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l. Introduction

The purpose of the Affordable Housing Strategy is to focus the direction of the Town of
Breckenridge and to identify ways to collaborate with the Summit Housing Authority. By
working together, both entities will be able to accomplish goals more effectively and
serve a greater number of locals in need of affordable housing.

The Town of Breckenridge has documented the housing needs of the community and
the Upper Blue Basin and is committed to address that need. Based on these studies,
this document sets forth several programs for implementation. The selection of
programs is based on direction provided by the Breckenridge Town Council in August of
1999.

Given the range of needs, the strategy identifies the approaches that will be the most
effective for the Town. It includes programs that address the current need, commonly
referred to as “catch up” programs, as well as those addressing future needs, which are
known as “keep up” programs. The combination of the two approaches identifies the
number of households that are in need of local rental and ownership housing
opportunities by income level. This documented need should not be equated with
demand since factors such as geographic location and individual unit characteristics
influence buyers’ and renters’ motivation to purchase or lease. Another factor that could
effect demand is the availability of older units that provide for local housing, but are not
included in the inventory of deed restricted properties. Moreover, in the case of
ownership housing, not all households in need of housing are able to qualify for
mortgages. Nonetheless, the documented need quantifies a target for the Town as it
relates to increasing the inventory of deed restricted, affordable housing inventory. The
Town of Breckenridge is committed to addressing this need by implementing programs
identified in the strategic plan.

The programs included in this document are intended to be developed by the Town of
Breckenridge in conjunction with the Summit Housing Authority. Both entities play
instrumental roles in creating, and managing, a successful affordable housing program.
The role for the Town of Breckenridge will be to set the policies, goals, and regulatory
standards. The Town will direct the program by prioritizing the needs of the community
and allocating resources to address the most important needs. Regulatory standards
are to be adopted and then applied to development proposals. It is intended that these
programs will increase the inventory of affordable housing and move the community
towards the goals set by the Town. Finally, the role of the Town will also include
enforcement of the covenants to ensure that the housing that has been created is used
for the intended purpose.

The role of the Summit Housing Authority is to both develop and manage the affordable
housing inventory. Depending on the need for additional affordable housing, the
Housing Authority will play an active role in constructing future projects. Equally
important as the effort to develop housing is the need to manage it. The management
responsibility applies to the entire inventory of housing, including developments
constructed by public and private entities. Management responsibilities may grow over
time and, at a minimum, include buyer and tenant selection, income verification, resales,
etc. A critical function within the management role is to monitor the ongoing housing
needs. Updating the current studies will show how closely the programs have met the
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targeted needs and how the community’s needs change. The information is critical to
communicate to the Town as it sets goals and directs the housing program.

Il. Projected Housing Need Relative to Housing Inventory

A. Summary of Housing Need

This section of the document provides an overview of the affordable housing need for
Summit County and the Upper Blue Basin. It builds upon the previously conducted
“‘Summary of Housing Needs in Summit County and Breckenridge” prepared in January
1998 and updated in October 1998. The purpose is to summarize current information
related to affordable housing and provide the “best available” numbers.

The summary of key findings from the previous analysis includes the following:

o An estimated 39.8% of Upper Blue households are experiencing a “housing cost
burden” (paying in excess of 30% of their income for housing). This includes an
estimated 7.4% of Upper Blue households who are experiencing particularly severe
cost burdens and pay more than 50% of income for housing).

e Between 1990 and 1997, wages have not kept pace with housing prices in Summit
County, resulting in less affordable housing for the area workforce. The average
wage increased by 35% in the 1990 to 97 period, while the median rent increased by
87% and the median price of for-sale housing increased by 121%.

e Between 1990 and 1997, Summit County’s employment growth (51% increase)
outpaced its population growth (41% increase).

o An estimated 3,143 workers commute from other counties to jobs in Summit County,
up from 1,551 in 1990. These workers represent an estimated demand for 611
housing units in Summit County.

e About 48 % of Summit County households own their own home, as compared to the
U.S. average homeownership rate of 66 %. An estimated 563 renter households are
believed to be potential candidates for first-time homeownership programs.

e Summit County has approximately 29 % more jobs in the ski season than in the
summer. lItis believed that part of this increment of additional jobs is filled by year-
round residents who take on additional jobs in winter, and part is filled by incoming
seasonal workers. It is estimated that the total number of seasonal workers
employed in Summit County was approximately 1,900 to 2,300 in winter 1996/97.
This translates into an aggregate demand of approximately 700 to 900 units by
seasonal workers.

o Altogether, considering housing demand from in-commuters, households with severe
cost burdens, and potential first-time homebuyers, there is an aggregate need for
about 1,743 additional affordable housing units in Summit County. Seasonal
workers, whose housing needs overlap somewhat with these other groups, generate
a need for approximately 700 to 900 units if called out separately.
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Recent affordable housing projects and programs, and especially the initiatives of the
Summit Housing Authority, have assisted local households in securing affordable
housing. The increase in inventory of affordable housing is provided in detail in the
following section of this report.

