renters compared to only 39% of 
households earning more than 80% of AMI . Of renters earning 30% of AMI or less ($17,650 for a one-person household or 
$25,150 for a four-person household), 72% pay more than half of their income for rent (i .e . are severely cost burdened) . In 
total, more than 30,000 Denver households earn less than 30% of AMI and are severely cost burdened . Overall, 69% of renters 
earning less than 80% of AMI are cost burdened, and 37% are severely cost-burdened . Among homeowners, only about 29% 
of Denver homeowners earn less than 80% of AMI . Of these homeowners, about 60% are cost-burdened, compared to 24%  
of all homeowners . 

total Households 
2015

Change from 2014 #(%) Cost-burdened: #(%) severely Cost 
burdened:

paying 30%-49% of 
income for housing

paying 50% or more 
of income for housing

All Denver Renter Households 145,315 -877 34,909 (24%) 31,084 (21%)

Earning < $10,000 17,060 -4,753 1,399 (8%) 9,307 (55%)

Earning $10,000 - $19,999 16,869 -1,297 3,056 (18%) 10,988 (65%)

Earning $20,000 - $34,999 25,602 -1,209 12,009 (47%) 8,077 (32%)

Earning $35,000 - $49,999 22,199 -677 9,287 (42%) 1,947 (9%)

Earning $50,000 - $74,999 27,142 5,559 6,380 (24%) 687 (3%)

Earning > $75,000 36,443 1,500 1,389 (4%) 78 (0%)

THE NEED FOR AFFORDAbLE HOUSING

Source: American Community Survey

Denver Office of Economic Development  | 2016 Housing RepoRt
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Cost buRDen by aRea MeDian inCoMe: DenveR RenteR anD HoMeowneR HouseHolDs

DenveR RenteR HouseHolDs, 2015

 not Cost-burdened Cost-burdened severely Cost burdened % paying more 
than 30% for 
housing costs

% paying more 
than 50% for 
housing costs

paying less than 30% 
of income for housing

paying 30%-49% of 
income for housing

paying 50% or more of 
income for housing

< 30% AMI 4,226 5,110 23,807 87% 72%

31-50% AMI 4,735 11,206 7,936 80% 33%

51-60% AMI 2,362 5,017 1,532 73% 17%

61-80% AMI 11,061 7,190 1,565 44% 8%

81-100% AMI 12,863 4,518 1,470 32% 8%

101-120% AMI 8,567 1,085 0 11% 0%

> 121% AMI 37,000 1,231 838 5% 2%

total 80,814 35,357 37,148 47% 24%

all DenveR HouseHolDs, 2015

not Cost-burdened Cost-burdened severely Cost burdened % paying more 
than 30% for 
housing costs

% paying more 
than 50% for 
housing costs

paying less than 30% of 
income for housing

paying 30%-49% of 
income for housing

paying 50% or more of 
income for housing

< 30% AMI 5,536 7,261 31,133 87% 71%

31-50% AMI 9,852 15,366 11,649 73% 32%

51-60% AMI 4,914 7,210 2,156 66% 15%

61-80% AMI 19,443 11,330 2,459 41% 7%

81-100% AMI 22,439 7,552 2,037 30% 6%

101-120% AMI 18,298 3,301 0 15% 0%

> 121% AMI 111,638 4,803 1,574 5% 1%

total 192,120 56,823 51,008 36% 17%

DenveR HoMeowneR HouseHolDs, 2015

not Cost-burdened Cost-burdened severely Cost burdened % paying more 
than 30% for 
housing costs

