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INDIVIDUALS  
EXPERIENCING 
HOMELESSNESS 

GREENWAY FLATS PERMANENT SUPPORTIVE HOUSING

The number of individuals and families experiencing 
homelessness in the region changes daily, but recent 
counts have revealed that numbers are on the rise. Service 
provider using the Homeless Management Information 
System (HMIS) provide a running total of the number 
of homeless individuals receiving services throughout the 
year while the annual Point in Time Count (PIT) is a yearly 
snapshot that is useful for observing long-term trends. 

As of January 3, 2020, 757 individuals experiencing 
homelessness were on the Coordinated Entry waiting 
list. The list is kept by service providers working 
with homeless clients who are actively searching for 
housing. Of the 757 individuals, 164 were eligible 
for transitional housing, and 367 were eligible for 
permanent supportive housing (PSH).35 Transitional 
housing serves homeless households who are earning 
too little to afford long-term housing and need short-
term services such as credit counseling, housing 
navigation, or child care in order to transition into long 
term housing. PSH provides housing to individuals with 
chronic disabling conditions who are unable to maintain 
housing stability without long-term supportive services.  

In order to reduce homelessness in the community, 
creating a broader awareness of the “Housing First” 
model is a priority. “Housing First” connects homeless 
families and individuals with permanent housing 
regardless of sobriety, service participation, or 
willingness to accept different types of treatment.36  
Once housing is secured, services are made available 
in order to prevent reoccurrences of homelessness 
and provide a foundation for life improvement.

Stable housing allows individuals and families to focus 

THE NUMBER OF INDIVIDUALS 
EXPERIENCING HOMELESSNESS

on finding employment, budgeting scarce resources, 
or overcoming substance abuse issues. Between 2005 
and 2007, when “Housing First” was introduced as a 
model for preventing homelessness, the U.S. saw an 
unprecedented 30% decrease in the number of chronically 
homeless individuals.37 Without additional housing 
opportunities for homeless individuals and families, 
reliance on the shelter system for housing will continue. 
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IN ORDER TO REDUCE 
HOMELESSNESS WE 

NEED TO TAKE A 
“HOUSING FIRST” 

APPROACH

1A  
PRIORITIZE USE OF THE CITY’S HUD 
ENTITLEMENT FUNDS FOR HOUSING 
PROJECTS SERVING VERY LOW- & 
EXTREMELY LOW-INCOME HOUSEHOLDS

On any given day, the city’s emergency shelter system 
is home to 50 or more working individuals. Homeless 
individuals earning less than $25,100 annually 
typically are limited to the housing that local non-profit 
agencies can provide and what is available in the 
community is almost always full. As a result, people 
come to rely on the shelter system for housing. Building 
more Permanent Supportive Housing will result in fewer 
individuals relying on the shelter system and the City’s 
public spaces to meet basic needs. 

1B  INCREASE LANDLORD ACCEPTANCE OF 
HOUSING VOUCHERS FOR VETERANS

Since the national “Mayor’s challenge to End Veteran 
Homelessness” was launched in 2014, more than 78 
communities across three states have achieved “functional 
zero” for veterans.38  Functional zero is defined as a well-
coordinated and efficient community system that assures 
homelessness is rare, brief, and non-recurring.39 Even 
though significant progress has been made towards the 
goal of functional zero, the El Paso County region still 
has a number of veterans experiencing homelessness. 
As of January 3, 2020, our local Coordinated 
Entry system counted 124 homeless veterans.

The community’s sole remaining unmet criterion for 
reaching functional zero is housing more veterans per 
quarter than the number of veterans that are newly 
identified as experiencing homelessness. In order to 
achieve functional zero, the City of Colorado Springs 
will launch the Pikes Peak Veterans Housing Fund.40  
Funded entirely by private donations, the program 
will enable service providers to incentivize landlords 
to house veterans experiencing homelessness. Funds 
will be available to mitigate potential damages to 
rental units occupied by veterans as well as make 
up the difference between a housing voucher and 
market rate rent. The local donor-based fund will 
help Colorado Springs join other communities across 
the country that have ended veteran homelessness.

OBJECTIVE 1: HOUSING 
INDIVIDUALS EXPERIENCING 

HOMELESSNESS

STRATEGIES
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FAMILIES
 EXPERIENCING 
HOMELESSNESS

Gauging the number of families experiencing 
homelessness, or on the brink of homelessness, is 
increasingly difficult. Homeless families often hide from 
counts like the Point in Time for fear of having their 
children removed from their care. The most accurate 
measurement of the number of homeless families is 
performed by school districts which are required by the 
McKinney-Vento Act to perform annual counts of homeless 
students. According to the most recent McKinney-Vento 
report, 1,736 children within Colorado Springs school 
districts are experiencing homelessness. Homelessness 
in this context is defined as living in cars, camps and 
shelters as well as “doubled up” with multiple families 
or housed in motels.41 Overwhelmingly, the majority 
of children experiencing homelessness are attending 
District 11 schools with a 4.26% rate of homelessness.

