
 

CITY OF STEAMBOAT SPRINGS 
AGENDA 

REGULAR MEETING NO. 2009-05 
                TUESDAY, FEBRUARY 10, 2009 

5:05 P.M. 
 
WORKSESSION MEETING LOCATION: Citizens’ Meeting Room, Centennial 

Hall; 124 10th Street, Steamboat Springs, CO 
 

WORKSESSION MEETING PROCEDURE: Comments from the Public are 
welcome at two different times during the course of the work session meeting: 
1) Comments no longer than three (3) minutes on items not scheduled on the 
Agenda will be heard under Public Comment; and 2) Comments no longer than 
three (3) minutes on all scheduled work session meeting items will be heard 
following the presentation or the internal deliberation.  Please wait until you 
are recognized by the Council President.  With the exception of subjects brought 
up during Public Comment, on which no action will be taken or a decision made, 
the City Council may take action on, and may make a decision regarding, ANY 
item referred to in this agenda, including, without limitation, any item referenced 
for “review”, “update”, “report”, or “discussion”.   It is City Council’s goal to 
adjourn all meetings by 9:00 p.m. 
 

A City Council work session meeting packet is available for public review in the 
lobby of City Hall, 137 10th Street, Steamboat Springs, CO. 
 

PUBLIC COMMENT: Public Comment will be provided at 7 p.m., or at 
the end of the meeting, whichever comes first. CITY COUNCIL WILL MAKE NO 
DECISION NOR TAKE ACTION, EXCEPT TO DIRECT THE CITY MANAGER.  THOSE ADDRESSING CITY 
COUNCIL ARE REQUESTED TO IDENTIFY THEMSELVES BY NAME AND ADDRESS.  ALL 
COMMENTS SHALL NOT EXCEED THREE MINUTES. 
             
 

A.   ROLL CALL (5:05 P.M.) 
 
 
B.  CITY COUNCIL REVIEW TOPIC  
 1. Affordable Housing: Council policies and philosophy. 
  Direction on potential amendments to the Community  
  Housing Ordinance. 
 
 
C. ADJOURNMENT    BY: JULIE FRANKLIN, CMC 
        INTERIM CITY CLERK 



CCIITTYY  CCOOUUNNCCIILL  CCOOMMMMUUNNIICCAATTIIOONN  FFOORRMM 
 
 
FROM: Nancy Engelken, Community Housing Coordinator (Ext. 

253)  
 Tony Lettunich, City Attorney 
 Bob Litzau, Interim Finance Director (Ext. 239)  

 
THROUGH: Tom Leeson, AICP, Director of Planning & Community 

Development (Ext. 244) 
 Wendy Dubord, Interim City Manager (Ext. 228) 
 
DATE: February 10, 2009 

 
ITEM: Affordable Housing:  Council policies and philosophy  

  
 NEXT STEP: Direction to Staff for preparation of any Amendments to the 

Community Housing Ordinance 
 
 
 _X_ DIRECTION 
 ___ INFORMATION   
 ___ ORDINANCE  
 ___ MOTION 
 ___ RESOLUTION 
 
 
I. REQUEST OR ISSUE: 
 
City Council has requested a second work session to discuss the City’s Community 
Housing Ordinance, possible amendments to that Ordinance, and dispersal of 
payment in lieu funds. 

 
 

II.   RECOMMENDED ACTION: 
 
Discussion and Direction to Staff. 
 
 
III.   FISCAL IMPACTS: 
 
None at this report. 
 
 

AGENDA ITEM # 1
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IV.  BACKGROUND INFORMATION: 
 
The City of Steamboat Springs passed an Inclusionary Zoning Ordinance on 
February 26, 2006 following extensive public process, recommendation and 
review by Planning Commission and City Council.  The Inclusionary Zoning 
Ordinance was amended on June 19, 2007 to add Commercial and Residential 
Linkage, increase the target Area Median Income for Inclusionary Zoning units 
and add an exit strategy for units not sold in 12 months. 
 
The Community Housing Ordinance follows recommendations in the Steamboat 
Springs Community Area Plan, a document developed through an extensive 
public process that guides community development policy for the City.   Similar 
recommendations and policy are contained in the Vision 2020 document and the 
adopted Implementation Program for Community Housing.  The Housing Vision 
in the Community Area Plan is as follows:  “The Steamboat Springs community 
will allow the majority of people who work in Steamboat Springs to afford to live 
here, if they so choose.  This also applies to those who have worked for many 
years in the community and have retired.”  Under Policy H-1.2, “Support a 
variety of affordable housing options that are integrated throughout the 
community, but protect the character of existing neighborhoods”, the 
Community Area Plan specifically calls for the following strategies: 
 
Strategy H-1.2 (a):  Develop Inclusionary Zoning Standards 
Strategy H-1.2 (b):  Develop a Jobs-to-Housing Linkage Program 
Strategy H-1.2 ( c):  Re-evaluate Affordable Housing Incentives 
Strategy H-1.2 (d):  Establish Provisions to Ensure Permanently Affordable 

Housing  
 
Inclusionary Zoning and Linkage are a part of a larger community housing 
strategy to meet the housing needs of the workforce at all income levels.  In 
2007, City Council adopted the Steamboat Springs Community Housing 
Implementation Program after public discussion before Planning Commission 
and City Council.  The Community Housing Implementation Program is intended 
to “guide implementation of the Steamboat Springs Area Community Plan 
adopted May 2004” and states a goal that “Housing will be provided within the 
community for 70% of new employees, which will gradually increase the 
proportion of employees housed up from the level in 2000 of 56%.”  
 
According to data used for the Workforce Housing Demand Analysis, the City has 
already fallen behind on this goal.  In their Interim Report for the Workforce 
Housing Demand Analysis, RCLCO noted in 2004, less than 1 in 3 
Steamboat Springs workers (31.4%) lived inside the City limits.  The 
Community Indicators Report for Routt and Moffat County affirms these statistics 
through commuter and income import and export data.   
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The Steamboat Springs Community Housing Implementation Program outlines 
two distinct objectives:  Catch Up and Keep Up strategies to address 
affordable housing needs.  Linkage and Inclusionary Zoning were designed to 
address “Keep Up” Demand, or the increase in demand for employee housing as 
growth occurs, for households below 80% Area Median Income (Linkage) and 
between 80-120% Area Median Income (Inclusionary Zoning.)  “Catch Up” 
Strategies to address existing deficiencies in residential unit demand as well as 
Strategies to Address the housing needs for households with incomes greater 
than 120% AMI are the responsibility of the City of Steamboat Springs in 
cooperation with private developers, the Yampa Valley Housing Authority and 
others.  
 
Since the Community Housing Ordinance was amended in 2007, significant 
national and international economic issues have affected the ability to market 
units and provide mortgage financing for homebuyers for some of the affordable 
housing units that have been built or are under construction.  Tightened lending 
requirements, limited financing available for any residential unit (deed restricted 
and free market) if less than 51% of all units in a new development are under 
contract, new appraisal standards that restrict financing for owner-occupied units 
in condo-tels, and increased interest rates for homebuyers that apply down 
payment assistance funding in any form are among the financial and mortgage 
lending changes and challenges in the last 6 months.   
 
While the Ordinance provides considerable flexibility to meet community housing 
obligations in multiple ways including mixing affordable and free market units 
within a development (an option Staff has suggested for the First Tracks at 
Wildhorse Meadows development, for example), all real estate transactions for 
deed restricted and free market housing have been affected by changes in the 
mortgage lending and financial industries.   
       
 
Attached please find a memo to guide Council discussion.  The memo is divided 
into the following categories:   
 

! A summary of affordable housing created under the City’s Inclusionary 
Zoning and Linkage program;  

! Options for Amending the City’s Community Housing Ordinance;  
! Options for Payment in Lieu funds;  
! A Preliminary Analysis of a Voluntary Real Estate Transfer Fee; 
! An outline of residential linkage requirements applied to different size 

additions and new construction; 
! U.S. Department of Housing and Urban Development Area Median Income 

Levels for Routt County for 2008; 
! A spreadsheet that indicates maximum purchase prices for residential 

units based upon income. 
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City Council initially should determine: 
 
1.  What, if any, changes it wants to make to the City’s Community Housing 
Ordinance.  Four options are presented for consideration.   
 
2.  Should City Council recommend proceeding with Options 1, 2 or 3, City 
Council should then determine how payment in lieu funds are to be distributed 
and used.  Three options are presented for consideration. 
 
 
Staff is also presenting a preliminary analysis of a voluntary real estate transfer 
fee submitted by a Housing Developer Task Force of the Yampa Valley Housing 
Authority.  City Staff was not involved in this Task Force process and has not had 
the opportunity to prepare more than a preliminary analysis of this option.  
 
 
Significant public comment has been received on this issue and discussion.  
Letters received are attached for City Council consideration. 
 
     
V.   LEGAL ISSUES: 
 
None at this report. 
 
 
VI.  CONFLICTS OR ENVIRONMENTAL ISSUES: 
 
None at this report. 
 
 
VII.  SUMMARY AND ALTERNATIVES: 
 
Provide direction to Staff for any amendments to the Guidelines and/or 
additional information required for policy discussions and decisions.  
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Community Housing Ordinance:  Summary of Program Results to Date and  
Options for Reform 

 
 

 
Affordable Housing Created under the Community Housing Ordinance: 

 
 
 
Since passage of the Inclusionary Zoning Ordinance in 2006:   
 
 

! 16 units have been created and obtained CO 
o Of the 16, 8 have closed and are being occupied and 2 are under contract. 
o The remaining 6 units have been marketed according to an approved development 

agreement for a month and a half (since late November 2008.)  Sale of those units has 
been severely impacted by new lending and appraisal standards enacted in summer 2008.  
City Council will be reviewing a request for payment in lieu for these units under the 
Alternative Compliance Section of 26-149 in the CDC for Community Housing.   

 
! 47 units are under construction at First Tracks at Wildhorse Meadows 

o Of the 47, 15 are under contract. 
o CO is expected in mid-summer 2009. 
o Staff has been working with the developer on a revised Community Housing Plan that 

conforms to the Community Development Code and meets the needs of the developer. 
 

! 77 affordable units are scheduled to be developed as a part of 8 different approved development 
projects including off-site compliance for two projects (e.g. Phase 2 of First Tracks, Sundance 
North, Riverwalk, Fulton Ridge, Steamboat Barn Village.)  These units are primarily composed 
of 2 and 3 bedroom units and for households between 80-120% AMI.     

 
! Payment in lieu collected to date:  $328,175.95 for Inclusionary Zoning; $324,326.92 for 

Residential Linkage; $0 for Commercial Linkage (though approved projects do include 
commercial linkage funds) = $652,502.87.  Payment in lieu for Linkage has all been collected 
since the Ordinance was amended to include Residential and Commercial Linkage on June 19, 
2007.  

 
 
 
Colorado Communities with Inclusionary Zoning Programs (only):  Boulder, Durango, Carbondale, 
Denver, Glenwood Springs, Garfield County, Lafayette, Longmont. 
 
Colorado Communities with Inclusionary Zoning and Linkage Programs:  Aspen, Basalt, Crested Butte, 
Frisco, Gunnison County, Mt. Crested Butte, San Miguel County, Snowmass Village, Steamboat Springs, 
Telluride.   
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Options for Amending the Community Housing Ordinance  
 

Summary:  City Council initially should determine what, if any, changes it wants to make to the City’s 
Community Housing Ordinance.  Four options are presented for consideration.   
 
Should City Council recommend proceeding with Options 1, 2 or 3, City Council must then determine 
how payment in lieu funds are to be distributed and used.  Three options are presented for 
consideration. 

 
Option 1:   

 
Make major amendments to the Ordinance 

 
! Allow more flexibility for developers and creation of housing demanded by the market by 

calculating IZ requirements as a percentage of overall square footage being developed as opposed 
to the current 15% of all new units requirement.  This allows developers to submit community 
housing plans for a certain amount of square footage and accommodate unit size and type within 
that square footage.  

! Increase incentives for IZ compliance including waiving of City building permit fees for 
affordable units (approved through the new Routt County Building Department IGA in 12-08), 
consideration of possible financial compensation for or deferral of some building-related fees for 
affordable units (fee deferral dependent on County approval), and City administration of federal 
housing program funding applications and distribution of funds that would provide subsidies to 
developers for affordable housing.  

! Allow payment in lieu for developments that require less than 3 units.  
! Allow payment in lieu for any development deemed a “condo-tel” that allows nightly rental of 

units within the building.  
! Amend off-site compliance to allow off-site development within a certain radius of the new 

development and with no additional affordable housing requirements. 
! Amend land and off-site lot dedication to equal 100% of the payment in lieu requirement. 
! Allow employer purchase of deed-restricted units for rent to income qualified employees. 
! Recommend discussion of density bonuses for onsite Inclusionary Zoning by City Council and 

during the Steamboat Springs Area Community Plan update process. 
 
Advantages: 

! Follows example and documentation of reforms to similar inclusionary zoning and linkage 
programs in Colorado. 

! Promotes a cost-neutral approach to the development of affordable housing within proposed new 
developments. 

! Achieves mix of housing throughout the City by including units in scattered developments rather 
than in one concentrated area. 

! Allows affordable housing to be developed concurrent with market rate housing; 
! Responds to developer and lender concerns about marketability and financing of affordable 

housing within certain developments. 
! Conforms to the Steamboat Springs Area Community Plan. 

 
Disadvantages: 

! Current City financing options for development incentives for IZ are limited.  Fee deferral to final 
inspection or CO significantly complicates administrative procedures and means the City is a 
financial partner.  If a project isn’t completed or goes into foreclosure, the deferred fees are lost.  

! Requires free market developer to develop and market an affordable housing product or partner 
with an experienced affordable housing developer. 

! Requires a complex administrative process. 
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Option 2: 
 

Make payment in lieu a right for all Inclusionary Zoning compliance and Increase 
Incentives for development of housing through Inclusionary Zoning 

 
! Payment in lieu calculation will need to be amended to properly reflect HOA fees in older 

condominiums and townhomes with deferred maintenance as well as new developments. 
! Payment in lieu collected to date:  $328,175.95 for Inclusionary Zoning; $324,326.92 for 

Residential Linkage; $0 for Commercial Linkage (though approved projects do include 
commercial linkage funds) = $652,502.87.  

! Payment in lieu potential based upon approved projects (if submitted today):  First Tracks at 
Wildhorse Meadows (includes One Steamboat Place off-site units) -- 94 units = $11,056,656; 
Sundance North – 3 units = $352,872. 

! Increase incentives for IZ compliance including waiving of City building permit fees for 
affordable units (approved through the new Routt County Building Department IGA in 12-08), 
consideration of possible financial compensation for or deferral of some building-related fees for 
affordable units (fee deferral dependent on County approval), and City administration of federal 
housing program funding applications and distribution of funds that would provide subsidies to 
developers for affordable housing.  

 
Advantages: 

! Payment in lieu funds can be potentially be leveraged with governmental and private funding to 
produce and preserve affordable housing.   