The Town of Breckenridge/Upper Blue Basin represents a portion of the total Summit
County aggregate housing need. The 1998 Summary of Housing Needs estimated
the total need for housing in terms of units required to “catch up” and “keep up.” The
total number of affordable housing units in the Breckenridge/Upper Blue Basin,
based on a number of assumptions about local incomes and total population, was
401 units to “catch up” and approximately 295 units to “keep up.”

The basis for determining the “catch up” and “keep up” figures was established in
late 1998, when RRC Associates developed estimates of housing need for the
Breckenridge/Upper Blue area. The method for estimating the “keep-up” figure is
illustrated in the table below and described in this paragraph. The procedure begins
with population projections from the Colorado State Demographer. The Colorado
State Demographer projected that Summit County’s population would increase by
4,066 people between 1995 (17,248) and 2000 (21,314). " If the Upper Blue basin
undertook to house 30 percent of these new residents under “fair share” principles,
this would translate into 1,220 new residents over five years, or an annual average of
244 new residents per year. > Assuming 2.5 persons per housing unit, this would
translate into 488 new housing units over five years, or 98 units per year. Some of
these new households would be able to afford free market units, while others would
have difficulty securing housing due to the region’s high housing costs. It was
assumed that households making less than 120 percent of the area median income
would be targets for assistance; these households comprise 60 percent of Upper
Blue households, according to RRC estimates from survey data. After applying this
criterion, the total estimated “keep-up” need for affordable housing was estimated to
be 59 units per year, or 295 over five years.

" The original projections used were dated 11/12/97. Newer projections, dated 7/1/98, have since been made

available. The year 2000 population projection was 21,314 under the 11/12/97 numbers, and 21,102 under the 7/1/98

numbers.

2 Note that the Upper Blue could choose to shoulder a higher or lower share of the County’s population growth.

Factors which could be relevant in the “fair share” decision could include the Upper Blue’s share of the County’s

existing population, existing employment, anticipated employment growth, or other measures. Factors such as
environmental constraints and land cost and availability could also be considered in addition to others.
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DERIVATION OF "KEEP UP" HOUSING NEEDS IN THE UPPER BLUE BASIN
(Assuming Upper Blue shoulders 30% of County’s total needs)

Summit Co. 5Year Ave. Annual  Annual Add'l Annual Add'l

Population Change Annual Upper  Up.Blue HH's Upper Blue

Projections Chg Blue Share (@ 2.5/hh)* HH's Earning

(11/12/97) (@ 30%) <120% AMI
(~60%)

1995 17,248
2000 21,314 4,066 813 244 98 59
2005 25,317 4,003 801 240 96 58
2010 29,136 3,819 764 229 92 55
2015 32,372 3,236 647 194 78 47
2020 35178 2,806 561 168 67 40

e  Source of population projections: Colorado State Demographer, 11/12/97.

o A further aspect of the 1998 work included rough estimates of the demand at the
various income levels within the “affordability spectrum.” This describes the need in
terms of units available to households earning less than 120 % of Area Median
Income (AMI). In 1998, AMI was estimated at $51,700 for a family of three.

The 1998 estimate of housing needs in the Upper Blue Basin by Affordability Level

follows:
Table 1
Summary of Estimated Housing Units Needed
in the Upper Blue Basin
By Affordability Level—October 1998
% of AMI <50% 51-80% 81-100% \ 101-120%
“Catch-up” units 58 152 84 107
needed
“Keep-up” units 44 111 61 79
needed
Total 102 263 145 186
% of units needed 15% 38% 21% 27%
Income (HH of 3) $0-25,850 $25,851-41,360 $41,361-51,700 $51,701-62,040

In 1998 it was recommended that, as a matter of policy, Breckenridge continue to work
cooperatively with private developers proposing to produce housing to meet the needs of
various segments of the local population with incomes of less than 120 % of AMI.
Because there were a number of projects in the “pipeline” in 1998, the report suggested
that the Town should work with private developers to both encourage the production of
housing and to create mechanisms to ensure that the newly created housing remain
affordable in perpetuity.
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B. Historic Inventory

The existing inventory of affordable housing in the Upper Blue Basin includes three
projects that include 122 units and another 99 units dispersed throughout the
community. The three developments were each approved in 1997. The deed
restrictions for these projects range in latitude concerning the degree of restriction. The
99 dispersed units have been created by the Town over time from negotiated
development approvals. These units are located throughout the community and also
range in the latitude of the restriction.