THE NUMBER OF FAMILIES 
EXPERIENCING HOMELESSNESS

1C 
SUPPORT EFFORTS BY LOCAL HOUSING 
PROVIDERS TO CREATE ADDITIONAL 
HOUSING OPPORTUNITIES FOR VERY LOW- 
& EXTREMELY LOW-INCOME FAMILIES

Reducing and addressing homelessness requires 
emergency shelter beds, transitional housing options, 
and affordable housing within the community. Locally 
there are only 36 available emergency shelter beds 
and 18 transitional housing units to address the needs 
of hundreds of families experiencing homelessness. 
The Urban Institute points out that “ignoring family 
homelessness today will make single adult homelessness 
worse in the future, as children who experience long-term 
homelessness are five times more likely than their peers 
to become homeless as adults”.42 Getting children off 
the streets reduces the likelihood of future homelessness 
and increases the likelihood of improved health, 
educational, behavioral, and financial outcomes.21

The “20-40” plan,43 a proactive measure proposed 
by Partners in Housing, Catholic Charities, and Family 
Promise, aims to address inadequacies in the current 
family homelessness response system and reduce 
adult homelessness in the future. The Plan proposes 
the creation of 20 emergency family shelter units 
and 40 new transitional housing units. The City has 
committed to supporting these efforts to increase 
the number of emergency and transitional beds with 
available grant funds to serve vulnerable families.

1D  
COLLABORATE WITH PROPERTY 
OWNERS AND PROPERTY MANAGERS 
TO REDUCE THE NUMBER OF UNJUST 
EVICTIONS

While eviction is a necessary tool for property owners to 
keep their tenants safe and property intact, it can have 
long-lasting effects on low-income households. Finding 
housing after an eviction is often difficult, partly due to the 
common practice among property owners of screening 
out applicants with prior evictions. While the per capita 
rate of forcible entry-detainer (eviction) filings has 
decreased in El Paso County since 2008, eviction filings in 
El Paso County remain relatively high, making up almost 
a third (29%) of local civil court filings and over 18% of 
eviction filings across the state.44 Nearly 8% of El Paso 
County’s renter population has gone to court for eviction; 
what remains unknown is how many households received 
eviction notices and vacated before going to court. 

While the number of households experiencing housing 
instability, either from eviction or displacement is difficult 
to estimate, there is a visible rise in residents living in their 
cars and a noted uptick in calls to local service providers. 
The Community Development Division has committed to 
support local efforts to provide pro bono or low bono 
legal services to low-income renter households facing 
no-cause evictions. Additionally, CDD will collaborate 
with property owners and property managers to 
reduce the number of unjust evictions. Housing and 
eviction scholar Matthew Desmond estimates that in 
eviction cases nationwide, 90% of landlords have legal 
representation, while only 10% of tenants do. As a result, 
the majority of tenants lose their cases, along with their 
ability to successfully rent again.45 Building a network 
of volunteer attorneys to represent lower-income renters 
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OBJECTIVE 2:  

INCREASE THE 
SUPPLY OF 

AFFORDABLE 
RENTALS 

2A  
CREATE & IMPLEMENT AN INCENTIVE 
PACKAGE THAT FACILITATES 
AFFORDABLE AND ATTAINABLE 
HOUSING AS INFILL DEVELOPMENT

STRATEGIES 
THE RIDGE AFFORDABLE FAMILY HOUSING

Infill and redevelopment sites often have more 
complexity and challenges based on past uses, the 
age and condition of utility infrastructure, and the 
established nature of the surrounding neighborhood. 
Both the internal review and public engagement 
processes can take longer for infill projects, resulting in 
higher costs for the developer.46 Additionally, these sites 
sometimes require environmental mitigation of previous 
land uses, such as removal of underground tanks left 
behind by a dry cleaner that can add significant costs 
to the project. Using a portion of the federal grant 
funds made available to the City each year to offset 
some of these additional costs will allow the Community 
Development Division to incentivize infill projects that 
provide additional housing options for working class 
households in a variety of locations throughout the City.