! Allows land banking and development that responds to a demonstrated need for housing and 
particular types of housing. 

! Balanced approach that still gives developers the option to build affordable housing with 
additional incentives or pay payment in lieu. 

! Allows affordable housing development experts to finance and develop affordable housing. 
! Conforms to the Steamboat Springs Area Community Plan. 

 
Disadvantages: 

! Affordable and buildable land for development is scarce. 
! Payment in lieu represents only the subsidy needed to make a unit affordable, not the total cost of 

land and construction; hence, fewer total ownership units are likely to be developed should 
payment in lieu only be collected.  For example, the $11,056,656 for First Tracks at Wildhorse 
Meadows might produce around 51 affordable ownership units for households at 100% AMI after 
land and construction costs are considered (estimated in today’s dollars and based upon an 
appraised 2.5 acre parcel within the City limits.) 

! The ability to leverage funds for rental housing is limited because of economic conditions and 
corresponding financing options.  Under a low income housing tax credit deal (rental housing for 
households at or below 60% AMI), the $11,056,656 for First Tracks at Wildhorse Meadows 
might produce about 75-80 rental units because tax credit pricing is currently so low.  Land 
availability, zoning and FAR also dictates the number of units that can be built. 

! Governmental and private funding available for leveraging of payment in lieu funds are 
distributed through competitive processes and not guaranteed.   

! While one option is to purchase existing lower cost units with payment in lieu funds, this 
approach takes units out of the free market, attainable pool. 

! Current City financing options for development incentives for IZ are limited.  Fee deferral to final 
inspection or CO significantly complicates administrative procedures and means the City is a 
financial partner.  If a project isn’t completed or goes into foreclosure, the deferred fees are lost.  

! Potential of concentrating all the affordable housing in one location rather than mixed throughout 
the City. 
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Option 3:   
 

Repeal or Suspend Inclusionary Zoning and Maintain Commercial and/or Residential 
Linkage  

or  
Repeal or Suspend Commercial and/or Residential Linkage and Maintain Inclusionary 

Zoning (with increased incentives for developers) 
 
Advantages: 

! Simplifies requirements for developments. 
 
Disadvantages: 

! Reduces options to meet the needs of the workforce at multiple income levels.  Commercial and 
residential linkage (and the corresponding Nexus/Proportionality Analysis for Employee Housing 
Mitigation) specifically addresses the housing needs of members of the workforce earning less 
than 80% AMI.  Repealing both or either commercial or residential linkage reduces funding 
options for housing for the service industry workforce and other members of the workforce 
earning less than 80% AMI.   

! Council will need to determine how to address approved development projects that have paid 
payment in lieu or developed units should changes be made to either Inclusionary Zoning or 
Commercial and Residential Linkage.  The decisions will include whether or not to compensate 
developers that have constructed Inclusionary Zoning units and/or refund payment in lieu funds 
collected. 

! Unclear what happens to Inclusionary Zoning units under contract but not built if Inclusionary 
Zoning is repealed.   

 
 

Option 4:   
 

Repeal the Community Housing Ordinance 
 
Advantages: 

! Will test if the private sector and free market can and will provide affordable housing for the 
community’s workforce. 

! Eliminates affordable housing requirements for developers. 
 
Disadvantages: 

! Unclear what happens to the deed-restricted housing under contract but not built (e.g. First 
Tracks). 

! Council will need to determine how to address approved developments that have complied with 
Inclusionary Zoning and Commercial and Residential Linkage requirements.  

! If the private sector doesn’t provide affordable housing, area employers and the City’s economic 
base would suffer as recruitment and retention of employees – particularly at lower income 
levels – is impacted by the lack of housing. 

! The workforce that can’t afford to live in Steamboat Springs will increasingly commute from 
surrounding communities and this will impact traffic and congestion, sales tax revenues (as 
members of the permanent and seasonal workforce buy more goods in their home communities 
outside Steamboat Springs), and long-term environmental and community vitality issues.  

! Does not conform with the Steamboat Springs Area Community Plan (Adopted 2004), Vision 
2020 (1994), and Implementation Program for Community Housing (Adopted 2006) documents 
or address affordable housing needs documented in the Routt County Housing Needs 
Assessment (2003), and Workforce Housing Demand Analysis (2008). 
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Analysis of Payment in Lieu Options: 
 

Option 1: 
Distribute payment in lieu funds through a City administered Request for Proposals (RFP) 

process with a set-aside for funding needs outside the RFP timeline 
 
Advantages: 

! This option has been considered during three City Council public hearings -- on March 18, June 
10 and October 21, 2008 – and therefore has been through a public review process.  City Council 
made a unanimous motion to proceed with an RFP and set-aside process for payment in lieu at its 
October 21, 2008 meeting. 

! The RFP and set-aside allows consideration of proposals from multiple affordable housing  
developers for different types of projects and funding of the best proposals and ideas. 

! A category of “preservation of affordable housing” under the RFP could allow for some 
administrative funding as well as necessary maintenance expenses associated with existing 
affordable housing including infrastructure at mobile home parks, significant and unforeseen 
expenses at affordable housing complexes that could displace residents, and some YVHA 
administrative costs.  

! Staff has preliminarily arranged for review of RFP applications by a committee of financing and 
lending professionals in conjunction with Staff.  All funding recommendations would be 
approved by City Council. 

! An RFP and set-aside application process insures compliance with the City auditing and financial 
reporting requirements, the “City of Steamboat Springs Financial Policies.”    

 
Disadvantages: 

! Involves a complex administrative process. 
! Requires the YVHA apply for funds through an RFP process and doesn’t guarantee the 

organization funds for development and/or preservation activities. 
 
 

Option 2:   
Distribute all payment in lieu funds to the YVHA or another entity to be spent at the 

organization’s discretion or with a City-approved process 
 
Advantages: 

! Allows one organization to be the point organization for affordable housing funding programs in 
the City.  

! Provides a funding source for the YVHA. 
 
Disadvantages: 

! Does not conform to the City auditing and financial reporting requirements, the “City of 
Steamboat Springs Financial Policies.” 

! Would require City monitoring of funds distribution for compliance with the Ordinance through 
another organization. 

! Doesn’t allow other  affordable housing development organizations, private and not for profit, the 
same access to housing development and preservation funds as the YVHA or necessarily any 
funding from payment in lieu funds.  This includes local organizations such as Habitat for 
Humanity, Advocates Against Battering and Abuse, Horizons and statewide organizations, MGL 
Partners, Mercy Housing, Coburn Development, Ted Guy and Associates, Medici Communities 
and Archdiocesan Housing (all of whom responded to the Iron Horse RFQ), among others. 

! Potential conflict of interest if the YVHA distributes funds to a developer that has partnered or is 
partnering with the YVHA in any capacity.   
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Option 3:   
Allow Payment in Lieu for Down Payment Assistance: 

 
Advantages: 

! Could provide housing subsidies for households at multiple income levels.  
! Offers flexibility to purchase housing of choice in the community rather than just housing that is 

created as affordable. 
 
Disadvantages: 

! Payment in lieu is designed per the Ordinance for the acquisition or development of new 
affordable housing.  Down payment assistance doesn’t create new housing stock or acquire land 
for new housing stock. 

! Affordability of housing and funds available for down payment assistance are entirely a product 
of free market prices.  As free market housing costs increase (including HOA fees and deferred 
maintenance in older units), fewer options exist for lower income households if a standard 
amount of down payment assistance is available or, if funds are used to buy down housing costs 
to the point housing is affordable, few down payment assistance grants are available overall for 
household purchase. 

! Under current lending and mortgage requirements, households using down payment assistance 
programs may be viewed as higher financial risks by lenders and those lenders, in turn, may 
charge higher interest rates – up to 1% -- for households participating in these programs.  
Currently, therefore, down payment assistance is not a solution for all households.  

! Other funding sources may be better suited for down payment assistance.  For example, other 
Colorado communities use Colorado Division of Housing funds for down payment assistance 
and require repayment either as a second mortgage or as a monthly payment into a revolving 
loan fund that is redistributed to other income-eligible households.  This fund distribution is 
often administered by a Housing Authority, Community Housing Development Organization 
(CHDO) or non-profit affordable housing development organization. 

! Other Colorado communities have also worked with employers to establish a revolving loan 
fund for down payment or rental assistance.  This can be combined with a lease to own model 
and can be done concurrently with Colorado Division of Housing down payment assistance 
funds.  This type of funding program has been established through Community Development 
Financial Institutions, non-profit affordable housing development organizations and Housing 
Authorities.  This encourages greater employer involvement in workforce housing development 
for their employees. 

! Payment in lieu for down payment assistance would require eligibility guidelines, repayment 
monitoring, administration of fund distribution and refunding. 
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Preliminary Analysis of the Application of a Proposed Voluntary Real Estate Transfer Fee: 
 

! This type of proposal is currently allowed under Alternative Compliance Method under Section 
Sec. 26-149 Community Housing in the Community Development Code pending determination 
of legality.  One developer had, in fact, submitted a voluntary real estate transfer fee proposal for 
consideration.  Sec. 26-149 (g) (7):  Alternative Compliance Methods.  “The City Council shall 
have the discretion to accept in-lieu consideration in any form so long as the value of that 
consideration is equivalent to or greater than the payment in lieu contribution required by this 
Section and that the acceptance of an alternative form of consideration will result in additional 
benefits to the City of Steamboat Springs consistent with the purpose of this Section.” 

! Fees are distributed only at the point of sale and only on a per unit basis and therefore do not 
correspond to the Ordinance’s intent of developing affordable housing in correspondence with 
market rate housing and responding to the increased demand for workers in relationship with new 
residential and commercial development. 

! On a per unit basis, the real estate transfer fee does not equal payment in lieu or provide the 
subsidy of payment in lieu. 

! Based upon preliminary analysis of information submitted by the YVHA Task Force, fewer units 
are produced for dollars generated over 30 years than on a project basis under Inclusionary 
Zoning and those units come on-line at a much slower rate.  .   

! Based upon the YVHA Task Force-cited Trailside Village project (225 units with average 
unit sizes of 1,012 square feet), if submitted today, the project would generate 33.75 
units under Inclusionary Zoning and $387,027 in residential linkage. 

! The developer indicated the estimated market value of the project is $105,000,000 which 
translates to an average cost of $466,667 per unit.  Under today’s HUD Area Median 
Income (AMI) guidelines, a unit priced at $466,667 – with HOA fees of $303 a month -- 
would require a payment in lieu subsidy of $259,981 to make it affordable to a household 
of 2 at 100% AMI.  The developer estimated a voluntary real estate transfer fee of 1% 
would generate $7,720,588 over 30 years.  If the $7,720,588 were in one lump sum as 
payment in lieu, this would allow subsidy of 29.7 units at Trailside Village for 
households of 2 at 100% AMI. 

! Real Estate Transfer fees are different than Payment in lieu, however, because funds are 
generated over time rather than in one lump sum.  Consequently, the ability to apply Real 
Estate Transfer fees for affordable housing must be analyzed differently from payment in 
lieu and take into account changing housing market and land prices and the effect on 
affordability, the per unit real estate transfer fee amount generated and the total value of 
the real estate transfer fee vs. units and payment in lieu alternatives (per the CDC 
requirements.)   
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City Council Work Session 
February 10, 2009 
 
 
City of Steamboat Springs Residential Linkage Fees 
 
Examples: 
 

! 1000 square foot addition to an existing structure:  “For additions of 500 hundred 
square feet or greater, the employee generation rate shall be based on the size of the 
addition in excess of 500 square feet rather than the total size of the unit or development 
on which the addition is made.” 

 
Calculation:  1000 s.f. (minus) 500 s.f. = 500 s.f. consideration for residential linkage = 
$189.00   

 
! 2500 square foot addition to an existing structure:  “For additions of 500 hundred 

square feet or greater, the employee generation rate shall be based on the size of the 
addition in excess of 500 square feet rather than the total size of the unit or development 
on which the addition is made.” 

 
Calculation:  2500 s.f. (minus) 500 s.f. = 2000 s.f. consideration for residential linkage =  
$1,311.00 
 

! 4000 square foot addition to an existing structure:  “For additions of 500 hundred 
square feet or greater, the employee generation rate shall be based on the size of the 
addition in excess of 500 square feet rather than the total size of the unit or development 
on which the addition is made.” 

 
Calculation:  4000 s.f. (minus) 500 s.f. = 3500 s.f. consideration for residential linkage =  
$6,922.00 

 
! 5000 square foot new construction:  $14,160.00  

 
 

! 10,000 square foot new construction:  $45,153.00 
 
 
Mitigation Rate used to Calculate Residential Linkage Requirements: 
 

Sq Ft. of 
Proposed Units 

Mitigation Rate Sq Ft. of 
Proposed Units 

Mitigation 
Rate 

<500 SF 0% 3,500 - 3,999 20% 
   500 - 1,499 1% 4,000 - 4,499 25% 
1,500 - 1,999 1% 4,500 - 4,999 25% 
2,000 - 2,499 5% 5,000 - 5,499 30% 
2,500 - 2,999 10% 5,500 - 5,999 30% 
3,000 - 3,499 15% 6,000 + 35% 

 

1-12



2008 Area Median Income for Routt County

Household Size 1 person 2 person 3 person 4 person 5 person 6 person 7 person 8 person
and Income Limits

150% 79,500 90,900 102,150 113,550 122,700 131,700 140,850 149,850

120% 63,600 72,720 81,720 90,840 98,160 105,360 112,680 119,880

100% 53,000 60,600 68,100 75,700 81,800 87,800 93,900 99,900

80% 42,400 48,450 54,500 60,550 65,400 70,250 75,100 79,950

60% 31,800 36,360 40,860 45,420 49,080 52,680 56,340 59,940

50% 26,500 30,300 34,050 37,850 40,900 43,900 46,950 49,950

30% 15,900 18,150 20,450 22,700 24,500 26,350 28,150 29,950

1-13



EXHIBIT B

Affordable Housing - Maximum purchase price using 2008 Annual Median Income (AMI) for Routt County

Assumptions
Interest rate 6.25%

Term (months) 360 (30-year mortgage)
Maximum payment = 30% of gross income for mortgage & taxes
Decent credit rating

Household size 1 2 2.5 3 4 5 6 7 8
150% AMI 79,500$         90,900$           96,525$              102,150$       113,550$       122,700$       131,700$       140,850$       149,850$       
Total payment 1,988$           2,273$             2,413$                2,554$           2,839$           3,068$           3,293$           3,521$           3,746$           
Taxes/Insurance/HOA (20%) 398$              455$                483$                   511$              568$              614$              659$              704$              749$              
Mortgage payment 1,590$           1,818$             1,931$                2,043$           2,271$           2,454$           2,634$           2,817$           2,997$           
Max Price - 100% financing $258,235 $295,265 $313,537 $331,808 $368,838 $398,560 $427,794 $457,515 $486,749
Max Price - 95% financing $271,147 $310,029 $329,214 $348,399 $387,280 $418,488 $449,183 $480,391 $511,087
Max Price - 90% financing $284,059 $324,792 $344,890 $364,989 $405,722 $438,416 $470,573 $503,267 $535,424
Max Price - 80% financing $309,883 $354,319 $376,244 $398,170 $442,606 $478,272 $513,353 $549,018 $584,099