% paying more 
than 50% for 
housing costspaying less than 30% 

of income for housing
paying 30%-49% of 
income for housing

paying 50% or more of 
income for housing

< 30% AMI 1,310 2,151 7,326 88% 68%

31-50% AMI 5,117 4,160 3,713 61% 29%

51-60% AMI 2,552 2,193 624 52% 12%

61-80% AMI 8,382 4,140 894 38% 7%

81-100% AMI 9,576 3,034 567 27% 4%

101-120% AMI 9,731 2,216 0 19% 0%

> 121% AMI 74,638 3,572 736 5% 1%

total 111,306 21,466 13,860 24% 9%

Source: American Community Survey, 2015 1-Year Estimates, via University of Minnesota Integrated Public Use Microdata Series
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One goal of the analysis was to understand the family characteristics of cost-burdened households to help guide decisions 
about what type of housing units should be prioritized for investment . As the table below shows, nearly three quarters of 
Denver’s cost-burdened households are 1-person or 2-person households who could be served by a smaller unit . Looking at 
the data another way, approximately half of Denver’s 1-person households are cost-burdened, and nearly three quarters of 
Denver’s 1-person households under 80% of AMI are cost-burdened . 

Cost buRDen by HouseHolD size: DenveR RenteR anD HoMeowneR HouseHolDs

OED’s analysis also looked at relative cost burdens for “special populations,” groups for whom affordable housing units are 
often specially reserved . Common special populations include seniors, veterans, and residents with a disability . The analysis 
found that, while seniors and veterans are no more likely to experience housing cost burdens than other residents, 40% of 
residents with a disability are cost burdened compared to 28% of residents without a disability . 

all HouseHolDs, City anD County of DenveR, 2015

Household Size

1 2 3 4 5+

Not Cost-Burdened  55,956 49.8%  77,184 76.2%  24,158 68.5% 17,807 70.2% 17,015 66.5%

Cost-Burdened 26,589 23.7%  14,400 14.2% 5,141 14.6% 5,804 22.9% 4,889 19.1%

Severely Cost-Burdened 29,840 26.6%  9,744 9.6% 5,962 16.9% 1,765 7.0% 3,697 14.4%

total 112,385 101,328 35,261 25,376 25,601 

HouseHolDs eaRning less tHan 80% aMi, City anD County of DenveR, 2015

Household Size

1 2 3 4 5+

Not Cost-Burdened 17,748 27.3% 10,925 36.5% 3,824 28.8% 2,820 28.8% 4,428 43.5%

Cost-Burdened 19,339 29.7% 10,154 33.9% 3,620 27.3% 5,207 53.2% 2,847 28.0%

Severely Cost-Burdened 28,035 43.0% 8,844 29.6% 5,814 43.9% 1,765 18.0% 2,909 28.6%

total 65,122 29,923 13,258 9,792 10,184 

Source: 2015 ACS 1-Year Estimates (IPUMS)

Denver Office of Economic Development  | 2016 Housing RepoRt
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Two parents each
working full time at 

minimum wage

A single parent
working 45 hours/
week at minimum

wage

2016 Area Median Income (AMI) = $56,000 
(one person)

x 30%

x 50%

x 60%

x 80%

$16,850 $19,250 $21,650 $24,300

$28,050 $32,050 $36,050 $40,050

$33,660 $38,460 $43,260 $48,060

$44,900 $51,300 $57,700 $64,100

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 
(term 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 for that 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 AMI . The chart below shows Denver’s AMI levels as published by HUD .
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•   Low-income housing tax credits are a key financing 
source for many types of affordable housing . 9% 
tax credits provide equity that 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 for 
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, a program that was renewed 
by the state legislature in 2016 . 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 HUD . 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 . 

•   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 .  

FINANCING TOOLS FOR AFFORDAbLE HOUSING

Courtesy of Habitat for Humanity of Metro Denver

Denver Office of Economic Development  | 2016 Housing RepoRt

12



 