2B  
CREATE & IMPLEMENT A TIERED 
DEVELOPMENT FEE STRUCTURE 
THAT IS PRORATED ACCORDING TO 
AFFORDABILITY LEVELS

Various fees accrue to the City to pay for providing 
public services for new developments. Some of the 
most common include land use review, engineering, 
stormwater, and utility tap fees. The City Auditor’s 
office has put together a financial model that enables 
comparison of the impacts associated with prorating or 
waiving various development fees by apartment unit, 
single-family home, or acre developed. In collaboration 
with staff from Colorado Springs Utilities and internal 
City Departments, the Community Development Division 

will be bringing forward a tiered development fee 
structure prorated by project type and affordability 
levels. Initial factors for consideration include:

• Number of units and persons per square 
foot of residential space

• Unit type (single family detached, single 
family attached, multifamily)

• Levels of affordability (percentage of 
units available at various household income 
levels)

• Amount of time that the property or units 
will remain affordable

• Availability of on-site services, sustainable 
building attributes (reduced utility demand), 
and other location-based attributes 
(proximity to jobs, transportation, services)

• Location outside of a qualified census tract

When compared with the development fees charged 
in other communities along the Front Range, Colorado 
Springs’ fees are relatively low. However, even an 
incremental difference can be significant as the 
reduction to total development costs results in a lower 
amount of tax credit financing needed. Multi-family 
developments that can demonstrate community support 
in the form of a fee waiver or reduction will have a 
competitive advantage in the application process. 
Establishing a tiered fee structure will help ensure that 
as the region continues growing, a proportionate share 
of available tax-credit financing is available to meet 
the community’s housing needs.

2C  
CREATE PUBLIC-PRIVATE PARTNERSHIPS 
WITH THE BUSINESS COMMUNITY 
TO INCREASE AFFORDABLE RENTAL 
HOUSING

The 2017 Tax Cuts and the Jobs Act created 
new federal incentive zones to encourage long-
term, private investment in communities that have 
experienced uneven economic recovery. Opportunity 
Zones incentivize investment in low-income communities 
through favorable treatment of reinvested capital 
gains and forgiveness of tax on new capital gains.47 
There are eight Opportunity Zones in the greater 
Colorado Springs region. In order to make the most 
of this valuable resource, the Community Development 
Division is working with the City’s Economic 
Development Division and the Department of Housing 
& Urban Development to explore ways to engage the 
business community to ensure that housing is a featured 
component of projects proposed for Opportunity 
Zones.

Simultaneously, the Federal Housing Administration 
(FHA) has reduced application fees for property 
owners applying for multifamily mortgage insurance 
for the development or rehabilitation of apartment 
buildings located in Opportunity Zones. The FHA is 
also designating teams of experienced underwriters to 
review these applications to ensure timely processing. 
Prioritization of housing at the federal level, in 
combination with resources available at the local 
level, make affordable housing developments within 
opportunity zones an ideal candidate for leveraged 
funding.

OPPORTUNITY ZONES IN COS
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2D  
COLLABORATE WITH MILITARY 
INSTALLATIONS IN THE REGION TO 
DESCRIBE & ADDRESS RENTAL HOUSING 
NEEDS FOR SERVICE PERSONNEL

Active duty military personnel in the region total 
approximately 56,000.35 The number of renters 
compared to homeowners is similar to the breakdown 
City-wide with approximately 60% renting and 40% 
owning a home. Predictably, a large percentage of 
renters in the military occupy the lower pay grades. 
The annual wages of the lower ranking enlisted military 
personnel is roughly equal to the average pay of 
an individual in the health care and social assistance 
fields ranging from $46,000 to $49,000 per year.

In 2019, staff from the Community Development Division 
met with the housing officers of each of the military 
installations in the region. The need for a coordinated 
strategy to address rental housing needs of service 
personnel was clearly expressed. Establishing a task 
force with representation from one or more City Council 
members with a service background can begin to 
address the rental housing needs of service personnel. 

2E  

CREATE AN INVENTORY OF THE CITY’S 
NATURALLY OCCURRING AFFORDABLE 
HOUSING (NOAH) & COLLABORATE 
WITH PROPERTY OWNERS AND 
INVESTORS TO MINIMIZE DISPLACEMENT 
OF LOW-INCOME RENTERS

Naturally Occurring Affordable Housing (NOAH) is 
made up of residential properties with low rents that 
are consistent with federal rent guidelines but without 
federal subsidies guaranteeing long-term affordability. 
According to real estate data available from CoStar,48  
rental rates in NOAHs derive mainly from the property’s 
age, lack of amenities, and serviceable architectural 

2F  
MONITOR LOW-INCOME HOUSING TAX 
CREDIT (LIHTC) PROPERTIES AT RISK OF 
CONVERTING TO MARKET RATE

A database maintained by the Colorado Housing 
Finance Authority (CHFA)  can be used to identify multifamily 
properties nearing the end of their tax-credit 
compliance periods. Developing proactive strategies to 
refinance these properties in collaboration with 
dedicated housing non-profits will help ensure 
continued availability to lower-income households.