120% AMI 63,600$         72,720$           77,220$              81,720$         90,840$         98,160$         105,360$       112,680$       119,880$       
Total payment 1,590$           1,818$             1,931$                2,043$           2,271$           2,454$           2,634$           2,817$           2,997$           
Taxes/Insurance/HOA (20%) 318$              364$                386$                   409$              454$              491$              527$              563$              599$              
Mortgage payment 1,272$           1,454$             1,544$                1,634$           1,817$           1,963$           2,107$           2,254$           2,398$           
Max Price - 100% financing $206,588 $236,212 $250,829 $265,447 $295,071 $318,848 $342,235 $366,012 $389,400
Max Price - 95% financing $216,918 $248,023 $263,371 $278,719 $309,824 $334,790 $359,347 $384,313 $408,870
Max Price - 90% financing $227,247 $259,834 $275,912 $291,991 $324,578 $350,732 $376,459 $402,613 $428,340
Max Price - 80% financing $247,906 $283,455 $300,995 $318,536 $354,085 $382,617 $410,682 $439,215 $467,279

100% AMI 53,000$         60,600$           64,350$              68,100$         75,700$         81,800$         87,800$         93,900$         99,900$         
Total payment 1,325$           1,515$             1,609$                1,703$           1,893$           2,045$           2,195$           2,348$           2,498$           
Taxes/Insurance/HOA (20%) 265$              303$                322$                   341$              379$              409$              439$              470$              500$              
Mortgage payment 1,060$           1,212$             1,287$                1,362$           1,514$           1,636$           1,756$           1,878$           1,998$           
Max Price - 100% financing $172,157 $196,844 $209,025 $221,205 $245,892 $265,706 $285,196 $305,010 $324,500
Max Price - 95% financing $180,765 $206,686 $219,476 $232,266 $258,187 $278,992 $299,456 $320,261 $340,725
Max Price - 90% financing $189,373 $216,528 $229,927 $243,326 $270,481 $292,277 $313,715 $335,511 $356,950
Max Price - 80% financing $206,588 $236,212 $250,829 $265,447 $295,071 $318,848 $342,235 $366,012 $389,400

90% AMI 47,700$         54,540$           57,915$              61,290$         68,130$         73,620$         79,020$         84,510$         89,910$         
Total payment 1,193$           1,364$             1,448$                1,532$           1,703$           1,841$           1,976$           2,113$           2,248$           
Taxes/Insurance/HOA (20%) 239$              273$                290$                   306$              341$              368$              395$              423$              450$              
Mortgage payment 954$              1,091$             1,158$                1,226$           1,363$           1,472$           1,580$           1,690$           1,798$           
Max Price - 100% financing $154,941 $177,159 $188,122 $199,085 $221,303 $239,136 $256,676 $274,509 $292,050
Max Price - 95% financing $162,688 $186,017 $197,528 $209,039 $232,368 $251,093 $269,510 $288,235 $306,652
Max Price - 90% financing $170,435 $194,875 $206,934 $218,993 $243,433 $263,049 $282,344 $301,960 $321,255
Max Price - 80% financing $185,930 $212,591 $225,746 $238,902 $265,563 $286,963 $308,012 $329,411 $350,460

80% AMI 42,400$         48,450$           51,475$              54,500$         60,550$         65,400$         70,250$         75,100$         79,950$         
Total payment 1,060$           1,211$             1,287$                1,363$           1,514$           1,635$           1,756$           1,878$           1,999$           
Taxes/Insurance/HOA (20%) 212$              242$                257$                   273$              303$              327$              351$              376$              400$              
Mortgage payment 848$              969$                1,030$                1,090$           1,211$           1,308$           1,405$           1,502$           1,599$           
Max Price - 100% financing $137,726 $157,377 $167,203 $177,029 $196,681 $212,435 $228,189 $243,943 $259,697
Max Price - 95% financing $144,612 $165,246 $175,564 $185,881 $206,515 $223,057 $239,599 $256,140 $272,682
Max Price - 90% financing $151,498 $173,115 $183,924 $194,732 $216,349 $233,679 $251,008 $268,337 $285,667
Max Price - 80% financing $165,271 $188,853 $200,644 $212,435 $236,017 $254,922 $273,827 $292,732 $311,637

70% AMI 37,100$         42,420$           45,045$              47,670$         52,990$         57,260$         61,460$         65,730$         69,930$         
Total payment 928$              1,061$             1,126$                1,192$           1,325$           1,432$           1,537$           1,643$           1,748$           
Taxes/Insurance/HOA (20%) 186$              212$                225$                   238$              265$              286$              307$              329$              350$              
Mortgage payment 742$              848$                901$                   953$              1,060$           1,145$           1,229$           1,315$           1,399$           
Max Price - 100% financing $120,510 $137,791 $146,317 $154,844 $172,124 $185,994 $199,637 $213,507 $227,150
Max Price - 95% financing $126,535 $144,680 $153,633 $162,586 $180,731 $195,294 $209,619 $224,182 $238,507
Max Price - 90% financing $132,561 $151,570 $160,949 $170,328 $189,337 $204,594 $219,601 $234,858 $249,865
Max Price - 80% financing $144,612 $165,349 $175,581 $185,813 $206,549 $223,193 $239,565 $256,209 $272,580

60% AMI 31,800$         36,360$           38,610$              40,860$         45,420$         49,080$         52,680$         56,340$         59,940$         
Total payment 795$              909$                965$                   1,022$           1,136$           1,227$           1,317$           1,409$           1,499$           
Taxes/Insurance/HOA (20%) 159$              182$                193$                   204$              227$              245$              263$              282$              300$              
Mortgage payment 636$              727$                772$                   817$              908$              982$              1,054$           1,127$           1,199$           
Max Price - 100% financing $103,294 $118,106 $125,415 $132,723 $147,535 $159,424 $171,118 $183,006 $194,700
Max Price - 95% financing $108,459 $124,011 $131,685 $139,359 $154,912 $167,395 $179,673 $192,156 $204,435
Max Price - 90% financing $113,624 $129,917 $137,956 $145,996 $162,289 $175,366 $188,229 $201,307 $214,170
Max Price - 80% financing $123,953 $141,727 $150,498 $159,268 $177,042 $191,309 $205,341 $219,607 $233,640

50% AMI 26,500$         30,300$           32,175$              34,050$         37,850$         40,900$         43,900$         46,950$         49,950$         
Total Payment 663$              758$                804$                   851$              946$              1,023$           1,098$           1,174$           1,249$           
Taxes/Insurance/HOA (20%) 133$              152$                161$                   170$              189$              205$              220$              235$              250$              
Mortgage Payment 530$              606$                644$                   681$              757$              818$              878$              939$              999$              
Max Price - 100% financing 86,078$         98,422$           104,512$            110,603$       122,946$       132,853$       142,598$       152,505$       162,250$       
Max Price - 95% financing 90,382$         103,343$         109,738$            116,133$       129,093$       139,496$       149,728$       160,130$       170,362$       
Max Price - 90% financing 94,686$         108,264$         114,963$            121,663$       135,241$       146,139$       156,858$       167,756$       178,475$       
Max Price - 80% financing 103,294$       118,106$         125,415$            132,723$       147,535$       159,424$       171,118$       183,006$       194,700$       

Note: Calculated maximum housing prices are based on "affordable" criteria. Standard 
mortgage lending practices (32% of gross income dedicated to mortgage with no other debt) 
would typically allow a borrower to purchase somewhat more expensive property than 
indicated by this chart. "Attainable" mortgage chart included on next sheet.
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CCIITTYY  CCOOUUNNCCIILL  CCOOMMMMUUNNIICCAATTIIOONN  FFOORRMM 
 
 
FROM: Nancy Engelken, Community Housing Coordinator (Ext. 

253)  
 

THROUGH: Tom Leeson, AICP, Director of Planning & Community 
Development (Ext. 244) 

 
DATE: February 10, 2009 

 
ITEM: Yampa Valley Housing Authority Memos as 

background for the City Council Discussion of the 
Community Housing Ordinance 

    
NEXT STEP:  Direction to Staff for preparation of any Amendments 

to the Community Housing Ordinance 
 
 
 ___ DIRECTION 
 _X_ INFORMATION   
 ___ ORDINANCE  
 ___ MOTION 
 ___ RESOLUTION 
 
 
I. REQUEST OR ISSUE: 
 
The Yampa Valley Housing Authority has prepared information for City Council 
consideration as a part of its discussion of the Community Housing Ordinance.  

 
 

II.   RECOMMENDED ACTION: 
 
Discussion and Direction to Staff. 
 
 
III.   FISCAL IMPACTS: 
 
None at this report. 
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IV.  BACKGROUND INFORMATION: 
 
Attached please find the following documents for the discussion about the 
Community Housing Ordinance: 
 

! A Memo from a Developer Task Force through the Yampa Valley Housing 
Authority regarding a voluntary real estate transfer fee 

 
! A Memo from the Yampa Valley Housing Authority Board of Directors 

regarding alternative compliance methods under the Community Housing 
Ordinance 

 
 
V.   LEGAL ISSUES: 
 
None at this report. 
 
 
VI.  CONFLICTS OR ENVIRONMENTAL ISSUES: 
 
None at this report. 
 
 
VII.  SUMMARY AND ALTERNATIVES: 
 
Provide direction to Staff for any amendments to the Guidelines and/or 
additional information required for policy discussions and decisions.  
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 P.O. Box 774542 
 Steamboat Springs, Co.  80477 

1 
 

 
Date: December 30, 2008 
 
To: Steamboat Springs City Council 
 
From  Yampa Valley Housing Authority (YVHA) Board of Directors 
 
RE: Alternative Compliance Methods for the City of Steamboat Springs Community Housing 
Guidelines 
 
CC: Interim City Manager Wendy DuBord and City Planning Director Tom Leeson 
 Tony Connell, Wilton West Development (for distribution to Developer Task Force 
Participants)                                                  
 
 
 
On December 18, 2008, the YVHA Board of Directors held a special meeting to discuss the 
general concept of an alternative compliance method for the Community Housing Guidelines.  
Scott Myller and Loui Antonucci were at this meeting and we appreciate their participation in 
our discussion. 
 
The alternative compliance method that was presented involved a perpetual voluntary real estate 
transfer fee of up to 1% that would be designated for affordable housing through a City Housing 
Trust Fund.  This concept was discussed by YVHA’s New Projects Committee and some local 
developers prior to bringing it to the full YVHA Board.  Attached with this memo is a December 
9, 2008 memo from the Developer Task Force to YVHA that outlines their initial proposal.  
While there are many details and possible legal issues to resolve related to this mechanism, the 
YVHA Board of Directors feels that this is a proposal that should be seriously considered by 
City Council. 
 
When the City was developing the Inclusionary Zoning and Linkage Ordinances, YVHA sent a 
letter strongly encouraging Council to allow developers as much flexibility as possible in 
meeting their affordable housing requirements.  Our position regarding this issue has not 
changed and we feel that any mechanism that creates a pool of money for the construction of 
affordable housing will be a benefit to the community.  YVHA has successfully built and sold 
deed restricted housing units in the past and we can do that in the future if there is a dedicated 
funding source to assist with the development of affordable housing. 
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 P.O. Box 774542 
 Steamboat Springs, Co.  80477 

2 
 

 
 
As City Council begins its discussion of possible changes to the Inclusionary Zoning and 
Linkage Ordinances, YVHA respectfully requests that our organization be included as a partner 
in those discussions.  We have several Board members that would be very interested in 
reviewing any and all options that will further affordable housing opportunities for our citizens.  
It is important for us all to work together to create innovative solutions that work for our 
community and the Developer Task Force has expressed a strong desire for YVHA to be the lead 
contact and primary public agency for affordable housing issues and programs.  Please let us 
know how we can have “a seat at the table”.   
 
Thank you for your time and consideration. 
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10_A f fordab l eHous i ng_Brower . txt
From :  An j a  Tr i bb l e
Sent :  Wednesday ,  January  14 ,  2009  10 : 49  AM
To :  Car i  Hermac i nsk i ;  Jon  Qu i nn ;  Lou i  Antonucc i ;  Meg  Bent l ey ;  Scot t
My l l er ;  Steve  I vanc i e ;  Wa l ter  Mag i l l ;  Wendy  DuBord ;  Tony  Let tun i ch ;  Tom
Leeson ;  Nancy  Enge l ken
Cc :  Ju l i e  Frank l i n
Sub j ect :  FW :  [ C i t y  Counc i l ]  Inc l us i onary  Zon i ng  and  L i nkage

- - - - - Or i g i na l  Message - - - - -
From :  An j a  Tr i bb l e
Sent :  Wednesday ,  January  14 ,  2009  10 : 48  AM
To :  ' dbrowerco@yahoo . com '
Sub j ect :  RE :  [ C i t y  Counc i l ]  Inc l us i onary  Zon i ng  and  L i nkage

Dear  D i ane
Unfor tunate l y ,  we  d i dn ' t  rece i ve  your  e - ma i l  unt i l  a f ter  the  s tar t  o f  the  meet i ng  
l as t  n i ght .
I  have  forwarded  your  message  to  C i t y  Counc i l  and  the  appropr i ate  s ta f f  members  for  
cons i derat i on  
i n  future  d i scuss i ons .
S i ncere l y ,

An j a  Tr i bb l e - Hus i
Sta f f  Ass i s tant
C i t y  C l erk ' s  O f f i ce
Steamboat  Spr i ngs ,  Co l orado

(970)  871-8225
at r i bb l e@s teamboatspr i ngs . net

- - - - - Or i g i na l  Message - - - - -
From :  webmas ter@s teamboatspr i ngs . net  [ ma i l to : webmas ter@s teamboatspr i ngs . net ]  
On  Beha l f  O f  dbrowerco@yahoo . com
Sent :  Tuesday ,  January  13 ,  2009  8 : 29  PM
To :  An j a  Tr i bb l e
Sub j ect :  [ C i t y  Counc i l ]  Inc l us i onary  Zon i ng  and  L i nkage

D i ane  Brower  sent  a  message  us i ng  the  contact  form  a t  
ht tp : / / s teamboatspr i ngs . net / contact / C i t y_Counc i l .

Dear  C i t y  Counc i l  Members :

I ' m  not  ab l e  to  at tend  th i s  even i ng ' s  d i scuss i on  on  work force  hous i ng  because  o f  my  
work  schedu l e .   
There fore ,  I  hope  you  w i l l  cons i der  my  wr i t ten  comments  as  a  par t  o f  your  
de l i berat i ons .