pRojeCt units oeD funDing 
CoMMitMent

finanCing 
CloseD/unDeR 
ConstRuCtion

openeD foR 
oCCupanCy

Ruby Hill Residences 114 Sep-14 Feb-15 Jun-16

Terraza del Sol 42 Mar-15 Jun-15 Dec-16

Northfield at Stapleton 84 Jul-15 Jan-16 Nov-16

Stapleton 4 & 5 (Spruce Townhomes) 45 Aug-15 Dec-15 Jan-17

Mariposa Phase VII 45 Sep-15 Mar-16

Westwood Crossing 98 Oct-15 Feb-16

Ash Street Apartments 112 Oct-15 May-16

Montbello VOA 86 Dec-15 Jun-16

St. Francis 50 Dec-15 Jul-16

Sanderson Gulch 60 Dec-15 Jun-16

Renaissance Downtown Lofts 100 Jan-16 Jul-16

Habitat for Humanity Scattered Sites 5 Apr-16 Apr-16 May-16

Sable Ridge Apartments 60 Apr-16

Del Corazon 197 May-16 Oct-16

Kentucky Circle Village 147 Jun-16 Oct-16

The Lydian 22 Jul-16 Sep-16

College View Phase I 7 Aug-16

Stapleton 6 (Spruce Townhomes) 40 Aug-16 Nov-16

Stout24 Rowhomes 7 Oct-16 Mar-17

Lowry Family Housing 72 Feb-17

Parkside Townhomes 33 Feb-17

Arroyo Village Apartments 130 Apr-17

The table on the following page shows how OED’s 2016 funding commitments break down in terms of income restrictions 
and covenant length, as well as bedroom counts . Of the units OED financed in 2016, half are rental units designated for 
households earning 60% of AMI . Fourteen percent, or 81 units, are for-sale and rental units available to households earning 
80% AMI . Eight percent, or 48 units, are rental units available to households earning 50% AMI and another five percent are 
designated for households earning 40% AMI . The remaining 7% of units are designated for households earning 30% of AMI or 
less . Three projects that OED invested in also included market-rate units, with a total of 160 market-rate units across all three 
projects . Bedroom counts in the table below include both affordable and market-rate units .

In 2016, OED made funding commitments of $5.9M to nine new development projects, which will collectively create 
585 new income-qualified affordable units. From the time that OED makes a funding commitment, it typically takes 
another 2-3 years for a project to finalize its financing, complete construction, and open for occupancy . The table below 
reflects the nine projects that received OED financing commitments in 2016, as well as projects that achieved either of two 
other key milestones in 2016: closing financing and beginning construction, or opening for occupancy . The table also includes 
projects that received OED financing commitments in early 2017 .

2016 affoRDable Housing funDing CoMMitMents, Closings, anD pRojeCts CoMpleteD foR oCCupanCy

Courtesy of Habitat for Humanity of Metro Denver
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2016 affoRDable Housing funDing CoMMitMents: inCoMe levels anD beDRooM Counts

The table below shows how OED funds leveraged other public and private financing for affordable housing in 2016 . For the three projects 
that included market-rate units, the total financing shown includes financing that supported both affordable and market-rate units .

2016 affoRDable Housing funDing CoMMitMents: funDing anD leveRage

In addition to new investments in affordable housing development and preservation, OED worked with several property owners in 
2016 to extend the affordability of existing income-qualified rental units . These efforts resulted in affordability extensions of 10-20 
years for 167 income-qualified units reserved for households earning 40% AMI, 50% AMI, and 60% AMI without the use of additional 
city funds .

pRojeCt total   
aff. units

(R)ental oR 
foR (s)ale

aff.  
yeaRs

30% 40% 50% 60% 80% MgR. Mkt. stuDio 1bR 2bR 3bR 4bR

Renaissance 
Downtown 
Lofts

100 R 40 43 20 28 9 1 96 5

Habitat for 
Humanity 
Scattered Sites

5 S 15 5 3 2

Sable Ridge 
Apartments

60 R 40 60 37 23

Del Corazon 197 R 20 6 191 79 107 11

Kentucky Circle 
Village

147 R 20 20 116 25 11 100 61

The Lydian 22 R 25 22 129 12 90 27

College View 
Phase I

7 S 20 7 4 3

Stapleton 
6 (Spruce 
Townhomes)