2G  
PRIORITIZE NEW AFFORDABLE 
MULTIFAMILY PROJECTS IN THE LAND 
DEVELOPMENT REVIEW PROCESS

The Community Development Division recently co-
located its staff alongside Land Use Review, allowing 
early coordination of the entitlement and finance 
processes for affordable multifamily rental projects. 
A Community Development Division staff member is 
available to participate in discussions related to the 
project application, site characteristics, and other 
aspects of the entitlement process in order to avoid 
potential delays. Using HomeCOS as a guide to the 
City’s housing priorities, staff are available to facilitate 
neighborhood meetings, participate in revisions to 
the land development code, and help ensure that the 
community’s housing needs are being met in a timely 
manner. A coordinated process increases the likelihood 
that affordable rental projects will receive timely 
notification of financing from the CHFA.

2H  

ADDRESS NEIGHBORHOOD 
OPPOSITION TO AFFORDABLE 
MULTIFAMILY RENTAL PROJECTS 
BY EMPHASIZING POSITIVE 
OUTCOMES FOR RESIDENTS AND 
NEIGHBORHOODS

Established neighborhoods often oppose new multi-
family projects, including affordable multi-family 
housing, from an unfounded fear of the changes that 
an influx of renters will bring to the area. Reduced 
property values, increased traffic, and impacts to views 
and open spaces are some of the most common fears. 
A recent analysis of tax-credit projects across the City 
shows that property values are largely unaffected 
by nearby affordable multi-family housing.  49

A 2016 Trulia report that analyzed property values 
in some of the nation’s least affordable housing 
markets found that of 3,073 low-income housing 
projects built between 1996 and 2006, no negative 
effects on nearby home values were found.50 
The same trend is evident in Colorado Springs. 

Using neighborhood-based analysis of the impacts 
associated with new multi-family construction, both 
affordable and market-rate, will create opportunities 
to change the narrative around rental housing and 
increase understanding of the community-wide benefits 
that result from projects providing much-needed housing.

finishes. NOAHs are utilitarian apartment buildings 
that are safe, secure, and habitable. Maintaining 
the affordability of the region’s supply of NOAHs is 
essential to reducing cost burden for working households.

In 2016, CoStar created a methodology to identify and 
group NOAHs within its database across US rental markets. 
Currently, 76% of the properties in CoStar’s database 
are NOAHs. Using CoStar, staff are able to query local 
properties and map concentrations of NOAHs across 
the City. As the region continues to grow, many of these 
properties have become attractive investment vehicles. 
While new owners and property managers often carry 
out much needed improvements, long-time residents 
have experienced displacement due to rising rents. 

A map of recent ownership turnover across the city 
shows a concentration of these types of transactions in 
affordable neighborhoods. Engaging local and out-of-
state property owners, as well as industry organizations 
such as the Apartment Association of Southern Colorado 
(AASC), to raise awareness of the potential downside 
to displacing long-time residents will help ensure 
ongoing affordability even with repairs and upgrades.

Percent change in the median sale price of residential homes sold betwe
and 2017.

Pct Change in Median Sale

Price from Five Years

Previous, Residential Homes

Year: 2017

Shaded by: Census Tract, 2010

Source: PolicyMap & Zillow
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3D  

ENCOURAGE PARTNERSHIPS BETWEEN 
THE HBA’S CAREERS IN CONSTRUCTION 
PROGRAM & LOCAL NON-PROFIT 
HOUSING PROVIDERS TO MAKE HOMES 
BUILT BY TRADE SCHOOL STUDENTS 
AVAILABLE TO LOWER-INCOME 
HOUSEHOLDS

Careers in Construction Colorado is a workforce 
development initiative founded by the Housing and 
Building Association of Colorado Springs (HBA), with 
additional support from the Associated General 
Contractors of Colorado (AGC).  Launched in 2015, 
students participate in a four-year curriculum based 
on the nationally recognized Home Builders Institute 
‘Careers in Construction’.  Currently, 13 schools and 
500 students are engaged in the program. Making 
student-built houses available to local non-profit housing 
providers would be an innovative means of increasing 
homeownership opportunities in the community.