I ' ve  l i ved  i n  Steamboat  Spgs .  s i nce  1980 .   I ' ve  seen  our  town  change  f rom  a  p l ace  
where  peop l e  who  
worked  here  had  to  s t rugg l e  to  f i nd  or  buy  a  home ,  but  were  s t i l l  ab l e  to  do  so  w i th
some  e f for t  and  
sacr i f i ce .   We ' ve  a l l  seen  that  s i tuat i on  change  over  the  years ,  w i th  the  resu l t  
that  over  50%  o f  the  
homes  i n  our  town  are  owned  by  peop l e  who  don ' t  l i ve  or  work  here .   And  we ' ve  a l l  
seen  f r i ends  and  
co - workers  l eave  the  area  w i th  regret  because  they  knew  that  there  was  no  chance  
that  they  cou l d  have  
the  l i ves  they  wanted  for  the i r  f am i l i es  due  to  the  h i gh  pr i ces  o f  l and  and  rea l  
es tate .  Th i s  s i tuat i on  
i s  chang i ng  the  face  o f  our  commun i ty .   We  c l ear l y  are  gradua l l y  l os i ng  the  " rea l  

Page  1

1-30



10_A f fordab l eHous i ng_Brower . txt
town" ,  i nc l us i ve  
character  that  surveys  ( V i s i on  2030  among  them )  show  we  (and  our  v i s i tors )  va l ue .

A  f ew  years  ago  the  C i t y  pa i d  exper i enced  and  we l l - respected  consu l tants  to  adv i se  
on  the  C i t y ' s  
l ong - s tand i ng  work force  hous i ng  shor t fa l l .   I  hope  i f  you  haven ' t  rev i ewed  the i r  
repor t  that  you  w i l l  
do  so  be fore  you  cons i der  changes  to  the  I Z  and  l i nkage  ord i nances .   My  reco l l ect i on
i s  that  these  
consu l tants  were  ( respect fu l l y )  amused  that  Steamboat  Spr i ngs  had  ta l ked  for  so  l ong
about  a f fordab l e  
hous i ng  but  hadn ' t  (up  to  that  po i nt )  taken  the  s teps  necessary  to  actua l l y  do  
someth i ng  about  i t .   
They  c i ted  numerous  commun i t i es  i n  Co l orado  wh i ch  have  i ns t i tuted  I Z  and  l i nkage  
ord i nances ,  most  o f  wh i ch  
were  i n  p l ace  and  e f fect i ve  l ong  be fore  the  ord i nances  wh i ch  were   passed  by  
Steamboat  Spr i ngs .   I  know  
peop l e  l i v i ng  i n  some  o f  those  un i t s .    
The  I Z  and  l i nkage  ord i nances  have  the  potent i a l  to  create  homes  that  s tud i es  have  
shown  are  needed .   
They  have  hard l y  been  g i ven  enough  t i me  to  prove  the i r  wor th .   I ' m  concerned  that  
deve l opers  who  c l a i m  
that  there  i s  no  demand  for  these  un i t s  have  a  f i nanc i a l  i nteres t  i n  there  be i ng  no  
demand  for  them .

F i nd i ng  l and  w i th i n  or  near  the  C i t y  for  work force  hous i ng  i s  an  i ncreas i ng l y  
d i f f i cu l t  prob l em .   I f  
deve l opers  are  a l l owed  to  pay  i n  l i eu  o f  prov i d i ng  work force  hous i ng  w i th i n  the i r  
deve l opments  - -  where  
w i l l  the  C i t y  f i nd  l and  to  bu i l d  those  un i t s?   I f  un i t s  bu i l t  to  meet  the  work force  
hous i ng  requ i rements  
are  not  deed  res t r i cted  or  eventua l l y  become  non-deed  res t r i cted ,  then  where  w i l l  
the  C i t y  f i nd  the  l and  
or  the  homes  i n  the  future  to  rep l ace  those  un i ts  when  they  return  to  the  e l evated  
market  pr i ce  o f  a l l  
the  other  un i t s  i n  our  area?

I  probab l y  don ' t  need  to  rem i nd  you  that  our  ex i s t i ng  I Z  and  l i nkage  ord i nances  
requ i re  deve l opers  to  
prov i de  on l y  a  f ract i on  o f  the  need  for  work force  hous i ng  generated  by  the i r  
deve l opments .   They  aren ' t  
mak i ng  up  for  pas t  neg l ect  o f  work force  hous i ng ;  they  aren ' t  i n  f act  even  prov i d i ng  
for  the  need  they  are  
creat i ng .   A l though  I ' m  enough  o f  a  rea l i s t  to  know  that  "no  grow th"  i s  not  a  v i ab l e
opt i on ,  i t ' s  wor th  
cons i der i ng  that  i f  deve l opers  i ns i s t  that  they  can ' t  a f ford  to  or  shou l dn ' t  be  
requ i red  to  prov i de  
suf f i c i ent  work force  hous i ng  on - s i te ,  then  perhaps  we  need  to  i ns i s t  that  they  not  
bu i l d  the i r  h i gh -end  
deve l opments  at  a l l .  These  types  o f  deve l opments  s i mp l y  exacerbate  the  cur rent  
shor tage  o f  hous i ng  that  
i s  even  remote l y  at ta i nab l e  by  much  o f  our  essent i a l  work force .

Pay - i n - l i eu  shou l d  rema i n  a  very  l i m i ted  opt i on  w i th i n  the  too l box  for  prov i d i ng  
work force  hous i ng .   
I t  creates  too  much  uncer ta i nty  i n  terms  o f  l and  ava i l ab i l i t y  and  actua l  cos ts  to  
bu i l d  un i t s .   And  
l oosen i ng  deed- res t r i ct i on  requ i rements  i s  very  shor t - s i ghted  and ,  I  th i nk  
i r respons i b l e ,  g i ven  that  
i t  w i l l  s i mp l y  push  the  hous i ng  crunch  to  a  future  t i me .

S i ncere l y ,
D i ane  Brower
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11_A f fordab l eHous i ng_Gu l er . txt
From :  An j a  Tr i bb l e
Sent :  Fr i day ,  January  16 ,  2009  10 : 19  AM
To :  Car i  Hermac i nsk i ;  Jon  Qu i nn ;  Lou i  Antonucc i ;  Meg  Bent l ey ;  Scot t
My l l er ;  Steve  I vanc i e ;  Wa l ter  Mag i l l ;  Wendy  DuBord ;  Tony  Let tun i ch ;
Ju l i e  Frank l i n ;  Nancy  Enge l ken ;  Tom  Leeson
Sub j ect :  FW :  [ C i t y  Counc i l ]  A f fordab l e  Hous i ng

- - - - - Or i g i na l  Message - - - - -
From :  An j a  Tr i bb l e
Sent :  Fr i day ,  January  16 ,  2009  10 : 18  AM
To :  ' kath l eengu l er@gma i l . com '
Sub j ect :  RE :  [ C i t y  Counc i l ]  A f fordab l e  Hous i ng

Dear  Kath l een
Th i s  i s  to  l et  you  know  that  your  e - ma i l  has  been  forwarded  to  C i t y  Counc i l  and  the  
appropr i ate  s ta f f  members .
S i ncere l y ,

An j a  Tr i bb l e - Hus i
Sta f f  Ass i s tant
C i t y  C l erk ' s  O f f i ce
Steamboat  Spr i ngs ,  Co l orado

(970)  871-8225
at r i bb l e@s teamboatspr i ngs . net

- - - - - Or i g i na l  Message - - - - -
From :  webmas ter@s teamboatspr i ngs . net  [ ma i l to : webmas ter@s teamboatspr i ngs . net ]  On  
Beha l f  O f  kath l eengu l er@gma i l . com
Sent :  Thursday ,  January  15 ,  2009  3 : 44  PM
To :  An j a  Tr i bb l e
Sub j ect :  [ C i t y  Counc i l ]  A f fordab l e  Hous i ng

Kath l een  Gu l er  sent  a  message  us i ng  the  contact  form  a t  
ht tp : / / s teamboatspr i ngs . net / contact / C i t y_Counc i l .

Norma l l y  I  wou l d  not  venture  to  make  a  s tatement ,  but  a f ter  read i ng  years  o f  
ar t i c l es  i n  the  paper  about  a f fordab l e  hous i ng ,  I  am  compe l l ed  to  make  a  comment .  
Why  on  ear th  don ' t  you  ever  cons i der  creat i ng  an  i ncent i ve  for  apar tment  bu i l d i ngs  
to  be  bu i l t  here?  I ' m  ta l k i ng  about  s i mp l e  a f fordab l e  renta l  un i t s ,  not  condos  that  
peop l e  have  to  buy - - renta l  un i t s  that  are  a  reasonab l e  s i ze ,  not  f ancy ,  j us t  
funct i ona l .  I f  the  peop l e  who  work  i n  our  tour i s t  i ndus t ry  can ' t  a f ford  to  buy  a  
p l ace  even  i n  Cra i g - - they  cer ta i n l y  won ' t  be  ab l e  to  a f ford  to  buy  any  o f  the  
so -ca l l ed  a f fordab l e  un i t s  here  e i ther .  They  w i l l  have  to  rent .  Apar tments  wou l d  
cer ta i n l y  make  more  sense  than  the  t ra i l er  parks ,  too .

The  l i nkage  and  i nc l us i onary  zon i ng  ord i nances  obv i ous l y  don ' t  work .  As  a  l ong  t i me  
res i dent ,  I  ask  you  to  th i nk  on  th i s  a l ternat i ve  hous i ng  opt i on  that  no  one  has  ever
ment i oned  to  my  know l edge  and  be  a  l i t t l e  more  bus i ness - m i nded .  I f  you  cut  i nto  the  
ex i s t i ng  bus i nesses ,  and  that  i nc l udes  the  deve l opers ,  you  w i l l  l ose  a  l arge  par t  o f
the  town .  As  an  examp l e ,  years  ago  we  l i ved  i n  San  Franc i sco ,  and  we  watched  
compan i es  l eave  i n  droves  to  other  c i t i es  that  were  much  more  as tute  to  at t ract i ng  
and  keep i ng  bus i nesses  i n  the i r  town .  The  C i t y  o f  San  Franc i sco  made  the  bus i ness  
c l i mate  i ncred i b l y  expens i ve  and  d i f f i cu l t  to  surv i ve .  P l ease  do  not  do  the  same  to  
Steamboat  Spr i ngs .
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From :  An j a  Tr i bb l e
Sent :  Wednesday ,  January  21 ,  2009  10 : 11  AM
To :  Car i  Hermac i nsk i ;  Jon  Qu i nn ;  Lou i  Antonucc i ;  Meg  Bent l ey ;  Scot t
My l l er ;  Steve  I vanc i e ;  Wa l ter  Mag i l l ;  Wendy  DuBord ;  Tony  Let tun i ch ;  Tom
Leeson ;  Nancy  Enge l ken ;  Dan  Foote
Cc :  Ju l i e  Frank l i n
Sub j ect :  FW :  [ C i t y  Counc i l ]  P l ease  note ,  the  change  o f  the  2nd  sentence(
"encourage" ) ,  2nd  paragraph

- - - - - Or i g i na l  Message - - - - -
From :  An j a  Tr i bb l e
Sent :  Wednesday ,  January  21 ,  2009  10 : 08  AM
To :  ' smya i g@gma i l . com '
Sub j ect :  RE :  [ C i t y  Counc i l ]  P l ease  note ,  the  change  o f  the  2nd  sentence(  
"encourage" ) ,  2nd  paragraph

Dear  Steve
Th i s  i s  to  l et  you  know  that  your  e - ma i l  has  been  forwarded  to  C i t y  Counc i l  and  the  
appropr i ate  s ta f f  members .
S i ncere l y ,

An j a  Tr i bb l e - Hus i
Sta f f  Ass i s tant
C i t y  C l erk ' s  O f f i ce
Steamboat  Spr i ngs ,  Co l orado

(970)  871-8225
at r i bb l e@s teamboatspr i ngs . net

- - - - - Or i g i na l  Message - - - - -
From :  webmas ter@s teamboatspr i ngs . net  [ ma i l to : webmas ter@s teamboatspr i ngs . net ]  On  
Beha l f  O f  smya i g@gma i l . com
Sent :  Tuesday ,  January  20 ,  2009  10 : 07  PM
To :  An j a  Tr i bb l e
Sub j ect :  [ C i t y  Counc i l ]  P l ease  note ,  the  change  o f  the  2nd  sentence(  "encourage" ) ,  
2nd  paragraph

s teve  a i gner  sent  a  message  us i ng  the  contact  form  a t  
ht tp : / / s teamboatspr i ngs . net / contact / C i t y_Counc i l .

20  January  2009

Mr .  Pres i dent  and  Members !  What  a  beaut i fu l  day !

Let  me  thank  the  C i t y  Counc i l  for  i nv i t i ng  the  Commun i ty  A l l i ance  to  par t i c i pate  i n  
l as t  week ’ s  work  sess i on  on  the  Commun i ty  Hous i ng  Ord i nance  and  opt i ons  for  re form .  
I  w i l l  paraphrase  Pres i dent  Obama  th i s  morn i ng  -  the  Commun i ty  A l l i ance  wou l d  l i ke  
to  th i nk  that  l as t  week  we  gathered  here  i n  C i t i zen ’ s  Ha l l  because  we  chose  “un i ty  
o f  purpose  over  conf l i ct  and  d i scord . ”

I t  i s  c l ear  that  you  are  under tak i ng  a  rev i s i on  o f  our  commun i ty  hous i ng  p l an .   As  
you  cont i nue  th i s  rev i s i on  process ,  we  encourage  the  Counc i l  to  ar t i cu l ate  an  i ntent
and  goa l  that  are  as  c l ear  as  the  present  commun i ty  hous i ng  i ntent  and  goa l .

The  i ntent  o f  the  present  SbS  Commun i ty  Hous i ng  Program  w i th  i t s  cor respond i ng  
i mp l ementat i on  gu i de l i nes  i s  to  prov i de  a  d i verse  i nventory  o f  permanent l y  
a f fordab l e  hous i ng  un i t s  for  sa l e  and  rent .   Th i s  i ntent  res ts  on  the  foundat i on  the
Steamboat  Spr i ngs  Commun i ty  Area  P l an ,  wh i ch  I  th i nk  we  a l l  know  i s  a  document  
deve l oped  through  an  extens i ve  pub l i c  process  that  gu i des  commun i ty  deve l opment  
po l i cy  for  the  C i t y .

Jon  Rober ts ,  i ncom i ng  C i t y  Manager ,  has  descr i bed  The  Steamboat  Spr i ngs  Commun i ty  
Page  1
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Area  P l an  as  a  soc i a l  cont ract :

In  order  to  fac i l i tate  workers  to  l i ve  i n  the  commun i ty  where  they  have  worked  for  
many  years ,  the  commun i ty  w i l l  "suppor t  a  var i ety  o f  a f fordab l e  hous i ng  opt i ons  that
are  i ntegrated  throughout  the  commun i ty ,  but  protect  the  character  o f  ex i s t i ng  
ne i ghborhoods . "  ( f rom  Background  In format i on ,  page  2 ,  C i t y  Counc i l  Commun i cat i on  
From ,  January  13 ,  2009)

The  Commun i ty  A l l i ance  agrees .  The  s t rateg i es  i nc l ude  Inc l us i onary  Zon i ng ,  a  
Jobs - to - Hous i ng  L i nkage  Program  and  7  d i f f erent  comp l i ance  methods .