40 S 15 40 24 16

Stout24 
Rowhomes

7 S 20 7 6 7

total 585 43
7%

26
5%

48
8%

376
65%

81
14%

1 
0%

160 23
3%

426
59%

239
33%

25 
3%

5 
1%

pRojeCt total  
aff. units

oeD funDs souRCe funDing peR 
aff. unit peR 
yeaR

otHeR 
publiC 
investMent

tax CReDits pRivate Debt 
anD eQuity

oeD 
leveRage 
Ratio

Renaissance Downtown 
Lofts

100 $1,000,000 HOME $250 $5,250,000 $15,447,147 $859,909 22:1

Habitat for Humanity 
Scattered Sites

5 $125,000 HOME $1,667 $119,000 n/a $1,162,882 10:1

Sable Ridge Apartments 60 $1,000,000 Skyline  
& CDBG

$417 $0 $5,296,173 $6,996,204 12:1

Del Corazon 197 $2,000,000 CDBG $508 $4,000,000 $10,269,181 $14,794,283 15:1

Kentucky Circle Village 147 $410,000 CDBG $139 $0 $1,230,355 $3,830,830 12:1

The Lydian 22 $330,000 RAHLF $600 $4,200,000 $0 $36,411,319 123:1

College View Phase I 7 $175,000 NSP2 $1,250 $112,000 n/a $1,526,560 9:1

Stapleton 6  
(Spruce Townhomes)

40 $479,000 HOME $798 $400,000 n/a $10,059,441 22:1

Stout24 Rowhomes 7 $350,000 General 
Funds

$2,500 $0 n/a $4,638,923 13:1

total 585 $5,869,000 $397 $14,081,000 $32,242,856 $80,280,351 22:1

MGR = manager unit       MKT = market-rate unit
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iHo zone aMi level CoMplianCe option aHp Date iHo ReQuiReMent units pRoviDeD

Observatory Heights Medium 80% On-Site 2/12/16 Studio 0 Studio 0

1-BR 0 1-BR 0

2-BR 5 2-BR 0

3-BR 3 3-BR 7

El Jebel/Aria Medium/
Low

80% Alternative Satisfaction 5/6/16 Studio 0 Studio 0

1-BR 4 1-BR 8

2-BR 17 2-BR 15

3-BR 2 3-BR 0

1600 S Broadway High 95% On-Site 7/22/16 Studio 0 Studio 0

1-BR 3 1-BR 3

2-BR 1 2-BR 1

3-BR 0 3-BR 0

S*Park/ Arapahoe Strip High 80% Alternative Satisfaction 10/19/16 Studio 4 Studio 0

1-BR 8 1-BR 0

2-BR 3 2-BR 0

3-BR 5 3-BR 14

155 Steele 
Condominiums/Solis

Medium 80% Alternative Satisfaction 11/21/16 Studio 0 Studio 0

1-BR 2 1-BR 0

2-BR 4 2-BR 8

3-BR 1 3-BR 3

Benedict Place High 80%/95% On-Site 12/30/16 Studio 0 Studio 0

1-BR 14 1-BR 10

2-BR 16 2-BR 5

3-BR 3 3-BR 15

total 95 89

income-Qualified Housing units produced under the inclusionary Housing ordinance (iHo)

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 sunset at the end of 2016 to be replaced with the new development linkage fee that is part of Denver’s new affordable 
housing revenue package (see “Denver’s Dedicated Housing Fund” for more information) . While the 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 2016, OED worked with the developers of six projects that were subject to the IHO to negotiation Affordable Housing Plans 
(AHPs) outlining out the project would comply with the IHO . The six AHPs recorded in 2016 are summarized in the table below . OED 
will continue to negotiate plans with developers who choose to build affordable housing units in lieu of paying the development 
linkage fee . OED also manages income verification for a significant portfolio of income-qualified for-sale housing that was 
constructed under the IHO and through large-scale affordable housing plans (e .g . Stapleton) . 