3E  
PROMOTE THE EL PASO COUNTY 
HOUSING AUTHORITY ‘TURNKEY 
PLUS’ DOWN PAYMENT ASSISTANCE 
PROGRAM

The El Paso County Turnkey Plus down payment assistance 
program addresses one of the largest barriers for low 
to moderate income households making the transition 
from renting to homeownership by providing a 4 or 
5 percent down payment loan. The loan comes in the 
form of a deferred, zero percent interest loan that is 
50 percent forgivable over the first five years and 50 
percent forgivable at the end of the 30-year term. 
Turnkey Plus has created homeownership opportunities 
for over 2,500 El Paso County residents since January 
2013 and provided over 19 million dollars in down 
payment assistance funds. While the program is not 
a bond program and there is no first-time homebuyer 
requirement, 99 percent of borrowers are indeed first-
time home buyers. Since the inception of the program, the 
average loan amount is $186,853 and purchase price 
is $190,575, but with rising home prices, these amounts 
are anticipated to follow the same trend. The average 
household income of those utilizing Turnkey Plus is $56,026.

HBA CAREERS IN CONSTRUCTION PROGRAM 
PHOTO: COLORADO SPRINGS GAZETTE

OBJECTIVE 3: 

INCREASE 
HOMEOWNERSHIP 
OPPORTUNITIES

STRATEGIES 
COLORADO SPRINGS RESIDENTIAL

3A  
CONDUCT OUTREACH TO NON-ENGLISH 
SPEAKING COMMUNITIES TO INCREASE 
AWARENESS OF DOWN-PAYMENT 
ASSISTANCE PROGRAMS

Increasing homeownership opportunities among 
historically disadvantaged households benefits all of 
Colorado Springs by increasing civic participation 
and community involvement. As a group, homeowners 
tend to be more politically active and engaged than 
renters. As an example, 77% of homeowners surveyed 
said that they voted in local elections compared with 
52% of renters.51The Community Development Division 
plans to increase historically low homeownership 
rates throughout the non-English speaking community 
by providing translation and interpretation services 
for down-payment assistance programs offered 
by various community partners. The availability of 
information is the first step to connecting non-English 
speaking households with homeownership opportunities.

3B  
SET ASIDE A PORTION OF THE 
CITY’S FEDERAL GRANT FUNDS 
TO SUPPLEMENT DOWN-PAYMENT 
ASSISTANCE PROGRAMS

The Community Development Division continues to 
partner with the Rocky Mountain Community Land 
Trust (RMCLT) to provide affordable homeownership 
opportunities for low-to moderate-income households. 
The land trust model reduces the cost of homeownership 
by allowing shared equity in the property, roughly 
divided between the value of the land and the value of 
the improvements. As a HUD-Certified Housing Counselor, 
RMCLT offers homebuyer training and related resources 
such as household budgeting to enable successful 
and sustainable homeownership over the long-term.  
 
Both the Community Development Division and the 
State of Colorado Division of Housing support RMCLT’s 

homebuyer program. A total of 24 first-time homebuyers 
made the transition from renting to homeownership 
during 2018 and 2019.  Of the 24 households served 
by the program, the average household income was 
$38,123. 83% were female head of households, 29% 
were of Hispanic ethnicity, and 13% were elderly.  

The Community Development Division also partners 
with Pikes Peak Habitat for Humanity (PPHFH) to 
provide affordable mortgages to qualified, first-
time homebuyers who demonstrate their readiness 
to become homeowners by contributing sweat equity 
to each home being built. On average, PPHFH assists 
8-10 first time homebuyers each year and has secured 
a supply of 30 additional lots under development. 
Setting aside a portion of the City’s federal grant funds 
to support both of these programs will help ensure that 
a greater number of lower-income households benefit 
from the advantages that come with homeownership.

3C  
AMEND THE CITY’S LAND USE POLICIES 
TO REMOVE BARRIERS TO HIGH-
DENSITY RESIDENTIAL DEVELOPMENT, 
INCLUDING SMALL LOT SUBDIVISIONS, 
TOWNHOMES, AND CONDOS

Changing household composition drives the need for 
additional housing choice at a variety of price points. 
After World War II, many cities eliminated zoning that 
enabled a variety of housing types on smaller residential 
lots.11 As a result, much of the newly built housing stock 
doesn’t align well with anticipated changes to household 
demographics. New land use policies that remove 
barriers to higher-density residential development, 
including small lot subdivisions, as well as policies that 
reduce restrictions on townhome, duplex, multi-plex, and 
condo development will be well-aligned to contemporary 
household needs and re-introduce the “Missing Middle”.52 

MISSING MIDDLE HOUSING
Approximately: 2-9 units,  
1-3 stories, 1-2 bathrooms, 
700-1,900 sq-ft

Offer lower priced  
ownership opportunities

Compatible in scale with 
detached single family homes

Help to meet the growing 
demand for walkable urban 
living
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THE CURRENT 
HOUSING 