Thus ,  i f  you  are  go i ng  to  a l ter  the  soc i a l  cont ract ,  the  commun i ty  deserves  to  know  
your  new  i ntent  and  goa l s  so  we  can  l i s ten ,  re f l ect  and  assess  your  a l terat i ve  
i ntent  and  goa l s ,  as  we l l  as  your  s t rateg i es  to  reach  them .

P l ease ,  be fore  you  i nt roduce  rev i s i ons  to  a l ter  the  ex i s t i ng  soc i a l  cont ract ,  on  
beha l f  o f  the  commun i ty ,  the  Commun i ty  A l l i ance  asks  the  C i t y  Counc i l  to  prov i de  a  
document  enumerat i ng  i t s  a f fordab l e ,  work force  hous i ng  goa l s ,  i t s  ”catch -up”  and  
“keep-up”  ob j ect i ves ,  and  the  propor t i ons  o f  a f fordab l e  hous i ng  un i t s  for  ownersh i p  
and  renta l .

We  l ook  forward  to  j us t  such  a  goa l  s tatement  pr i or  to  your  fur ther  cons i derat i on  o f
any  rev i s i ons .

                               Stephen  A i gner                                    
                                                                     Organ i zer
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Previously e-mailed 

February 4, 2009 
 
 
Dear City Council; 
 
The main reason for this letter is that in this affordable housing discussion, I don’t feel like the 
affordable housing candidate or potential buyer’s voice has been heard. I have been in Steamboat 
for over five years. I consider myself an active and involved member of our community. I love 
Steamboat and want to be able to stay in our valley. 
 
As soon as I heard about all the upcoming affordable housing being built downtown, I raced to 
get on every waiting list I could. I love our downtown, it is one of my favorite things about 
Steamboat. I love doing my errands on foot and I love all of our locally owned shops. I was on a 
number of waiting lists for affordable housing for over three years. In July 2007 I got the call and 
signed a contract for an affordable unit at Howelsen Place. In July 2008 I gave up my Howelsen 
Place for numerous reasons including a twenty percent increase in the price from my original 
signed contract. My signed contract was for $191,000 and when I broke the contract the price had 
gone up to $238,000 for the unit. Lucky, in September 2008, I was notified that I had one of the 
three affordable units at the Olympian. That was my last hope of owning something downtown 
and I love the unit. 
 
There are a number of reasons why the Olympian was a better deal for me. The Olympian unit is 
about 150 square feet larger than my Howelsen unit and almost $20,000 less than the Howelsen 
unit. The Howelsen units are priced for 120% AMI and the Olympian units are priced at 90% 
AMI. I still can’t figure out who in their right mind who makes $62,000+ a year in Steamboat 
would consider living in an overpriced deed restricted shoebox of a unit at Howelsen when there 
are plenty of market value units that are cheaper on the open market. It makes absolutely no 
sense. Even though people think that under $250,000 for a condo is a screaming deal, for those of 
us in this income bracket, it’s a lot of money, a huge burden and it’s hard to justify for a tiny, 700 
square foot unit. I saw the unit that I was supposed to buy at Howelsen, felt claustrophobic and 
broke my contract. Remember, I was on a list and planning for this unit for three years because 
from the beginning I was told I had a unit because the list was first come, first serve. 
 
In my opinion, the AMI calculations are completely bogus. These units have set their pricing for a 
two income AMI not considering single income pricing. I was actually really surprised to learn 
through this process that predominately single women were applying and trying to buy these 
affordable units, including myself. At Howelsen Place when the original contracts were signed 
there were four single women with signed contracts and originally all three women who were 
going to buy the Olympian units were all single women. Most of these people have since dropped 
out of affordable housing for various reasons. Having stated that, representatives at the bank told 
me that it is a known fact that women have a better credit score than men in the similar age 
bracket which makes it easier or even possible for women to qualify for a loan. I think these 
statistics weren’t even researched or taken into account during the development of affordable 
housing. 
 
The first obvious fact is that our affordable housing is just too expensive and not affordable. From 
what I understand the AMI calculations were made without taking TAXES into consideration 
which easily accounts for about 30% of anyone’s gross pay. So although the AMI was determined 
so that people were only paying 25% of their total income towards housing once you take into 
consideration that I’m single AND I pay taxes, I’m easily looking at 60%+ of my pay going 
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towards my housing. What bank in their right mind will loan to me? My debt to income ratio is 
considered too high. 
 
Here’s another little hiccup. I currently have a total of $2800 in personal debt and so most of my 
debt would be housing debt but my debt to income ratio is TOO HIGH. Stop and think about that. 
How many people do you know have only $2800 in total debt? That means that the cost of the 
housing is too high for my income level. Having said, that I had to battle with the Housing 
Authority to get my qualification letter because Curtis Church originally thought I made too much 
to qualify for affordable housing at 90% AMI. Basically what ended up happening is that I just 
qualified for my affordable unit but I don’t make enough money to pay for the mortgage in the 
bank’s eyes. The bank told me I would have to make $56,000 in order to afford my mortgage 
with 5% down. I told her if I made that much money I wouldn’t qualify for the unit. It’s a 
$12,000 income discrepancy! 
 
I purposely went to Millennium Bank for a mortgage so that I could work with Elizabeth Black 
who has a ton of experience working with affordable housing buyers. I have found our most 
current Housing Authority less than helpful and downright discouraging. I wanted to work with 
Elizabeth because she is still passionate about affordable housing. She took the time to explain 
the different programs and really guide me through the affordable process. Unfortunately, I’ve 
come across one stumbling block after another. Here are a few examples: 

1. My developer didn’t have a Fannie Mae or Freddie Mac approval letter on the 
building. These apparently REALLY help facilitate the mortgage process…who 
knew?? Apparently not the developer because neither the Olympian nor Howelsen 
Place have these approval letters. 

2. My whole building (both Olympian and Howelsen Place) didn’t qualify for the 
USDA direct loan process because it’s a mixed use building with commercial, single 
family and affordable housing under one HOA. I WISH someone had looked into 
that before I did!  

3. Working with down payment assistance programs, you end up paying a higher 
interest rate on your mortgage than with a traditional mortgage but I can’t get a 
traditional mortgage because I don’t make enough money to qualify for the loan 
amount. 

4. My debt to income ratio is too high even though I have less than $3,000 in personal 
debt. Basically the cost of the affordable housing is too high. 

5. The building that I’m trying to buy into is not 51% sold and shows no signs of being 
more than 51% sold because contracts keep falling through for reason number 1 or 
reason number 5. It’s a catch 22, contracts keep falling through because there’s not 
enough units sold but I can’t get a mortgage because there’s not enough units sold. 
Hmmm. 

6. I was told after I couldn’t get a mortgage through Millennium to go through the 
banks that hold the construction loans for the building because they already approved 
the buildings but they don’t work with affordable programs like down payment 
assistance because they just don’t. 

 
What you need to know is that from a buyer’s perspective affordable housing is just too 
expensive. It’s a community joke. Affordable housing costs a quarter of a million dollars. That’s 
not affordable especially if you make $40,000! And if you’ve tried to find a job lately, it’s very 
difficult to find a job that pays $40,000 in Steamboat! Plus, it’s too hard to qualify for affordable 
housing. Only a small percentage of people actually qualify because of credit scores or personal 
debt. I have been told that I am one of the few that truly qualifies because I have excellent credit 
and low debt but I still can’t get a loan.  
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I want you to know that I have been very fortunate to find Nancy Engelken early on in this 
process. She has been instrumental and I would’ve given up a long time ago without her. Nancy 
has gone to bat for me, she has not given up on me and she is determined to help make affordable 
housing work. For example, I didn’t know and my developer didn’t know that HOA fees were 
supposed to be included in the purchase price. This was a huge breakthrough for me because it 
lowered my debt to income by $200/month. The Housing Authority never mentioned anything 
about that, the YVHA have not been advocates on my behalf. It was Nancy who made sure that 
all the affordable units came with a parking place when they all tried not to or in Howelsen 
Place’s case; they tried to lease a parking space back to us. When I went to the Housing Authority 
they couldn’t understand why I was making such a big deal out of parking and never looked into 
it or followed up for me. Nancy made them offer parking for all affordable units per the original 
planning agreement. Nancy has called banks on my behalf, has researched alternate lenders and 
has worked to find solutions to get me into my unit. Every week she has more ideas and continues 
to work to make this program work. 
 
I am disgusted to hear that the developers are going trying to get out of affordable housing and 
I’m disappointed that more potential buyers aren’t speaking out in outrage. I know they’re 
outraged but they’re complacent. They’ve given up hope. Quite frankly, I’m a fighter and I’m 
starting to give up hope and I’m exhausted by this process. I’ve been trying to find a way to get a 
loan on this affordable unit for over four months now. Luckily Nancy Engelken is working on it 
on my behalf because I have run out of ideas. Every year I watch my friends leave the valley 
because they are sick of fighting so hard to make ends meat. They are sick of the struggle. Every 
year we lose great members of our community because of the high cost of living and low paying 
jobs. Right now I know three people that have signed contracts for First Tracks and don’t want to 
tell anyone about it because they’re embarrassed they won’t qualify for a mortgage. It’s too hard 
to qualify! It’s not that the demand isn’t there it’s that the cost is too high and people can’t qualify 
for a mortgage. If it were truly affordable you would see that there would be a demand for 
affordable housing. If the available units were desirable like the Olympian units there would be 
demand for them. The Howelsen units are tiny afterthoughts. It’s not worth the money that they 
want for them. It does not mean that affordable housing isn’t wanted; it’s that $230,000 is a lot of 
money and you don’t want to regret your purchase or be unable to sell your unit down the road. 
 
I would be happy to share my experiences or answer any questions the Council might have on 
this topic. I strongly believe you NEED to hear from the public and potential buyers. Of course in 
an ideal world I want to have a three bedroom house but I will settle for a one bedroom condo 
that I love because I love Steamboat and want to be here. My desire to be here is stronger than my 
desire for a multi room house somewhere else. Please continue to work on affordable housing. 
We need it to keep our sense of community and keep Steamboat special. I agree that what we’re 
currently doing is not working but don’t throw it all away….keep working to keep affordable 
housing in Steamboat. We need it. I need it. 
 
Sincerely, 
 
 
 
Jody Anagnos 
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Anja Tribble

From: Anja Tribble
Sent: Wednesday, February 04, 2009 11:54 AM
To: Cari Hermacinski; Jon Quinn; Loui Antonucci; Meg Bentley; Scott Myller; Steve Ivancie; 

Walter Magill; Wendy DuBord; Tony Lettunich; Tom Leeson; Nancy Engelken; Dan Foote
Subject: FW: [City Council] Public Comment on the Legal Premises of Inclusionary Zoning

-----Original Message-----
From: Anja Tribble
Sent: Wednesday, February 04, 2009 11:53 AM
To: 'smyaig@gmail.com'
Subject: RE: [City Council] Public Comment on the Legal Premises of Inclusionary Zoning

Dear Steve
I have forwarded your e-mail to City Council and the appropriate staff members.
Sincerely,

Anja Tribble-Husi
Staff Assistant
City Clerk's Office
Steamboat Springs, Colorado

(970) 871-8225
atribble@steamboatsprings.net

-----Original Message-----
From: webmaster@steamboatsprings.net [mailto:webmaster@steamboatsprings.net] On Behalf Of 
smyaig@gmail.com
Sent: Wednesday, February 04, 2009 12:02 AM
To: Anja Tribble
Subject: [City Council] Public Comment on the Legal Premises of Inclusionary Zoning

steve aigner sent a message using the contact form at 
http://steamboatsprings.net/contact/City_Council.

Mr. President and Members, Good Evening.                                       
                 3 February 2009

I am Steve Aigner, I live on Anglers Drive and I am the organizer for the Community 
Alliance of Yampa Valley.  On January 13 we discussed Affordable Housing. I recall some 
question about whether a City has the authority to pass inclusionary zoning.

The Community Alliance has read the inclusionary zoning policies of the 18 Colorado 
entities, i.e. municipalities and counties, with inclusionary zoning. We notice that they 
rest their decisions on both the U.S.  
Constitution (the 5th amendment that prohibits against taking without just compensation, 
the 14th amendment regarding due process and equal protection) and the Colorado State 
Constitutions (see the Colorado Revised Statues - C.R.S., §§ 31-15-401, et seq; C.R.S., §
31-15-103; and C.R.S., §31-23-301).

The legal analyses we have read support the argument that communities have the power to 
take action and adopt laws and policies that protect the public’s health, safety and 
welfare through the enactment of zoning ordinances that address a socio-economic balance 
within the community and the welfare of a region that needs affordable housing for 
workers.  There are certain constitutional elements inclusionary zoning ordinances must 
have for fairness to developers. It seems, we believe, the Steamboat IZ ordinance has 
those elements.

We have also read the Nollan/Dollan opinions on which Mr. Ragonetti in his Dec 31 2008 
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letter to the Concerned Citizens for Affordable Housing seems to depend when giving his 
opinion. It doesn’t seem that those two cases apply to Steamboat Springs because our City 
did not apply its ordinances in an ad hoc fashion targeting one property owner.
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Anja Tribble

From: Anja Tribble
Sent: Thursday, February 05, 2009 9:54 AM
To: Cari Hermacinski; Jon Quinn; Loui Antonucci; Meg Bentley; Scott Myller; Steve Ivancie; 

Walter Magill; Wendy DuBord; Tony Lettunich; Tom Leeson; Nancy Engelken; Dan Foote
Cc: Julie Franklin
Subject: FW: [City Council] Workforce Housing

-----Original Message-----
From: Anja Tribble
Sent: Thursday, February 05, 2009 9:52 AM
To: 'dbrowerco@yahoo.com'
Subject: RE: [City Council] Workforce Housing

Dear Diane
This is to let you know that your e-mail has been forwarded to City Council and the 
appropriate staff members.
Sincerely,

Anja Tribble-Husi
Staff Assistant
City Clerk's Office
Steamboat Springs, Colorado

(970) 871-8225
atribble@steamboatsprings.net

-----Original Message-----
From: webmaster@steamboatsprings.net [mailto:webmaster@steamboatsprings.net] On Behalf Of 
dbrowerco@yahoo.com
Sent: Wednesday, February 04, 2009 1:59 PM
To: Anja Tribble
Subject: [City Council] Workforce Housing

Diane Brower sent a message using the contact form at 
http://steamboatsprings.net/contact/City_Council.