affoRDable Housing plans ReCoRDeD in 2016

2016 affoRDable Rental Housing Covenant extensions

pRojeCt total  
aff. units

oeD funDs souRCe funDing peR 
aff. unit peR 
yeaR

otHeR 
publiC 
investMent

tax CReDits pRivate Debt 
anD eQuity

oeD 
leveRage 
Ratio

Renaissance Downtown 
Lofts

100 $1,000,000 HOME $250 $5,250,000 $15,447,147 $859,909 22:1

Habitat for Humanity 
Scattered Sites

5 $125,000 HOME $1,667 $119,000 n/a $1,162,882 10:1

Sable Ridge Apartments 60 $1,000,000 Skyline  
& CDBG

$417 $0 $5,296,173 $6,996,204 12:1

Del Corazon 197 $2,000,000 CDBG $508 $4,000,000 $10,269,181 $14,794,283 15:1

Kentucky Circle Village 147 $410,000 CDBG $139 $0 $1,230,355 $3,830,830 12:1

The Lydian 22 $330,000 RAHLF $600 $4,200,000 $0 $36,411,319 123:1

College View Phase I 7 $175,000 NSP2 $1,250 $112,000 n/a $1,526,560 9:1

Stapleton 6  
(Spruce Townhomes)

40 $479,000 HOME $798 $400,000 n/a $10,059,441 22:1

Stout24 Rowhomes 7 $350,000 General 
Funds

$2,500 $0 n/a $4,638,923 13:1

total 585 $5,869,000 $397 $14,081,000 $32,242,856 $80,280,351 22:1

pRojeCt total 
units

aDDitional 
yeaRs of aff.

type of extension 30% 40% 50% 60% 80% MgR. Mkt.

Avondale Apartments 41 10 Extension of existing loan 11 30

William Tell 81 20 HAP contract extension 81

Martinez Park & Pleasant Hill Villas 45 10 LIHTC resyndication 14 15 15 1

total 167 0 14 26 126 0 1 0
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PROGRAMS AND SERvICES FOR RESIDENTS

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 HUD . 
Denver also offers two bond-funded mortgage assistance 
programs for first-time homebuyers .

programs for Renters

Tenant-Based Rental Assistance – Most tenant-based rental 
assistance vouchers in Denver are administered by the 
Denver Housing Authority, including 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 
homelessness, funded by OED’s federal HOME Investment 
Partnerships Program allocation . In 2016, OED’s partners 
provided $500,000 in short-term rental vouchers to 91 
households .

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 2016, OED provided $120,000 in funds to support 
community partners who assisted 3,362 renter households .

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 2016, through DURA, OED provided $720,000 in federal 
funds to assist 101 homeowners in making repairs .

programs for Homebuyers

Homebuyer Counseling – OED works with community 
partners to provide free assistance for residents who are 
becoming homebuyers . Any household, not only income-
qualified households, can participate in a HUD-approved 
homebuyer class for free with one of OED’s community 
partners . Some providers also offer more in-depth 
counseling . In 2016, OED invested $289,000 of federal  
CDBG funds in homebuyer counseling to assist 3,610 
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 2016, OED invested $200,000 of federal 
CDBG funds to assist 27 households in purchasing a home .

Metro Mortgage Assistance Plus (MMA) – OED and the 
Department of Finance work with participating lenders 
throughout the Denver metro area to offer qualifying 
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 homebuyers earning up to about 150% of AMI, 
although nearly half of borrowers who use MMA assistance 
earn less than $60,000 . Since 2013, the MMA program 
has supported the home purchases of 1,277 households 
with $10 .8M of down payment assistance . In 2016, 205 
households received MMA grants totaling $2 .28M . The 
average assistance per household was $11,127, up from 
$9,430 per household in 2015 . 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 
2016, about 69% of households who took advantage of the 
MCC program used it to qualify, up from 60% of households 
who used the program in 2015 . In 2016, 147 households 
reserved tax credits through the MCC program, up from 136 
households in 2015 . Like the MMA program, households with 
an income of up to about 150% of AMI are eligible to use 
MCCs . In 2016, the average income of households using the 
program was 82% of AMI, adjusted for household size, with 
about a quarter of participating homebuyers earning less 
than 60% of AMI . This compares to an average income level 
of 70% of AMI in 2015, 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

aligning financing with priorities

In addition to the priorities outlined in the existing Housing 
Denver plan, the new Comprehensive Housing Plan is 
expected to include investment targets for various types 
of priorities, shaped with guidance from the newly seated 
Housing Advisory Committee . 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 help 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 2017 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 . As investment 
priorities shift in the future, the criteria for receiving a 
forgivable loan 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 now provide narrative information 
explaining how their projects meet eight key location-
specific and project-specific priorities, as published on 
OED’s website and summarized below . 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 
Comprehensive Housing Plan and input from the Housing 
Advisory Committee and other stakeholders .