STOCK DOES 
NOT MEET THE 

NEEDS OF AGING 
& DISABLED 
RESIDENTS

According to the Colorado State Demographer’s Office, 
the 65 and over population in the Pikes Peak region will 
increase from 68,000 in 2010 to 176,500 in 2040. The 
increase in elderly residents is three times the projected 
increase for the total population. Additionally, the 85 
and over population will more than triple, growing 
337% from 7,550 in 2010 to 33,000 by 2040. A report 
entitled ‘Aging in the Pikes Peak Region’ also predicts an 
in-migration of older retirees who want to be near their 
children.53 And, by 2035, the Harvard Joint Center for 
housing estimates that 1 out of 3 households across the 
U.S. will be headed by someone aged 65 or older.54 

THE AGING POPULATION  
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By some accounts, baby boomers have very different plans 
for retirement than previous generations. “They have no 
interest in retiring to age-restricted ghettos in the desert 
and little interest in any sort of retirement community. 
They want to stay put or retire to an urban center.”10 

While the share of the population aged 65+ is growing, 
the usage of nursing homes has actually decreased over 
the past twenty years as assisted living and in-home 
care options have taken their place.55 Many seniors want 
to stay in their homes or a family member’s home for 
as long as possible, though accessibility, affordability, 
and access to healthcare may make doing so difficult. 

THE NEW RETIREMENT PLAN  

46% OF HOUSING SURVEY 
RESPONDENTS 62+ WHO 
COULD NOT FIND THE 
TYPE OF HOME THEY WERE 
LOOKING FOR LISTED 
PROXIMITY TO SERVICES AS A 
FACTOR INFLUENCING THEIR 

DECISION 
COS HOUSING SURVEY RESULTS

4A  
EXTEND THE SERVICE LIFE & 
AFFORDABILITY OF THE CITY’S EXISTING 
HOUSING STOCK

Much of the City’s existing housing stock isn’t amenable 
to aging in place. Moving to another living arrangement 
that may be more suited to an elderly person’s needs isn’t 
feasible as rents and home prices continue to escalate. 
As a result, many aging seniors are remaining in homes 
that aren’t suited to their current needs and may be 
expensive to modify on a fixed income. The Community 
Development Division will continue to fund the owner-
occupied housing rehabilitation program for very-low 
and extremely-low income households. The program 
targets extremely low-income seniors to provide 
accessibility modifications that support aging in place. 
Many of the rehab projects also extend the service life 
of key building components such as sewer and water 
lines, hot water heaters, furnaces, and electrical systems. 

OBJECTIVE 4:  
HOUSING FOR 

THE AGING 
& DISABLED 

POPULATION

STRATEGIES 

ONEOUT
OF FIVE

RESPONDENTS 62+ ARE LOOKING FOR A HOME 
THAT IS ACCESSIBLE, AND CAN’T FIND IT.

COS HOUSING SURVEY RESULTS

4B  
CREATE & IMPLEMENT A PROGRAM 
TO FINANCE AFFORDABLE ACCESSORY 
DWELLING UNITS (ADUs)

Accessory Dwelling Units offer caretakers the ability to 
live adjacent to aging adults, semi-independent living for 
disabled family members, and a means for homeowners 
to capitalize on their housing investment by constructing 
a revenue-generating rental unit. The Community 
Development Division is drafting program guidelines 
that will create access to below-market financing for the 
construction of ADUs in exchange for long-term rental 
affordability. Property owners will be obligated to 
conform to all existing zoning requirements related to 
secondary units. Though it is anticipated that the number 
of units generated through this program will be small, 
ADUs can play a role in reducing housing instability, 
particularly for fixed income elderly and disabled renters.

4C  
COLLABORATE WITH THE 
INDEPENDENCE CENTER TO 
INCORPORATE THE PRINCIPLES OF 
“UNIVERSAL DESIGN” INTO ONE 
OR MORE UPCOMING RESIDENTIAL 
DEVELOPMENTS

A large percentage of Americans age 65+ want to 
age in place.51 Universal design, also known as design-
for-all, applies to buildings and their surroundings 
with the goal of making them accessible to all people, 
regardless of age or disability. Typical features include 
single-level living spaces, wider hallways and doors, 
and full integration of barrier-free sidewalks throughout 
planned communities The Division will encourage 
the use of Universal Design principles in upcoming 
affordable and attainable development projects.

4D  
PROVIDE FUNDING FOR THE 
COLORADO SPRINGS HOUSING 
AUTHORITY (CSHA) TO ACCOMPLISH 
ITS SECTION 504 TRANSITION PLAN

The Colorado Springs Housing Authority (CSHA) oversees 
the limited number of housing vouchers available for 
residents of El Paso County. Currently, CSHA administers 
2,377 Section 8 rental assistance vouchers and 706 
units of public housing. In both programs, extremely low-
income senior households are the primary beneficiaries. 