Table 2
Affordable Housing Developments
Constructed Prior to 1998

Project Number of Income Date of Type of Deed
Name Units Category Approval Restriction
Less Less Less
than than than
50% 80% 100%
Pinewood Village 74 20% 20% 60% Feb 1997 Income/Rental
Kennington Place 30 After initial sale, no income 1997 Loose occupancy
guidelines. standards
Powder Downs 18 After initial sale, no income 1997 Loose occupancy
guidelines standards
Dispersed Locations 99 Ranges over Varies
throughout the time
community
C. Recent Development Activity

During 1998 and 1999, the Town approved three developments with a total of 143
affordable housing units and negotiated requirements for another eight to be included in
free-market developments. The chart below shows that 59 of these units will be sold in
the 81% to 100% of AMI range, 60 will be sold in the 101% to 120% range, and 33 will
be sold to households earning more than 120% of AMI. None of the units from these
developments will be sold to households earning less than 80% of AMI. The eight
additional affordable units that have been required to be integrated into several
residential projects in Breckenridge are not income restricted. These units are dispersed
throughout the community.
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Table 3
Affordable Housing Developments
Approved in 1998 and 1999

Project Income Date of Approval Type of Deed
Name Category Restriction
Less than 81% - 101% - 120% +
80% 100% 120%
Wellington 0 43 55 25 August 1999 Occupancy
Neighborhood Employment
Resale cap of the
greater of 3% or AMI
Monarch/ 0 13 0 0 Rezoning approved Occupancy
Ironsides/ April 1999. Site Plan Employment
Beardsley currently under review | Resale cap of the lessor
of AMI or 5%
Dispersed 0 0 0 8 Units required in three Occupancy
Locations, development
Park Ave. Lofts, approvals
Avalanche 6 & 7
Total 0 56 55 33

In addition to the developments that have been approved, two proposals are currently

under review.

Table 4
Affordable Housing Proposals

Currently Under Review

Project Income Date of Type of Deed
Name Category Approval Restriction
Less than 81% - 101% - 120% +
80% 100% 120%
Lakeview Commons 0 0 0 15* Pending —project Occupancy Employment
Mendez under review
Revett’s Landing 46 0 0 0 Pending —project Occupancy/Employment
under review /Income/Price
Appreciation
Total 46 0 0 15

*The Mendez development has a total of 50 units, all of which are prohibited from short-term
rentals. 15 are further restricted to require local employment.

Additional affordable inventory will be created in two projects that are under construction
and are positioned as affordable housing but are not deed restricted. These two
developments are Breckenridge Terrace and the Swan’s Nest project. While the future
affordability of these two projects cannot be guaranteed, it appears that the initial
residents are primarily local residents. Of the 79 homes sold at Swan’s Nest to date, 60
have been sold to Summit County primary residents. Although not mandated, it appears
the units at Breckenridge Terrace will be rented exclusively to local employees. Most, if
not all, will be employees of Vail Resorts.
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Because these developments are unrestricted by the Town, there is no assurance that
they will remain affordable, or that they will continue to meet lower income needs over
the long term. However, in the short term indications are that Vail Resorts is targeting
the relatively lower-end rental market through Breckenridge Terrace. These new units
should have significant impact on further addressing the low to moderate income need
(probably in the range of approximately 60 to 120 % of AMI through primarily rental
units). In addition, Breckenridge Terrace should have something of a “ripple effect” on
other units as over-crowded and long commute situations are alleviated by the
production of a large block of new units.

Based on conversations with the Vail Resorts Director of Employee Housing
Development, the project will be geared towards a mix of seasonal and year-round
renters. All of the tenants are anticipated to be Vail Resorts employees. Based on the
wages seasonal level employees earn and the mix of tenants, it can be generally
estimated that half of the project will be occupied by households earning less than 80%
of AMI. Approximately 25% of the units are likely to be rented to employees with
household incomes between 81% to 100% with the balance of 25% being rented to
households earning 101% to 120% of AMI. These estimates are approximate and
warrant monitoring the occupancy to determine which sectors are actually served by the
development.