2/4/09
City Council Members:

I continue to be alarmed by rumors and newspaper reports that some City Council members 
are pushing to weaken current inclusionary zoning regulations and possibly even get rid of 
linkage regulations.  I e-mailed you a few weeks back with some thoughts about the 
importance of the current requirements of developers in providing workforce housing in our 
community.  Specifically, I pointed out that the current requirements only require 
developers to provide housing for a small fraction of the jobs they are projected to 
generate in their commercial or residential development.  These requirements are not 
asking developers to make up for past neglect of AH but to simply provide for a fraction 
of the need they will be generating.

The private sector has not provided any truly reasonably-priced homes in all the time that 
affordable housing has been under discussion in our area.  My recollection is that the one 
private, nominally affordable development (Red Tail, was the name, I believe) was 
ultimately too expensive to be considered a part of the solution to the affordable housing 
problem.  In our resort environment, affordable housing doesn’t apparently happen unless 
it is a requirement within higher end developments (that are an underlying source of the 
problem).

I’m really uneasy about the argument that there seems to be no market for the affordable 
units in Wildhorse Meadows.  I truly wonder if as much effort has been exerted to market 
those units and to appeal to those who might be interested in buying them as is necessary. 
We see ads all over the place for the most expensive units opening up in town, but I’ve 
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never seen an ad for these affordable units.  And since they will be primary home units, 
some family’s full-time home, not secondary home units, it’s unlikely that many people 
would be willing to buy them in an unfinished state, especially in the economic climate 
that we’ve been moving toward for at least a year now.

What is the “better idea” to the current regulations?  It’s not a better idea to leave it 
to the market; that hasn’t worked.  It’s not
pay-in-lieu-- that leaves us without the land.  It’s not loosening deed restrictions; that 
eliminates the affordable unit after a few years (when the AH problem will be even worse).

Don’t change the regulations until you find a better solution.  If linkage is truly a 
deterrent to small, new businesses, then tweak the regulation so that it is less onerous 
to small, new businesses.  But don’t weaken it for businesses above a certain size, that 
are already established, that are speculative, that will create significant numbers of new 
jobs for which there is no affordable housing.

Thank you for considering my comments.

Sincerely,
Diane Brower
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  CCIITTYY  CCOOUUNNCCIILL  CCOOMMMMUUNNIICCAATTIIOONN  FFOORRMM 
 
 
FROM:   Anthony B. Lettunich, City Attorney (879-0100)  
 
THROUGH:  Wendy DuBord, Interim City Manager (Ext. 228) 
   Tom Leeson, Director of Planning Services and Community 

 Development (Ext. 244)  
     
DATE:   Tuesday, February 10, 2009 
 
RE:   Discussion of a proposed ordinance amending the existing 

Inclusionary Zoning/Linkage regulations to suspend all of the 
regulations related to linkage fees currently being assessed on new 
commercial and residential housing construction. (Lettunich)  

 
NEXT STEP:  Give direction to the City Attorney as to the preferred language to be 

brought back to the City Council at its regular meeting on February 
17, 2009 as the first reading of an Ordinance to suspend all 
regulations related to linkage fees currently being assessed on new 
commercial and residential housing construction. 

 
 
     
                        X    INFORMATION     
      X    DIRECTION 
  
 
 
 
I. REQUEST OR ISSUE: 
 

To discuss and give direction to the City Attorney as to the preferred language to be 
brought back to City Council on February 17, 2009 as a first reading of an ordinance 
to suspend the applicability of the linkage fee regulations.    

 
 
II. BACKGROUND INFORMATION: 
 

City Council has requested that a draft of ordinance language suspending linkage 
fees be prepared and discussed at the Febrary 10th work session. 
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III. LEGAL ISSUES: 
 

The primary legal questions are:   
 
(a)  After the effective date of the ordinance, who is relieved of any further obligation 
to pay linkage fees?  In the current draft that is answered as follows:  Anyone who 
would otherwise be obligated to pay linkage fees, but who has not yet paid them, 
shall be relieved of any obligation to pay any linkage fees. 
 
(b) What happens to the linkage fees already paid and in possession of the City?  In 
the current draft that is answered as follows:  Any linkage fees already paid to the 
City shall remain the property of the City and there shall be no refunds of linkage 
fees paid. 

 
 
IV. SUMMARY AND ALTERNATIVES: 
 

Give direction to the City Attorney as to preferred language in the ordinance 
scheduled for first reading on February 17, 2009.  The second reading will be 
scheduled for March 3, 2009.  The effective date, which is five days after publication 
(which is the Sunday after the Tuesday adoption) will be Friday, March 13, 2009. 
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CITY OF STEAMBOAT SPRINGS, COLORADO 
 

ORDINANCE NO. 2111   
 

AN ORDINANCE AMENDING CHAPTER 26, ARTICLE 148 OF THE 
STEAMBOAT SPRINGS REVISED MUNICIPAL CODE PERTAINING 
TO COMMUNITY HOUSING, MODIFYING INCLUSIONARY 
RESIDENTIAL REQUIREMENTS, ADOPTING SUSPENDING 
PREVIOUSLY ADOPTED REGULATIONS FOR THE PARTIAL 
MITIGATION OF IMPACTS ON HOUSING FROM COMMERCIAL 
AND RESIDENTIAL DEVELOPMENTS (HOUSING LINKAGE), AND 
ADDING INCENTIVES AND CONCESSIONS FOR  DEVELOPMENTS 
THAT MEET CERTAIN COMMUNITY HOUSING STANDARDS AND 
ESTABLISHING AN EFFECTIVE DATE. 

 
WHEREAS, the City of Steamboat Springs, by and through its duly elected City 

Council, hereafter “City”, adopted an Inclusionary Zoning ordinance number 2041 (“IZ 
Ordinance”) at second reading on or about February 21, 2006the Housing Element of the 
Steamboat Springs Area Community Plan was amended in May, 2004 to update 
information on housing conditions with research data from the 2003 Routt County 
Housing Needs Assessment, the 2000 US Census, real estate sales transactions and on 
the City Council’s future plans for the community; and 
 

WHEREAS, the City amended the IZ Ordinance on or about June 19, 2007 to 
impose residential and commercial linkage fees to offset a portion of the demand for 
employee housing generated by new development (Ordinance No. 2111); and the 
eighteen (18) strategies identified by the adopted May 2004 Steamboat Springs 
Community Area Plan for affordable housing included the regulations and incentives 
contained in this ordinance; and  

 
WHEREAS, the City is now concerned about the financial burden being placed on 

residential and commercial development by the linkage fees, particularly in light of the 
dramatic fiscal and economic crisis now confronting our economy, both at the national 
and local levels; and  Implementation Program for Community Housing adopted April 17, 
2007 by the City Council called for 42% of all housing units to be built in Steamboat 
Springs to be affordable for low and moderate income households with incomes no 
greater than 120% of the Area Median Income in order to keep up with housing demand 
generated by employment growth and to preserve the community’s income diversity as it 
grows; and 

 
WHEREAS, the City desires to suspend the requirement for the collection of 

linkage fees as approved by in Ordinance No. 2111 until further action by the City; 
provided, however, the Director of Planning and Community Development shall, no more 
often than annually, schedule a review of the suspension on the City Council agenda to 
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consider all relevant circumstances;  it is appropriate to modify Community Housing 
regulations adopted February 21, 2006 to respond to experience gained since their 
enactment; and, 

 
WHEREAS, there is a substantial, direct and rational connection between the 

need for Community Housing generated by new residential, commercial and 
accommodations development and the requirements for the provision of workforce 
housing set forth herein as documented in the report entitled, “City of Steamboat Springs 
Nexus/Proportionality Analysis for Employee Housing Mitigation Programs”, 2006, 
prepared for the City of Steamboat Springs by RRC Associates, Inc., and Rees 
Consulting, Inc.; and 
 

WHEREAS, the Steamboat Springs City Council believe the provision of a 
reasonable and appropriate percentage of new affordable workforce housing is the 
responsibility of new residential and nonresidential developments which have a nexus to 
new job generation; and 

 
WHEREAS, the City Council is not requiring developers to address existing 

deficiency problems through the requirements of this ordinance; and 
 

WHEREAS, opportunity for information about and comments on the proposed 
changes contained in this ordinance was provided at a public meeting to discuss 
affordable housing options on March 13, 2007 as well as a Planning Commission public 
hearing on April 12, 2007; and 

 
WHEREAS, due notice was given that the City Council of the City of Steamboat 

Springs would meet to hear and consider the adoption of the subject amendments in 
public hearings on April 17, 2007 and May 15, 2007; and 

 
WHEREAS, the City Council of Steamboat Springs recognizes that the balance of 

regulatory mandated affordable housing and market affordable housing is a dynamic 
issue, and it reserves the right to revise the conditions, ratios, and percentages 
contained herein whenever data indicate the need for such action, and 

 
WHEREAS, the City of Steamboat Springs intends for units that are constructed 

or otherwise provided through the Community Housing Program to be deed restricted or, 
through other methods, regulated to remain affordable over time and made permanently 
protected community assets; and 
 

WHEREAS, upon adoption, the regulations of this ordinance apply uniformly to 
development, as specified herein, in the City of Steamboat Springs; and 
 

WHEREAS, the City Council of Steamboat Springs has heard and considered all 
evidence and testimony presented with respect to the amendments and has determined, 

1-51



 
 
 

   3 

subsequent to said public hearings, that the adoption of this Ordinance is in the best 
interest of the Citizens of the City of Steamboat Springs. 
 
NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 
STEAMBOAT SPRINGS, COLORADO, THAT: 
 

SECTION 1  
 
 The City Council finds that this ordinance is necessary for the health, safety, and 
welfare, peace, and prosperity of the community.  The language that has been stricken is 
suspended as of the effective date of this ordinance until further action of the City 
Council; provided, however, the Director of Planning and Community Development shall, 
no more often than annually, schedule a review of the suspension on the City Council 
agenda to consider all relevant circumstances.  The new language sets forth the effect 
on existing applications and approvals.  The unchanged language is merely reprinted to 
set forth the context of the revisions and to clarify what parts of the regulations are 
suspended. 
 

SECTION 2 
 

The Municipal Code of the City of Steamboat Springs shall be amended as follows: 
 

CHAPTER 26-148 COMMUNITY HOUSING 
 

SECTION: 

26-148(a): Purpose 
26-148(b): Definitions 
26-148(c): Applicability 
26-148(d): Exemptions 
26-148(e): Minimum Requirements 
26-148(f): Income Eligibility 
26-148(g): Compliance Methods 
26-148(h): Exit Strategy 
26-148(i): Unit Sizes 
26-148(j): Timing of Occupancy 
26-148(k): Quality Standards 
26-148(l): Community Housing Plan Required 
26-148(m): Variances 
26-148(n): Incentives 
26-148(o): Administration 
26-148(p): No Taking of Property without Just Compensation 
26-148(q): Administrative Regulations 
26-148(r): Monitoring 
26-148(s): Repeal and Reenactment and Transition Rules 
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Sec. 26-148(a).    Purpose. 
 
The purpose of this Section is to ensure that a reasonable amount of Community 
Housing is provided in the City of Steamboat Springs that meets the needs of all 
economic groups. This is accomplished through the establishment of regulations that 
require the set-aside of a portion of new residential development for Community Housing 
purposes and require new residential and nonresidential development to mitigate a 
percentage of the impact its generates for Community Housing demand as a condition of 
approval.  This Section also provides incentives and concessions for Community Housing.  
It is the City’s intent that Community Housing is intermingled throughout the City and is 
not concentrated in one area of the City.  Where alternatives to the on-site provision of 
such housing is determined to be more practical, efficient, and equitable, this Section will 
set forth standards for off-site housing and the dedication of land.   
 
Sec. 26-148(b).    Definitions. 
 
When used in this Section, the following words and phrases shall have the specific 
meaning as defined in this section: 
 

Accommodations shall mean any hotel, lodge or similar building in which rooms 
without kitchens are rented on a nightly basis; each room in which beds are located shall 
be considered a room.  

 
Affordable shall mean is the total monthly housing payment that can be managed 

comfortably by low to moderate income households so as not to encounter financial 
difficulties that jeopardize their overall financial status or lead to foreclosure.  

 
AMI shall mean the area median income for Routt County as published annually by 

the Department of Housing and Urban Development and updated annually. 
 
Commercial Linkage shall mean the mandatory provision of Community Housing 

units, or financial set-aside, to satisfy a certain percentage of the demand for work force 
housing that is generated by the proposed non-residential development.d 

 
Community Housing shall mean units restricted for occupancy by eligible households 

that meet size, rental and for-sale price requirements and that are deed restricted in 
accordance with a covenant approved by the City Council of the City of Steamboat 
Springs.  

 
Community Housing Guidelines shall mean the document that contains procedures 

and guidelines for complying with the requirements of this Section, updated at least 
annually. 
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Deed Restriction shall mean a contract entered into between the City of Steamboat 
Springs or their designee with the owner or purchaser of real property which is 
developed or to be developed for permanently affordable community housing and 
identifies the conditions of occupancy, rental, sale and resale. Deed Restrictions for 
rental units shall include a provision conveying an interest in the unit or units to the 
Program Administrator meeting the requirements of §38-12-301, 10 C.R.S. (1999). Such 
interest may include: 

1. A fractional undivided ownership or trustee interest provided that Program 
Administrator shall be indemnified against any and all liability by reason of its 
interest. 

2. A lease to Program Administrator of the unit or units with authorization to 
Program Administrator to sublet pursuant to Community Housing Guidelines, 
provided that Program Administrator assumes no liability by reason thereof. 
Program Administrator may in its sole discretion accept or reject any proposed 
conveyance or lease pursuant to this Section. 

 
Development shall mean:  
1. The construction, improvements, alterations, installation, erection, restoration, 

change of color or building materials, or expansion of any building, structure or 
other improvement including utility facilities;  

2. The demolition or destruction by voluntary action of any building, structure, or 
other improvement;  

3. The grading, excavation, filling or similar disturbance to the ground level, change 
of drainage without limitation, change of grade, change of ground level, change of 
drainage pattern, or change of stream bed;  

4. Landscaping, planting, clearing, or removing of natural vegetation or revegetation 
including trees, shrubs, grass, or plants; or  

5. Any change in use that may alter the character, use, or appearance of a parcel of 
land. 

 
Eligible Household shall mean a household that is comprised entirely of one or more 

residents of Routt County with gross income that does not exceed guidelines established 
annually based upon the AMI; 80% of the household’s income must consist of wages 
and salaries earned within Routt County or distribution of profits from business 
operations within Routt County unless the household is headed by a retired or disabled 
resident. 

 
Employee Unit shall mean a unit that is rented and, that is restricted on the deed of 

the property for continuous occupation by at least one employee employed at least 30 
hours per week at one or more businesses (or self-employed) located within Routt 
County, or a retired employee who has ceased active employment but was a full-time 
employee in Routt County for a minimum of two years immediately prior to his or her 
retirement. 
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Existing Unit shall mean a unit located within the City, which existed prior to the 
development which requires Community Housing. 