There is a high correlation between the number of 
extremely-low income senior households and the number 
of households reporting a disability, in particular 
ambulatory difficulties.53 This group makes up a 
quarter of current rental assistance voucher holders 
and a quarter of current residents of public housing. 
Providing funding that will allow CSHA to increase 
the number of affordable and accessible rental 
units in its inventory will begin to address an unmet 
need for housing serving a vulnerable population.

COLORADO SPRINGS RESIDENTIAL
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OBJECTIVE 5:  

INNOVATIVE 
DESIGN & 
DEVELOPMENT 
SOLUTIONS

5A  
ENCOURAGE ADAPTIVE RE-USE OF 
VACANT BUILDINGS TO MEET HOUSING 
NEEDS

A number of communities have looked to the vacant 
buildings in and around the urban core to create 
a pipeline of adaptive re-use projects dedicated 
to meeting housing needs. Facilitating the transition 
to residential uses and offsetting costs typically 
encountered during infill development is a means 
to make good use of vacant properties. In Colorado 
Springs, the demand for rental housing near the core is 
rising due to the increased senior population desiring to 
be near services, and the large number of millennials 
looking for a contemporary urban living experience. 

Many of the core objectives included in HomeCOS 
address an unmet or anticipated housing need based 
on current population, employment, and development 
trends. The following strategies are more broad-based 
in order to increase housing choice regardless of 
income level.

UNMET HOUSING NEEDS  

ROCKY MOUNTAIN APARTMENTS

CREEK AT COTTONWOOD
NEW BUILD: AFFORDABLE UNIT PROJECT

$260k
PER UNIT

ROCKY MOUNTAIN APARTMENTS
ADAPTIVE RE-USE: AFFORDABLE UNIT PROJECT

$135k
PER UNIT

5B  

COLLABORATE WITH THE DEVELOPMENT 
COMMUNITY TO BUILD & PLAN 
MIXED-INCOME AND MIXED-USE 
DEVELOPMENTS CO-LOCATED WITH JOB 
OPPORTUNITIES, TRANSIT, SHOPPING, 
HEALTH SERVICES & ACCESS TO PARKS 
& TRAIL SYSTEMS

Colorado Springs is fortunate to have a handful of 
local developers rising to the challenge of bringing 
attainable housing into the market. Projects in the 
pipeline include both for-sale and multifamily 
housing. Supporting their efforts through RetoolCOS, 
the revisions to the City’s land use code, is a key 
to enabling more variety in the housing market. 

5C  
INCREASE ENGAGEMENT OF 
THE PHILANTHROPIC AND FAITH 
COMMUNITIES TO MEET HOUSING 
NEEDS

The faith and philanthropic community in this region is 
actively engaged in social issues of the day, affordable 
housing among them. Recently, a number of the 200+ 
churches within the community have begun looking at 
their own land holdings and proposing use of church land 
for housing. Similar discussions have been taking place 
within the local philanthropic community. With the scarcity 
of land available for development and the high price 
tag attached to parcels on the market, these discussions 
could prove significant in meeting housing needs.

200+ PLACES OF WORSHIP WITH PROPERTY COS

ROCKY MOUNTAIN APARTMENTS

SHOOKS RUN TRAIL 

$125K 
DIFFERENCE 
PER UNIT

STRATEGIES 
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6A  
PROVIDE DEVELOPERS WITH A STREAM-
LINED APPLICATION PROCESS FOR 
GAP FINANCING THROUGH THE 
COMMUNITY DEVELOPMENT DIVISION

The City of Colorado Springs receives an annual 
allocation of federal Community Development Block 
Grant (CDBG) and Home Investment Partnership 
Program (HOME) funds that it makes available for 
project financing. Given the high cost of development 
in the region, the City’s contribution to most new housing 
developments is small, representing somewhere between 
2-3% of the total cost. The funds are highly valued, 
however, and are used to leverage access to Low 
Income Housing Tax Credits, the principal tool for the 
development of new affordable multi-family housing.

By coordinating land use review with applications for 
financing, CDD staff can ensure that funding is available 
soon after projects are ready to break ground. A developer 
portal on CDD’s webpage provides links to relevant 
housing and community data, facilitates completion of a 
Pre-Application Questionnaire, and encourages an initial 
meeting with CDD staff during the early stages of the 
entitlement process. The website provides underwriting 
guidelines and a timeline that establishes predictability 
in the application process, greatly increasing a 
developer’s chances of securing the tax credit allocation 
essential to most affordable housing developments.   