Table 5
Non-Restricted Affordable Housing
Approved in 1998 and 1999

Project Income Date of Type of Deed
Name Category Approval Restriction
Lessthan | 81%- | 101%- | 120% +

80% 100% 120%

Swan'’s Nest 0 20 82 20 Oct 1998 None
Breckenridge Terrace 90 45 45 May 1999 None
Total 90 65 127 20

D. Projected Housing Needs

As shown in the chart below, the net effect of new approvals and anticipated
construction will be to significantly reduce the need for units to “catch up” with housing
shortages, particularly for income segments between 80 and 120 % of AMI, . It must be
noted that the inventory includes Breckenridge Terrace and Swan’s Nest which are not
deed restricted and thus may or may not remain affordable in the future. As listed in the
table below, the two projects represent 40% of the projected inventory. The data
suggest that there remains a need to address the production of rental units for
households with incomes below 80 % of AMI. Finally, provision should be made to
continue to address future “keep up” needs by planning for additional housing, both
through land banking and other techniques as discussed in the following section.
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Summary of Recent Activity in the Upper Blue Basin

Table 6

(Affordable Units)

Less than 80% 80-100% 101-120%
INVENTORY
Approved Table 3 0 56 55
Under review Table 4 46 0 0
Not restricted* Table 5 90 65 127
TOTAL ANTICIPATED 136 121 182
ESTIMATED NEED-1998
“Catch-up” Table 1 210 84 107
“Keep up” Table 1 155 61 79
TOTAL NEED 365 145** 186
Estimated of need minus -229 24 -4
expected/committed units

*The 102 units in the Swan’s Nest development are currently affordable due to the initial pricing. Because there is not
a cap on appreciation, long-term affordability should not be assumed. Similarly, the 180 units at Breckenridge Terrace

are not restricted.

** When the households at this level of need are further segmented to those earning 80% to 90% of AMI and those

earning 91% to 100% of AMI, there is nearly an even split between the two subcategories. Of the 145 households in
the 80% to 100% range, 71 earn between 80% and 90% and 74 earn between 91% and 100% of AMI.
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M. Future Options to Address Affordable Housing Needs

The Town of Breckenridge has multiple options for addressing the housing need
identified in the previous section. In August of 1999, the Breckenridge Town Council
reviewed several program alternatives and based on the direction provided at that time,
the following programs have been identified for potential implementation. Consideration
should be given to having these programs dove-tail with each other, as much as
possible. The programs are divided into two sections that are consistent with the
analysis of the need: the first set addresses the need to “catch up” and the second
addresses the need to “keep up.”

A. Programs to Address the Current Need — “Catch up”

1. Identify Key Sites for Future Development and Land Bank those
Parcels

With the significant increase in the affordable housing inventory by
developments that are currently in the pipeline, the bulk of the higher end
affordable housing needs of the community may be adequately
addressed for the immediate future (perhaps three to five years).
However, in the future there will likely be a need for the Town or the
Summit Housing Authority to initiate further development. Since the
current Town Council is motivated to create solutions, it may be
appropriate to set aside key sites for future housing development.

The recommended steps to be take at this time are listed below:

¢ Identify sites appropriate for affordable housing and determine the
type of housing that is best suited for the site.

o Develop schematic designs for sites to determine the capacity and
provide detail pertaining to building footprints, mass and scale,
density, landscape buffers, access and transportation needs.

o Develop construction cost estimates, accounting for inflation.
Determine level of subsidy required, if any, and budget
accordingly.

e Proceed through the development review process and secure all
necessary approvals.

e Communicate to the community and the surrounding property
owners regularly that the site is slated for development as
affordable housing. This final step in the development process is
critical as community support can change over time.

e Wait until housing need warrants construction, then proceed.

There are several sites currently controlled by the Town of Breckenridge
that are suitable for affordable housing. The sites include lowa Hill, the
Revett’'s Landing site, and the Ice Rink site. The Stillson Patch parcel
represents another opportunity and could be developed in conjunction
with the Revett’'s Landing site. There may also be US Forest Service
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sites suitable for housing that could be acquired through a land exchange
process.

The target market for any housing developed on these sites should be
geared primarily toward the households earning less than 80% of AMI, as
that sector is not served with the housing in the developments described
earlier. Given the recent approvals summarized above, land-banking
sites with approved development plans may be appropriate. If feasibility
studies show sufficient demand for rental or ownership projects,
particularly for the market with household incomes below 80% of AMI,
proceeding with construction would be appropriate.