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

project-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

PRIORITIES

17



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 . 

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 .

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 will serve to 
provide essential strategic input on the uses of city housing 
investments . Recommendations from the group will help 
inform annual housing budget priorities and 3-5 year 
comprehensive housing 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 OED’s 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 . 

2016 Housing summit

In May 2016, OED took the lead on planning Denver’s 
second annual Housing Summit . The second summit 
once again brought together nearly 400 regional 
affordable housing stakeholders and policymakers to 
work on key issues facing the region . Breakout  
topics included:

•   Complete Communities: Access to Opportunities 
in and around Affordable Housing – Access to 
affordable housing is a necessary, but not  
sufficient condition for economic mobility, a key 
guiding value for OED and for the city . This session 
explored the elements of a “complete community” 
and how affordable housing stakeholders can work 
together with partners to plan for and finance 
complete communities . One outcome of this 
session is OED’s housing investment priorities, 
described above, which require applicants to 
describe how their projects link residents to other 
key neighborhood resources .

•   Gentrification: Balancing Revitalization with 
Strategies to Preserve Affordability and Reduce 
Displacement – Often “gentrification” is the 
result of public and private investment in 
infrastructure and development of a previously 
blighted or underserved area, with the positive 
goal of revitalization and the negative effects of 
involuntary displacement of existing residents 
and/or businesses . The impacts of neighborhood 
change on residential and business displacement 
were explored by OED’s Gentrification Study, 
released in May 2016 . OED’s housing investment 
priorities also include a priority for projects in parts 
of the city that are vulnerable to gentrification .

•   Building a Model for Mixed-Income Development – 
Mixed-income development is critical to long-term 
positive outcomes for residents and is an important 
part of Denver’s strategy to meet the need for 
affordable housing . A number of successful 
mixed-income projects have been brought to 
life in Denver through committed leadership 
and complex and creative financing strategies . 
OED’s 2017 financing products include a product 
specifically tailored toward projects that mix 
income-qualified and market-rate units and that 
are not leveraging tax credit financing .
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•   
Working with Vulnerable Populations within the Region: 
Housing as a Foundation for Success – Housing that 
supports the region’s most vulnerable populations is  
a key element of a diverse housing stock that serves  
all residents . OED’s 2017 financing products provide  
a strong incentive for developers to include more  
units for the lowest-income populations . A number of  
new development projects are also mixing supportive 
housing and workforce housing, providing some  
shared and some unique services for each population . 
Housing a mix of populations in the same project 
demonstrates a successful model for serving vulnerable 
populations without separating residents from informal  
community supports .

•   
Think Small: Affordable Housing at Smaller Scales – 
The need for affordable housing in Denver is far too 
great to be met only by the larger-scale projects that 
typically receive tax credits, and projects at this scale 
don’t work in every location . However, fewer business 
models and financing tools exist to facilitate the 
construction of affordable housing units at smaller 
scales . In 2016, OED began work with the West Denver 
Renaissance Collaborative to build a toolkit to support 
the construction of one type of smaller-scale affordable 
housing, accessory dwelling units (ADUs) . OED expects 
to release a Request for Proposals (RFP) for an ADU pilot 
project in 2017 .

 

OED is leading the planning of the third regional housing 
summit in May 2017 . The 2017 summit will take place 
at a larger site in order to accommodate at least 500 
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 up to 100 scholarship 
registrations available to support this goal . Breakout 
sessions for 2017 will include:

•   
Gentrification and Anti-Displacement

•   
Preservation of Affordable Housing

•   
Homeownership

•   
Economic Mobility
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