 
Free Market Units shall mean residential units upon which there are no restrictions on 

the occupancy, price or resale. 
 

Full Time Equivalent (FTE) shall mean the conversion of part-time work hours to the 
equivalent number of full-time work hours based on a forty (40) hour work week. 

 
Gross Income shall mean the total income of a household derived from employment, 

business, trust or other income producing assets including wages, alimony and child 
support, distributions and before deductions for expenses, depreciation, taxes and similar 
allowances. 

 
Household shall mean all individuals who will be occupying the unit regardless of 

legal or familial status. 
 
HUD shall mean the US Department of Housing and Urban Development 
 
Inclusionary Zoning shall mean the mandatory provision of Community Housing units, 

or financial set-aside, as a quid pro quo for development approval. 
 
Income Limits shall mean the income amounts on which the eligibility of households 

is based expressed as percentages of the AMI and in absolute dollar amounts, updated 
annually and contained in the Community Housing Guidelines. 

 
Interim Covenant shall mean a covenant placed on lots or parcels that conveys the 

conditions of the deed restrictions that will be filed upon Community Housing units built 
on the lots or parcels. 

 
Leasable Square Feet shall mean the sum of the gross horizontal floor areas of a 

building measured from the exterior face of exterior walls, or from the centerline of a 
wall separating two buildings minus the gross floor area of bathrooms, storage areas, 
garages, mechanical rooms, staircases, elevators, loading docks, and distribution or 
processing areas in which employees are present on average no more than ten (10) 
percent of time that the space is used for commercial operations. 

 
Off Site shall mean a location for Community Housing units other than the parcel, or 

lot where the residential development that generates the requirement for Community 
Housing units is located. Off site location is to be within the municipal boundaries of the 
City of Steamboat Springs. 

 
 Permanently Affordable shall mean a unit that is deed-restricted and available to 

income-eligible households.  This may be accomplished through income limitations, 
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contractual agreements, restrictive covenants, and resale restrictions, subject to 
reasonable exceptions, including, without limitation, subordination of such arrangements, 
covenants, and restrictions to a mortgagee. No unit shall be considered as permanently 
affordable until the City Council has approved the location and techniques used to ensure 
that the unit will remain affordable. 

 
Plat shall mean a map and supporting materials of described land prepared in 

accordance with subdivision regulations as an instrument for recording of real estate 
interests with the county clerk and recorder.  

 
Price-Cap shall mean a deed-restriction limiting maximum resale price to an annual 

increase as defined in the Community Housing Guidelines. 
 
Program Administrator shall mean the City of Steamboat Springs, or its designee. 
 
Redevelopment shall mean the removal or demolition of existing structures buildings, 

residential units, rental units, and commercial units for the purpose of reconstruction of a 
new development on the same site. 

 
Resale Controls shall mean deed restrictions or mortgage provisions that limit the 

maximum resale price of a Community Housing unit. 
 
Residential Linkage shall mean the mandatory provision of Community Housing units, 

or financial set-aside, to satisfy a certain percentage of the demand for work force 
housing that is generated by the proposed residential development. 

 
Square Feet shall mean the sum of the gross horizontal floor areas of a building 

measured from the exterior face of exterior walls, or from the centerline of a wall 
separating two buildings. 

 
Unit shall mean a structure or portion of a structure, other than a mobile home, that is 

designed, occupied or intended to be occupied as living quarters and includes facilities for 
cooking, sleeping and sanitation; but not including hotels, motels, clubs, boarding houses, 
or any institution where human beings are housed by reason of illness or under legal 
restraints. 

 
Duplex Unit shall mean a single building containing two (2) separate single family 

residential dwelling units where the two units are connected by heated enclosed space, such 
as a garage, mud-room or other fully enclosed space that results in a common wall a 
minimum of twelve (12) feet in length.   

 
Multi-family Unit shall mean a residential building designed for or occupied by three (3) 

or more families, maintaining independent access to each unit and separate living, kitchen 
and sanitary facilities.  
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Single-family Unit shall mean a dwelling designed for, or used as a dwelling unit 

exclusively by one family as an independent housekeeping unit. A Single Family Dwelling 
Unit contains no more than one dwelling unit and does not include Mobile Homes. 

 
Sec. 26-148 (c).    Applicability. 
 
Community Housing shall be required as a condition of approval as specified below: 
 

1) Inclusionary: All development that contains the addition of three (3) or more 
residential units, including, without limitation: annexations, development plans, final 
development plans, preliminary plats, and final plats. The provisions of this Section 26-
148, entitled “Community Housing” shall not apply to any development for which a 
completed application has been received prior to the effective date of the ordinance 
adopting these provisions. 
 
2) Commercial and Residential Linkage: All new non-residential buildings, new residential 
units over 500 square feet, and non-residential and residential additions increasing size 
by more than 500 square feet for which a building permit is required shall be subject to 
linkage requirements. The provisions of this Section 26-148, entitled “Community 
Housing” shall not apply to any development for which a completed application has been 
received prior to the effective date of the ordinance adopting these provisions. 
 

Sec. 26-148 (d).    Exemptions. 
 
The following development is exempt from the requirements of this Section: 
 

1) Community Housing.  Community Housing units as defined herein are exempt 
from the requirements of this Section. 

 
2) Secondary Units.  Secondary units shall be exempt from the requirements of this 

Section. 
 

3)Industrial Uses. Industrial uses listed in Sec. 26-92, Use Classification Table, shall 
be exempt from the requirements of this Section. 

 
4)3) Institutional Uses. Institutional uses listed in Sec. 26-92, Use Classification 

Table, shall be exempt from the requirements of this Section. 
 

5)Additions and Remodels.  Additions to and remodels of existing units or non-
residential buildings that result in a net increase of no more than 500 square feet 
shall be exempt from this Section, unless such addition or remodel requires a 
development plan or final development plan approval. For additions of 500 
hundred square feet or greater, the employee generation rate shall be based on 
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the size of the addition in excess of 500 hundred square feet rather than the total 
size of the unit or development on which the addition is being made. 

 
6)4) Redevelopment.  

 
a. Inclusionary Zoning:  For developments that involve demolition of existing 

residential units, the minimum requirements of this Section shall apply to the 
increase in net saleable square footage divided by 1,450 square feet multiplied 
by 15% provided that construction of the new development commences within 
three years of the demolition.  

b.Residential Linkage: For developments that involve demolition of existing 
residential units, the minimum requirements of this Section shall apply only to 
the incremental increase in the additional number of units above what was 
originally on the site provided that construction of the new development 
commences within three years of the demolition.  If the time period between 
demolition and new construction is longer than three years, no special 
consideration for redevelopment in calculation of the minimum requirements of 
this Section shall be applied. 

c.Commercial Linkage: For developments that involve demolition of existing non-
residential buildings, the minimum requirements of this Section shall apply only 
to the incremental increase in the additional square footage above what was 
originally on the site provided that construction of the new development 
commences within three years of the demolition.  If the time period between 
demolition and new construction is longer than three years, no special 
consideration for redevelopment in calculation of the minimum requirements of 
this Section shall be applied. 

 
7)5) Employee Units. Employee units shall be exempt from the requirements of 

this Section. 
 

8)6) Change of Use.  The change from one use to another are exempt, unless 
additions or remodels increasing square footage by more than 500 square feet are 
required to accommodate the change.. 

 
9)7) Vested Approvals. Development permits with vested approvals and 

development in accordance with development permits with vested approvals 
pursuant to Section 26-4(d)(1), development in substantial conformance with 
development permits with vested approvals pursuant to Section 26-4(d)(1), and 
development in accordance with revised vested approvals in accordance with Section 
26-4(d)(2), shall all be exempt from this Section. 

 
10)8) Existing Agreements.  All residential developments for which agreements 

for the development of Community Housing had been executed prior to the 
adoption of this ordinance shall be exempt from the requirements of this Section 
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unless major alterations as defined by Sec. 26-402 (a) Substantial Conformance 
are made. 

 
Sec. 26 – 148 (e).   Minimum Requirements. 
 
The minimum Community Housing requirement for development in all zoning districts 
shall be determined according to the following: 
 

1) Inclusionary: All new developments with three (3) or more additional residential units 
shall set aside units for Community Housing, as follows: 

 
a. Fifteen percent (15%) of all single-family units shall be developed as Community 

Housing for sale or rent to eligible households;  
 

b. The following percentages of all new multi-family units shall be developed as 
Community Housing  for sale or rent to eligible households: 

 
 
 
 

Market Rate Unit Size 
(Gross Floor Area) 

Number of 
Affordable Housing 

Units to be 
Provided Per 

Market Rate Unit 
! 2,000 .15 

2,001-3,000 .17 
3,001-4,000 .20 
" 4,001 .25 

 
2) Commercial Linkage:  For non-residential development, an applicant shall be 
required to complete development or ensure the completion of development of 5% 
(for the first 5,000 square feet of development) and 10% (for any square footage 
over 5,000) of the workforce housing units for which demand is generated by the 
proposed development.   
 
Calculation of Requirement: To calculate the number of Community Housing units to 
be provided in accordance with the provisions of this Section, the developer shall 
utilize the following formulas:  
 
Non-residential Uses 

Leasable square footage of development 
x average number of employees per 1,000 net square feet of leasable 
space 
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÷ 1,000 square feet 
÷ average number of jobs per employee 
÷ average number of employees per unit 
x applicable mitigation percentage (see above) 
= Community Housing Units Required 
 

Accommodations 
Number of rooms 
x average number of employees per room 
÷ average number of jobs per employee 
÷ average number of employees per unit 
x 10 % 
= Community Housing Units Required 

 
The job generation ratios and averages for number of jobs per employee and number 
of employees per unit shall be specified in the Community Housing Guidelines and 
updated as data becomes available through the US Census or other primary research. 

 
3)  Residential Linkage:  A residential development, addition or redevelopment 
resulting in a net increase of more than 500 square feet (excluding garage space), 
including single family and/or multi-family units, shall be required to develop or 
ensure the development of a percentage of the housing units for which demand is 
generated by the development according to the following mitigation rates based on 
unit size: 

 
Table 1 

Residential Mitigation Rate by Size of Unit 
 

Sq Ft. of 
Proposed Units 

Mitigation 
Rate

Sq Ft. of 
Proposed 

Units 

Mitigation 
Rate 

<500 SF 0% 3,500 - 3,999 20% 
  500 - 1,499 1% 4,000 - 4,499 25% 
1,500 - 1,999 1% 4,500 - 4,999 25% 
2,000 - 2,499 5% 5,000 - 5,499 30% 
2,500 - 2,999 10% 5,500 - 5,999 30% 
3,000 - 3,499 15% 6,000 + 35% 

 
Calculation of Requirement:  For residential development, the number of Community 
Housing units required by the application shall be calculated using the following 
formula: 

 
Number of residential units 
x appropriate FTE employees per unit (Table 2) 
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÷ average number of employees per unit 
x mitigation rate applicable for size of units proposed (Table 1) 
= Community Housing Units Required 
  

The figures for Full Time Equivalent (FTE) employees based on the size of a proposed 
dwelling are specified in Table 2 below.  Future modifications to these figures may be 
made upon the receipt of updated information and are to be specified in the Community 
Housing Guidelines.   

 
Table 2 

Employee Generation Rates per Size of Residential Unit 
 

Square feet 
FTE 

Employees Square feet
FTE 

Employees

< 500 0.17 
6,000 – 
6,499 0.55 

500– 999 0.18 
6,500 – 
6,999 0.61 

1,000 – 1,499 0.20 
7,000 – 
7,499 0.67 

1,500 – 1,999 0.22 
7,500 – 
7,999 0.74 

2,000 – 2,499 0.25 
8,000 – 
8,499 0.82 

2,500 – 2,999 0.27 
8,500 – 
8,999 0.91 

3,000 – 3,499 0.30 
9,000 – 
9,499 1.00 

3,500 – 3,999 0.33 
9,500 – 
9,999 1.11 

4,000 – 4,499 0.37 
10,000 – 
10,499 1.23 

4,500 – 4,999 0.41 
10,500 – 
10,999 1.36 

5,000 – 5,499 0.45 
11,000 – 
11,499 1.50 

5,500 – 5,999 0.50 
11,500 – 
12,000 1.66 

 
 

Sec. 26 – 148 (f).    Income Eligibility. 
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Community Housing required by this Chapter shall be permanently deed restricted, in 
accordance with a deed restriction enforceable in the State of Colorado, as approved by 
the City Council, to rental or ownership and occupancy by eligible households with 
incomes as follows: 
 

1) Inclusionary Requirements:  Between eighty-one percent (81%) and one-hundred 
and twenty percent (120%) of AMI, with an average of the Community Housing units 
being permanently deed restricted for ownership or rental and occupancy by eligible 
households with incomes at one-hundred percent (100%) of AMI.  
 
2) Commercial and Residential Linkage Requirements: Equal to or less than eighty 
percent (80%) of AMI, with an average of the Community Housing units being 
permanently deed restricted for ownership or rental and occupancy by eligible 
households with incomes at fifty percent (50%) of AMI. 

 
The mix of units within these ranges shall be adjusted annually to meet community need 
as determined by the Program Administrator so long as the averages specified are not 
exceeded. 
 
Sec. 26 – 148 (g).     Compliance Methods. 
 
There are multiple ways by which each of the housing requirements can be satisfied.  
Options are provided to allow flexibility, maximize project-financing alternatives, and 
provide opportunities to creatively achieve the City’s goals and objectives for housing.   
 

1. Develop Units.  In the case of single-family/duplex subdivisions, directly develop 
the lots with single-family detached or duplex units priced initially in targeted 
range, or transfer ownership of lots to builders who, in accordance with the 
interim covenants filed on the lots, must develop them in accordance with this 
Section. In the case of multi-family developments, directly develop the multi-
family dwellings priced for sale to eligible households. 

 
2. Develop Units Off-Site. In the case of single-family/duplex subdivisions, 

develop single-family detached or duplex units priced initially in targeted range 
off-site, but within the municipal boundaries of the City of Steamboat Springs. In 
the case of multi-family developments, develop the multi-family dwellings off-site, 
but within the municipal boundaries of the City of Steamboat Springs priced for 
sale to eligible households. The number of Community Housing units developed 
must equal 125% of the required number of units.  

 
3. Dedication of Lots On-Site.  Dedicate lots on site to the City of Steamboat 

Springs provided that there are no covenants, restrictions, or issues that would 
limit the construction of Community Housing units on the lots. Land dedicated in 
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lieu of Community Housing Units must be of an equivalent or greater value to the 
payment in lieu contribution. 

 
4. Dedication of Lots Off-Site.  Dedicate lots off-site, provided lots are within the 

municipal boundaries of the City of Steamboat Springs, to the City of Steamboat 
Springs, provided that there are no covenants, restrictions, or issues that would 
limit the construction of Community Housing units on the lots. Land dedicated in 
lieu of Community Housing Units must be valued at 125% of the payment in lieu 
contribution. 