Another way to minimize risk would be to phase development in order to
closely monitor the levels of demand that are present as new projects are
brought on line. This is particularly important given the influence
Breckenridge Terrace will have on this segment of the market. While not
required to serve the same segment, many of the 180 units are likely to
be rented by household earning less than 80% of AMI.

Based on the surrounding land uses, the most appropriate type of
affordable housing for each site is:

e lowa Hill — combination of rental and some ownership
opportunities

e Revett’'s Landing/Stillson Site — ownership opportunities
Ice Rink Site -- seasonal/rental opportunities

o Forest Service land trade sites — potential for community
facilities, open space, and rental or ownership affordable
housing.

The timing of the developments will depend on the needs of the
community. To the extent the developments can be designed for
construction in phases, construction of a portion of the units could be
completed over a period of time. Phasing will reduce the risk of
saturating the market.

2. Create Opportunities for Employers to Address Housing Need

Few employers are large enough to develop housing solutions. Many
small employers may desire to participate in solving the housing problems
if provided an opportunity that matches their level of resources. The
Town can play a role by developing opportunities in which small players
can join a larger effort. This type of program could work in conjunction
with the sites listed above.

Advantages of this program:

o Benefits the employer with the ability to secure housing for
employees.

Town of Breckenridge — Affordable Housing Strategy 13



e Benefits the project with equity infusion from private sector.

e Long-term success of project improves. Employers will be
committed to maintaining high occupancy rates by leasing
directly to their employees. High occupancy rates ensure
adequate cash flow for debt service.

e Model may be applied to conversion of older structures or
development of new projects.

To develop this program further, the Town should determine the level of
interest from local businesses. A first step would entail determining the
magnitude of the problem by understanding current costs incurred by
businesses due to the lack of housing. Some impacts can be measured,
such as training and overtime costs. Others are less tangible but are
important to discuss, such as the quality of service provided, the caliber of
employees available, as well as the overall need for a larger pool of
employees to fill the vacant positions.

Once the magnitude of the problem is generally understood, various
types of solutions can be developed. Collaboration would be needed to
determine the type of housing desired, the type of ownership structure,
the level of financial commitment, the investment return desired, and the
role of the Town. As there are many different types of solutions available,
the specific program will be developed in conjunction with local
businesses at a later date.

The Town of Breckenridge, as an employer, may find the need to explore
policies that provide housing for its employees and those of other public
service employers.

3. Fund Additional Down Payment Assistance and Mortgage
Assistance Programs

Currently, the Summit Housing Authority offers two alternatives of down
payment assistance available to Breckenridge homebuyers. The first
program provides a $1500 loan to be used for closing costs. This loan
becomes a grant if the homeowner remains in the home for more than
five years. This program is funded through CARHOF and is available to
all Summit County residents. Approximately 10 buyers are served each
year.

The second program offers up to $10,000 to a homebuyer in the form of a
variable rate loan. The terms of the loan do not require monthly
payments, but require that the loan be paid off at the time of sale or
refinance. At that time, the interest rate is determined based on the
appreciation rate of the home. Both the homeowner and the loan
program share the equity gained on the property proportionally. The
program is limited to households with a maximum income of $47,800. In
1999, 10 homebuyers were assisted with this program.
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A program provided by the Town of Breckenridge enables Town
employees to borrow money from the Town at low interest rates for the
purpose of purchasing housing. The Town’s loan is a second mortgage on
the property with a maximum term of 10 years. The interest rate on the
mortgage is a fixed rate of 4%. The repayment of the loan is flexible and
can be structured so as to maximize the benefit to the employee. The
loan is due in ten years, upon sale or transfer of the home from the
employee to another party, upon refinance of the 1% mortgage, or one-
year after termination of employment with the Town.

Given the number of homes to be constructed in the near future by the
private sector, assisting locals with the purchase of the available product
is an important service to provide. National studies typically cite the lack
of a down payment to be one of the greatest barriers to home ownership.
Because the current programs are limited in scope, serving 20 buyers this
year, expanding the current programs or establishing new programs will
be a strategic use of resources for the Town.

Options for the Town to consider include:

e Fannie Mae offers a down payment assistance program that provides
significant funds to the Town to make available to buyers with
incomes between 80% and 120% of AMI. The funds are available to
the Town as a low-cost loan, at a rate one-percentage point above a
Treasury note. This fund can then be distributed to homebuyers as
low-cost second mortgages at a rate that covers the cost to the Town.
These rates are typically between 1.65% and 1.90% above a treasure
note. The proceeds can be used by the borrower to cover down
payments and closing costs.

o Other communities have considered working with their local banks to
develop loan programs tailored to the local needs. In one case,
consideration was given to a program for 100% loans, provided that
the Town guarantee 10% of the loan. The guarantee was to be
established as a separate account with the local bank, which reflected
a portion of the Town’s reserve. The goal was to match the expected
rate of return for the Town with the separate account, and use it to
provide the collateral for a portion of the loans made to local
homebuyers.

e Another option is to fund a more conventional down payment
assistance program from cash-in-lieu contributions required as part of
a new regulatory program for commercial development. This program
is described in detail in the following sections of this report. With
these funds the town could develop programs requiring down
payments as small as 3%. The Town would have to contribute 2% to
create a total down payment of 5%.
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e The Town should explore other options including loan guarantees,
grants for pre-paid mortgage interest (i.e. buy-downs), and
homebuying facilitation such as co-signing.

4. Strengthen the Accessory Dwelling Unit Program

Dispersing affordable housing throughout the community through an
accessory dwelling unit program provides high quality dwelling units with
few impacts to the community. With incentives and requirements, the
Town can increase the supply of these types of units.

¢ Incent current homeowners to create an ADU. Reduce the fee
for an ADU by shifting it from a Class C Major to a Class C
Minor application.

¢ Modify ADU standards that regulate the size of ADU’s.
Require full restriction for larger units.

e Standardize deed restriction for ADU’s. Minimum
requirements could include requirements for local
employment, maximum rental rates, and income limits for
tenants.

e Require design standards such as separate entrances to
prevent use as guest rooms.

¢ Have the Summit Housing Authority monitor the use of ADUs
to ensure their availability to and occupancy by local residents
with full-time employment.

5. Augment the Housing Fund

The housing fund is currently used primarily for expenditures related to
the Summit Housing Authority. To address the wider range of housing
opportunities, it can be expanded with dedicated revenue sources, such
as in-lieu fees from mitigation requirements, a head tax, or building permit
surcharges. Future expenditures could include an expansion to the down
payment assistance program, conversion of market rate units to
affordable housing, and construction project subsidies, as needed.

6. Waive Density Requirements for Affordable Housing

During the process of planning the affordable housing development at the
Revitt's Landing site, it became apparent that the density available for the
specific site would not be sufficient. Factors that drive the success of
affordable housing development are more related to economy of scale
and livable design, rather than the density stipulated by zoning. The
Town can exempt affordable housing development from its growth control
standards to facilitate affordable housing development.
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B. Programs to Address the Future Need — “Keep up”

1. Annexation Policy

The annexation policies of the Town have been highly effective in
generating affordable housing. The policies used in the recent past can
be formalized, listing the minimum standards for future annexations. The
resources the Town brings to the annexation process include:

e Allowing greater densities via the transfer of development
rights within the Upper Blue Basin, including Town-owned
sites
Deferring water tap fees

e Waiving permit fees or other fees associated with the
development process

These resources can be used in the process to leverage the number of
affordable housing units to be constructed on the annexed sites. A
minimum of 80% of the dwelling units in a proposed annexation should be
developed as deed restricted, affordable housing. A maximum of 20% of
the units should be sold at market rates.

2. Requirements for Commercial Development

In conjunction with other options, the Town can move forward with
programs that require developers to provide housing for the employees
associated with the new uses. The rationale for this type of program is
that the new uses are a direct source for most permanent and seasonal
employees and the developers should be required to provide housing in
proportion to the additional need that is generated. Providing the option
for developers to meet the standards with cash-in-lieu payments is
typically included in these types of programs.

This type of program works best as part of a comprehensive effort and
should not be undertaken without other programs in place. Additionally,
community support is critical to the success of these types of programs.
Gauging that support prior to embarking on a program such as this will
make the process more efficient and effective. Finally, providing a
thorough legal basis for the program is essential to enable the Town to
address any challenges that could arise during or following the adoption
process.

While the Town has already addressed these types of standards with its
relative policies, it may warrant revisiting the standards. As a relative
policy, it may or may not be included by developers in the approval
process. The Town can make this an absolute policy by adopting a
formula to be consistently applied to all new development activity. The
specific mitigation rates, such as the percentage of affordable housing
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units to require, would be determined at the time the ordinance language
and corresponding nexus reports are under consideration. Other
modifications the Town can make include:

¢ Review of the current standards to determine their
effectiveness. Compare the amount of housing created
through the relative policy to the number of jobs generated by
the additional development.