 
5. Dedication of Land.  With the approval of the City Council, dedicate land to the 

City of Steamboat Springs.  The land may be off site but within the municipal 
boundaries of the City of Steamboat Springs provided there are no covenants or 
other restrictions placed on, or issues associated with the land that would limit the 
appropriateness for Community Housing. Land dedicated in lieu of Community 
Housing Units must be valued at 125% the payment in lieu contribution. 

 
6. Payment in Lieu. Payment in-lieu fees are accepted as a right to satisfy the 

Commercial and Residential Linkage Requirements. For the Inclusionary Zoning 
requirements, payment in-lieu fees are accepted only for any partial unit when the 
calculation to determine the number of units to be produced to meet Community 
Housing requirements results in a fractional unit, except for those properties 
located within the Base Area and highlighted in Appendix C of the Community 
Housing Guidelines, where payment in-lieu fees are accepted as a right to satisfy 
the Inclusionary Zoning requirements at 125% of the calculated amount. 

 
a. The fees are to be based on the difference between the market rate cost per 

unit and the purchase prices that are affordable for income-eligible 
households, plus an administration fee of up to 15%. The fee per unit of 
Community Housing shall be stipulated in the Community Housing Guidelines 
and updated semi-annually.   

 
b. Unless otherwise agreed to, fees shall be due and payable anytime after 

development approvals and  prior to the issuance a building permit for the 
development that triggered the requirement. 

 
7. Alternative Compliance Methods.  The City Council shall have the discretion to 

accept in-lieu consideration in any form so long as the value of that consideration 
is equivalent to or greater than the payment-in-lieu contribution required by this 
Section and that the acceptance of an alternative form of consideration will result 
in additional benefits to the City of Steamboat Springs consistent with the purpose 
of this Section. 

 
Sec. 26-148 (h).   Exit Strategy.  
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In the event buyers cannot be found for the Community Housing Units that meet the 
income eligibility requirements of this Section within twelve (12) months of the date the 
Community Housing units are made available for contract, and no less than twelve (12) 
months after issuance of Certificate of Occupancy, in accordance with the Community 
Housing Guidelines, any unsold Community Housing units may be offered to the City of 
Steamboat Springs or the Yampa Valley Housing Authority, subject to Community 
Housing price and deed restrictions. The offer price to the City or the Yampa Valley 
Housing Authority shall be equivalent to the purchasing ability of a purchaser at either 
50% AMI, or 100% AMI, whichever is applicable (a 2.5 person household size shall be 
utilized to determine the appropriate AMI). If the City or the Yampa Valley Housing 
Authority does not agree in writing to purchase the units within sixty (60) days of the 
offer, the units may be sold without deed restrictions and at the time of closing a 
payment-in-lieu shall be made at 100% of the rate in effect at the time of closing. 
 
Sec 26-148 (i).    Unit Sizes.   
 
The Community Housing units required under this Section shall meet the minimum and 
average size requirements as specified below: 
 

1) Inclusionary Requirements: a minimum of five-hundred (500) square feet, with an 
average of nine-hundred (900) square feet. 
 
2) Commercial and Residential Linkage: a minimum of four hundred (400) square 
feet, with an average of seven hundred, fifty (750) square feet. 

 
Sec. 26-148 (j).      Timing of Occupancy. 
 
The Community Housing units shall be ready for occupancy no later than the issuance of 
certificates of occupancy for the non-residential portion or the free market residential 
units within the project. If the development is to occur in phases, Community Housing 
units shall be phased to coincide with employment generation or other performance 
indicators specified in the Community Housing Plan.   
 
Sec. 26-148 (k).    Quality Standards. 
 
Community Housing units shall meet local building codes and be built to a standard that 
will enhance durability over time.  Building designs, appliances and heating systems that 
meet nationally recognized standards for energy efficiency are encouraged so that the 
long-term affordability of Community Housing is enhanced.  
 
Sec. 26-148 (l).      Community Housing Plan Required. 
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An applicant for any new development that is required to provide Community Housing 
within the City of Steamboat Springs shall submit a Community Housing Plan or 
Statement of Exemption to the City of Steamboat Springs for approval. 
 
1. The Community Housing Plan shall include the following: 
 

a. Calculation Method.  The calculation and method by which housing is to be 
provided. 
 

b. Unit Descriptions. A site plan and building floor plans (if applicable), illustrating 
the number of units proposed, their location, the number of bedrooms and size 
(s.f.) of each unit, the rental/sale mix of the development, and the categories to 
which each unit is proposed to be restricted.  A tabulation of this information shall 
also be submitted. 

 
c. Lot sizes. Average lot size of proposed Community Housing units and average lot 

size of market rate housing units. 
 

d. Schedules.  The timeline for construction of Community Housing units shall be 
proposed accompanied by the schedule for the entire development and a 
description of any performance factors that are to be used to set the schedule for 
satisfaction of Community Housing requirements. 

 
e. Terms.  Terms for the development agreement that would provide surety to 

insure that any Community Housing units scheduled for future development 
ultimately get developed. 

 
f. Sale Price or Rent Rates.  Computation that clearly delineates how the initial sales 

price or the proposed rents for the Community Housing units were derived to 
meet the requirement of this Section. 

 
g. Payment-in-lieu.  Computation for any payment-in-lieu for fractional units, or in 

the case of linkage where applicants have chosen to make payment-in-lieu, all 
required units plus any fraction thereof. 

 
h. Variances. A description of any requested variance, as well as an explanation as to 

how the overall outcome will advance the goal of obtaining community housing in 
a manner which meets or exceeds the requirements herein. 

 
2. The Community Housing Plan shall be submitted to and approved by the City of 

Steamboat Springs prior to, or concurrent with, application to the City of Steamboat 
Springs for the development.  After review and recommendation by the Planning 
Commission, the City Council shall approve, approve with revisions, or deny the 
Community Housing Plan. The City Council may approve a Community Housing Plan 
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prior to receiving an application for, or prior to approving, a development plan; 
provided, however, the Community Housing Plan shall expire one (1) year after final 
approval by the City Council, unless within that one (1) year period, the applicant files 
a complete application for a development plan for the property covered by the 
approved Community Housing Plan. If the complete application for the development 
plan is made more than one (1) year after the approval of the Community Housing 
Plan, that approval lapses and the applicant must resubmit the Community Housing 
Plan. If the submitted development application changes the obligations of the 
applicant under this chapter, applicant must submit a revised Community Housing 
Plan. An approved Community Housing Plan will become part of the development 
application and development agreements subsequently executed by the City of 
Steamboat Springs for any approved project. Any amendment to the Community 
Housing Plan deemed to be significant by the Director of Planning Services shall 
require the approval of the City Council.  

 
Sec. 26-148 (m).      Variances. 
 
The City Council shall have the authority to grant variances from this Section when it is 
deemed to be in the best interest of the community and when it furthers the overall goal 
or promoting community housing to Steamboat Springs citizens.  
 
The City Council shall have the sole authority to grant variances to this Section. In doing 
so, the City Council shall approve variances only in the instances where the overall 
outcome will advance the goal of obtaining community housing in a manner which meets 
or exceeds the requirements herein. 
 
All requests for variances shall be submitted with the Community Housing Plan as 
required in Sec. 26-184 (l). 
 
Sec. 26-148 (n).    Incentives. 
 
Developments that provide Community Housing units above and beyond the minimum 
requirements shall be eligible for incentives/concessions as specified in the following 
matrix.  These incentives/concessions shall only be provided for the number of 
Community Housing units above and beyond the minimum requirements. 
 

Community Housing Incentives/Subsidies Matrix 

 Developer 
Contribution 

City Incentives/ 
Subsidy 

Net Total to 
Developer 

F.A.R. Bonus    

1-66



 
 

  
 18 

<70% of AMI 1 Additional 
Square Foot of 
Floor Area 
Constructed in 
Community 
Housing Units 

2.5 Additional Square 
Feet of Floor Area  

1.5 additional 
square foot of 
market rate floor 
area 

70 - 79% of AMI 
 

1 Additional 
Square Foot of 
Floor Area 
Constructed in 
Community 
Housing Units  
 

2.25 Additional Square 
Feet of Floor Area 

1.25 additional 
square foot of 
market rate floor 
area 

80 - 120% of AMI 1 Additional 
Square Foot of 
Floor Area 
Constructed in 
Community 
Housing Units 

2.0 Additional Square 
Feet of Floor Area1 

1 additional square 
foot of market rate 
floor area 

Maximum Bonuses 
The maximum amount of bonus FAR achieved through a defined affordable housing 
incentive shall be 25% of the floor area allowed based on the underlying zone of the 
subject property. 
 
Dimensional Standards Modification – built in to the application of the FAR 
bonus 
Maximum Lot 
Coverage 

Lot coverage may be increased by up to 5% over the maximum 
lot coverage permitted by the underlying zone district. 

Overall Height Overall height containing affordable housing units may be 
increased by up to 6 feet. 

Required Setback Structures containing affordable housing units may encroach up to 
5 feet into any required setback. 

Minimum lot size Minimum lot size may be reduced by up to 5% as permitted by 
the underlying zone district. 

Permit Fee Calculation 
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Fee Exemption Applicants proposing bonus units of affordable housing units are 
eligible for exemption from the following fees*: 

! Building Fee 
! Plan Review 
! Planning Dept fees 
! City Tap Fees 
! Building Use Tax 
! Excise Tax 

 
*Fee are exempted from the bonus affordable housing units only, 
not to the overall project. 

Expedited Plan 
Review  

Projects proposing bonus affordable housing units shall be given 
the highest priority and processed in an expedited manner. 

 
Sec. 26-148 (o).     Administration. 
 
The City of Steamboat Springs Director of Planning Services shall be responsible for the 
administration of this Section. The Director of Planning Services, or his/her designee shall 
have the authority and duty to: 
 

1. Exercise administration of this Section pertaining to all building and developments 
where applicable. 

2. Enforce all terms of the Section. 
3. Review and recommend approval or denial of all Community Housing Plans 

submitted in accordance with this Section. 
4. Review and recommend approval or denial of all variance requests submitted 

pursuant to the provisions if this Section, subject to the approval of the City 
Council. 

 
The City of Steamboat Springs may also enter into contracts with other agencies, 
including the Yampa Valley Housing Authority, to administer this Section, subject to 
approval of the City Council. 
  
Sec. 26-148 (p).    No Taking of Property without Just Compensation. 
 
1. Purpose:  It is the intention of the City of Steamboat Springs that the application of 

this Section not result in an unlawful taking of private property without the payment 
of just compensation. 

 
2. Request for Review:  Any applicant for the development of a housing project who 

feels that the application of this chapter would effect such an unlawful taking may 
apply to the City Manager for an adjustment of the requirements imposed by this 
Section. 
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3. City Manager Review:  If the City Manager determines that the application of the 
requirements of this chapter would result in an unlawful taking of private property 
without just compensation, the City Manager may alter, lessen or adjust permanently 
affordable unit requirements as applied to the particular project under consideration 
such that there is no unlawful uncompensated taking. 

 
4. Hearing:  If after reviewing such application, the City Manager denies the relief 

sought by an applicant, the applicant may request an hearing before City Council with 
which to seek relief from the provisions of this Section.  Such hearing shall be a 
“quasi-judicial” hearing and conducted according to the City’s rules and regulations 
regarding “quasi-judicial” hearings.  At such hearing, the burden of proof will be upon 
the applicant to establish that the fulfillment of the requirements of this Section 
would effect an unconstitutional taking without just compensation pursuant to the 
applicable law of the United States and the State of Colorado.  If it is determined at 
such hearing that the application of the requirements of this Section would effect an 
illegal taking without just compensation, the City Council shall alter, lessen or adjust 
permanently affordable unit requirements as applied to the particular project under 
consideration such that no illegal uncompensated taking takes place.  

 
Sec. 26 - 148 (q).    Administrative Regulations. 
 
To the extent that Director of Planning Services deems necessary, rules and regulations 
pertaining to this Section will be developed, maintained and enforced in order to assure 
that the purposes so this Section are accomplished. 
 
Sec. 26 – 148 (r).    Monitoring. 
 
At least annually, the Director of Planning Services will present sufficient information to 
the City Council so that it can effectively review the operation of this Section and 
determine whether any of the provisions of this Section should be amended, adjusted or 
eliminated. Such information should be sufficient to allow the City Council to evaluate the 
following: 
 

1. The effectiveness of this Section in contributing to the purpose of this Section; 
 

2. The appropriateness of goals, objectives and actions for Community Housing 
development specified in the Community Housing Implementation Program 
adopted by the City Council April 17, 2007; and, 

 
3. The level of integration of the provisions of this Section with other tools being 

utilized by the City of Steamboat Springs as part of a comprehensive approach 
toward obtaining the goals of this Section. 
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Sec. 26 – 148 (s).    Repeal and Reenactment and Transition Rules. 
  
Upon the effective date of the ordinance adopting the provisions of this Chapter 26-148, 
entitled “Community Housing,” the affordable housing provisions in Steamboat Springs 
Municipal Code section 26-86(c)(2), including table 26-86(a), all as set forth in Section 3 
of City Ordinance No. 2029, shall be deemed repealed, and shall be replaced and 
reenacted by this Chapter.  
 
Sec. 26-148 (t). Effect of Suspension of Linkage Fees on Existing 
Applcations; Reinstatement of Linkage Fees. 
  
Upon the effective date of this ordinance, all requirements for payment of as yet unpaid 
linkage fees shall be voided and the person obligated to make such payments shall be 
relieved of any payment obligation.  For example, if a development permit application 
has been granted, which required the payment of a linkage fee, but the payment of the 
linkage fees has not been made, then the requirement to make any linkage fee 
payments is hereby voided and the person obligated to make such payment shall be 
relieved of any payment obligation.  Linkage fees already paid shall remain the property 
of the City and shall not be refunded. 
 
 

SECTION 3 
 
 If any section, subsection, clause, phrase, or provision of this Ordinance, or the 
application thereof to any person or circumstance, shall to any extent, be held by a court 
of competent jurisdiction to be invalid, void or unconstitutional, the remaining sections, 
subsections, clauses, phrases and provisions of this Ordinance, or the application thereof 
to any person or circumstance, shall remain in full force and shall in no way be affected, 
impaired or invalidated. 
 

SECTION 4 
 

This Ordinance shall take effect five (5) days after publication following final passage, 
as provided in Section 7.6 of the Steamboat Springs Home Rule Charter. 
 
 
 INTRODUCED, READ AND ORDERED PUBLISHED, as provided by law, by the 
City Council of the City of Steamboat Springs, at its regular meeting held on the  
 day of    , 2009. 
              
       Paul Antonucci , President 
       Steamboat Springs City Council 
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ATTEST: 
 
      
Julie Franklin, City Clerk 
 
 
FINALLY READ, PASSED AND APPROVED this      day of    , 2009. 
 
 
              
       Paul Antonucci , President 
ATTEST:      Steamboat Springs City Council 
 
      
Julie Franklin, City Clerk 
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