¢ Increase the mitigation rate above the current level of 10% and
tie the requirement to the proposed use instead of the
proposed size. Other communities have set the mitigation
rates between 20% and 60%.

3. Requirements for Residential Development

While the current mitigation incentives apply to multi-family residential
development, the Town has no current requirements for single-family
development. The housing needs of many resort communities are driven
not only by the commercial development, but also by the on-going
production of residential units that are often purchased as second homes.
Requiring the residential component to produce housing to mitigate the
need it creates is another program for action. A requirement such as this
could be fulfilled by a developer constructing housing or by providing
cash-in-lieu payments. Options for this type of program include:

o Require that proposed residential developments include a
certain percentage of the total development as deed restricted
affordable housing. Other communities have adopted
requirements that range from 10% to 60%, with most in the
range of 15% to 20%.

¢ Include not only multi-family development, but also single-
family development in the program.

o Consider developing mitigation standards based on the
employment rates associated with the construction and on-
going maintenance of residential units.

e Require land dedications from subdividers; then use cash in
lieu payments to build housing on the land.

C. Future Considerations:

Two other programs warrant consideration in the future. These are considered as lower
priorities, compared to the programs previously listed. Action would not be taken on
these alternatives until a later date. The purpose of including them in the document is to
keep them available as options.

1. Convert Existing Housing Stock to Affordable Housing.
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One method of expanding the stock of affordable deed restricted housing
is to purchase existing units and then deed restrict them. A benefit of this
type of program is that the Town can revitalize certain areas by increasing
the number of locals’ housing units in specific neighborhoods. To make
the program effective, the Town could target condominium units in older
buildings that are not currently providing locals’ housing. This can be
done by focusing on units that are currently in a short-term rental pool but
are not in prime locations for guest accommodations. Another application
of this program would be to target units that may be occupied by local
employees that should remain as affordable housing.

After acquiring the units, a restriction would be placed on the deed
requiring local employment, owner-occupancy, a maximum income as a
percentage of AMI, and a resale price cap. The Town would then resell
the unit to a qualifying homeowner. A subsidy from the Town would be
necessary, as the market value would be diminished to some degree by
the deed restriction. The benefits of the program include the following:

e Increases inventory of affordable housing without increasing
density.

e Program allows flexibility, as each unit that is acquired can be
deed restricted for a specific economic group within the
community.

e Potential to be highly effective without generating significant
NIMBY opposition.

e Subsidy required from Town would vary, depending on the
listing price and the desired resale price, which will be set by
the income limits of the targeted economic group within the
community.

o Does not diminish stock of existing affordable dwelling units if
Town targets units that are currently in the short-term rental
pool.

2. Housing Replacement

As redevelopment proposals increase in the future, existing homes will be
removed to allow for a more intensive use of the site. Because this is not
prevalent within the Town at this time, this type of program may be more
appropriate in the future. As the stock of existing housing is typically
more affordable than units created through redevelopment, preserving the
existing housing stock is an essential element to maintaining the
affordable housing supply. To address this problem, the Town could
require that redevelopment proposals replace the existing housing stock
with a similar product.

e The standards for replacement would require the new housing
to be of similar size, bedroom count, and rental rate or sales
price to the former housing.
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e The new housing could be incorporated into the
redevelopment or located on another site within the
community.

V. Administrative Guidelines:

The purpose of the administrative guidelines is to ensure consistency for all affordable
housing that is located within the Town of Breckenridge and the Upper Blue Basin. The
guidelines include the definition for affordable housing, affordability criteria, standards for
occupancy of the affordable housing, limits for appreciation, and resale procedures. The
guidelines are to be referenced in all deed restrictions, including housing required
through annexation agreements, future regulatory standards, and current development
code requirements. The goal is to have a single set of standards to which all of the
inventory of housing must comply.

The Town of Breckenridge will apply these standards to proposed developments to
ensure that additional affordable housing units meet these guidelines. The Summit
Housing Authority will manage the affordable housing inventory, including tasks such as
buyer and tenant selection, income verification, resales, etc. Methods should be
explored that would result in the County and the Town having the same standards.

A. Definition

Affordable Housing is any dwelling unit located in the Town of Breckenridge or the Upper
Blue Basin that is restricted in perpetuity to occupancy by individuals meeting the
income limitations and occupancy standards listed in these guidelines. Occupancy
standards include requirements for primary residency and local employment.

B. Affordability Criteria for Ownership and Rental Housing

1. Maximum rental rates and sales prices for deed restricted affordable housing are
based on the Area Median Income (AMI) set by HUD annually adjusted for
household size. The income figures shall be used to relative to the four
categories of affordable housing, specifically:

=  80% of AMI and below

= 81% to 100% of AMI

= 101% to 120% of AMI

= 121% of AMI and greater.

The affordable housing in a given development should be distributed among the
different income levels in such a way that the average of all household income
equals 100% of AMI.

2. For rental housing, the maximum monthly rental rates, including utilities, shall not
exceed 30% of gross household income, adjusted for household size.
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3. For ownership housing, the maximum sales prices shall be set based on the
following standards and shall not exceed 30% of gross household income,
adjusted for household size.

= |nterest Rate: Fixed at an average of regional rates on the
initial day of the applicant filing a proposal.

=  Down Payment: 10%

* Monthly Dues: $250

= Size of Household: 1.5 persons per bedroom

= Mortgage Type: 30 year-fixed rate

The purchaser's income level is to be reviewed by the Summit Housing Authority
for compliance with AMI figures.

C. Qualifications to lease or purchase and occupy Affordable Housing

To qualify and be eligible to lease or purchase affordable housing, a person must meet

the following criteria:

1. Upon lease or purchase, the tenant or owner must occupy the unit as his
or her primary place of residence, with provisions for family members and
other renters.

2. The tenant or owner must work a minimum of 30 hours per week in the
Upper Blue region of Summit County; with the following exceptions:

Full-time residents 55 to 65 years of age must work a minimum of
15 hours per week.

Full-time residents over 65 years of age are not required to work,
provided that they have been employed for a minimum of five
years at a business located in Summit County prior to retirement.
Fulltime residents who are persons with disabilities are not
required to be employed.

Affordable housing residents should continue to fulfill these requirements as long as they
reside in a deed restricted housing unit. The Summit Housing Authority will monitor
compliance with these requirements. Methods to resolve any violations of these
requirements should be considered when adopting implementing ordinances.

D. Maximum Resale Value

Based on the conditions of the Summit County real estate market, as documented in a
study conducted in January of 1999, “Summit County Real Estate Appreciation
Analysis,” long-term affordability can not be anticipated without setting a limit on
appreciation. Based on the needs of the community, the resale value of affordable
housing units is capped at an annual rate of the greater of 3% or the annual change in
AMI. In addition to this appreciation, homeowners may recoup costs incurred that are
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1. Directly related to interior improvements, but only those related to the
addition of square footage or usable space.

2. Result from a special assessment from the Town of Breckenridge or a
homeowners association relating to long-term maintenance of common
property.

E. Resale Procedures

In the event a current homeowner of a deed restricted affordable housing unit chooses
to sell the unit, he or she may list the unit with the Summit Housing Authority (SHA). The
SHA will be responsible for all real estate transactions and shall charge the homeowner
no more than 2% of the sale price for this service. This cost for the real estate
transaction shall not be added to the maximum resale value. The SHA shall publicize
the availability of the unit to the general public and shall establish an equitable method of
distribution. The SHA may rank prospective purchasers using criteria reflecting
community values that are approved by the Town of Breckenridge.

In the event the homeowner chooses to list the unit with a realtor or sell the unit by
owner, the SHA shall qualify prospective purchasers using the Town’s selection criteria.
Examples of the criteria include income, household size, employment, residency, or
other criteria approved by the Town pertaining to the resale of deed restricted housing.
Any sales commission shall be paid by the seller and shall not be added to the maximum
resale value.

F. Dues and Assessments for Maintenance and Capital Improvements.

If an affordable dwelling unit is developed as part of a homeowner’s association, any
documents creating the homeowners association shall equitably distribute the burden for
common costs based on whichever of the following two formulas results in the lower cost
for the affordable housing unit:

1. The size of affordable dwelling unit in square feet as compared to the
total size of the other units in the development; or

2. The size of the lot on which the affordable dwelling unit is located as
compared to the total size of the other lots in the development.

Any general annual assessment, special assessment, or any other assessed charge for
such affordable dwelling unit shall be subject to an initial assessment and/or annual
assessment increase limitation equal to 3% of the prior year's general annual
assessment for the affordable dwelling unit.

The Town should explore providing incentives for property management companies to
ensure that adequate management services are available, particularly to older
developments that provide housing for local residents.
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