6B  
SET-ASIDE PRIVATE ACTIVITY BOND 
(PAB) ISSUER FEES TO CREATE A 
DEDICATED AFFORDABLE HOUSING PRE-
DEVELOPMENT FUND

Setting aside PAB issuer fees to help accomplish the 
City’s housing objectives will provide a revenue source 
that could be combined with annual Department of 
Housing and Urban Development (HUD) grant funds 
requiring local contributions. PAB fees would have the 
added advantage of being less restrictive than either 
tax-credit or HUD grant funds and can be deployed for 
purposes that support additional housing development. 
Some of the potential uses of PAB fees include:

6C  
PROMOTE THE USE OF THE EL PASO 
COUNTY HOUSING TRUST FUND IN 
AFFORDABLE HOUSING PROJECTSOBJECTIVE 6:  

ALTERNATIVE 
FINANCE TOOLS

STRATEGIES 

Established in 1993 by the El Paso County Board of 
County Commissioners, the El Paso County Housing Trust 
Fund is a revolving loan program that promotes suitable 
living environments for all persons and families. The fund 
prioritizes the development of new affordable housing 
and the preservation of existing affordable housing. 
While much attention is given to housing affordability 
within the City of Colorado Springs, many rural 
residents face similar issues. The El Paso County Housing 
Authority is in a unique position to address housing 
affordability throughout the region and ensure that 
all residents have access to increased housing choice.• Pre-development loans or grants to 

non-profits exploring the feasibility of 
a particular project. Housing projects 
often require up-front expenditures for 
architects, engineers, land planners, and 
environmental testing agencies. These 
fees can total $30K - $40K for a modest 
sized development and present a financial 
challenge for a non-profit housing provider. 

• Land acquisition: non-profit housing 
providers are at a disadvantage in today’s 
real estate market when competing with 
all cash buyers. Enabling a non-profit 
to secure an option on a site for future 
development can create the time needed 
to prepare and submit an application 
for tax-credit financing, a process that 
can take up to two years to complete. 

• Acquisition and rehabilitation of existing 
properties: vacant buildings represent a 
unique opportunity for repurposing existing 
sites to meet the City’s housing needs. 
Providing down-payment assistance to a 
non-profit could stimulate investment from 
the private sector in the form of favorable 
loan terms and flexible underwriting. 

• Gap financing for multi-family rental 
projects. The amount of financing available 
through the Low-Income Housing Tax Credit 
program is highly competitive. CHFA only 
awards projects that show a significant local 
commitment. Issuer fees could be used as a 
less cumbersome alternative to the City’s 
HOME Investment Partnership grant funds.

Initially, PAB fees would be used to establish a 
dedicated fund for encouraging the development 
of affordable housing. Planning and Community 
Development and Finance staff will collaborate 
on an application process, review criteria, and 
an award process based on fund availability.

LIHTC PROJECTS PROVIDE 
3,246 RENTAL UNITS TO 

THE COLORADO SPRINGS 
COMMUNITY

THE RIDGE AFFORDABLE FAMILY HOUSINGTHE RIDGE AFFORDABLE FAMILY HOUSING

39 40



MEASURING 
SUCCESS

GOALS  
Establishing realistic goals and metrics to measure 
success is integral to meeting the plan’s core 
objectives. Beginning in 2020, the Community 
Development Division will report on efforts to 
implement specific strategies of the plan, descriptions 
of the desired outcomes, and updates on successes as 
well as efforts that have fallen short. 

Progress toward the plan’s goals will be included in 
the Planning Department’s annual report, as well as 
Community Development’s Consolidated Annual 
Performance Report to HUD. In addition, PlanCOS 
includes two metrics related to housing affordability: 
The Housing Opportunity Index (HOI) and the 
Affordable Rent Ratio (ARR).

HOUSING OPPORTUNITY INDEX
Each quarter, the National Association of Homebuilders 
generates a Housing Opportunity Index (HOI) for 
metropolitan regions across the country. At the end 
of 2019, the HOI for Colorado Springs equaled 
69.8,56 an indication that 69.8% of homes for sale 
were within the buying power of households earning 
the local median income of $81,400.57 A higher 
HOI is an indication that homeownership in Colorado 
Springs remains relatively affordable when compared 
to cities such as Denver where the HOI = 54.6. 
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AFFORDABLE RENT RATIO
The second metric establishes a ratio between the 
average market rent for a 2BR/1BA apartment and the 
affordable rent for the same apartment occupied by 
a 3-person household with combined earnings equal to 
50% of the area median income (AMI). The average rent 
over 2019 for a 2BR/1BA apartment equaled $1,128. 
An affordable rent for a 3-person household at 50% 
AMI equaled $916.25, resulting in an affordability ratio 
of 1.23. With this metric, a ratio that trends downward 
will be an indication of increased affordability.
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HOW TO CALCULATE THE 
AFFORDABLE RENT RATIO:

CASA MUNDI & THE MAE ON CASCADE CONSTRUCTION DOWNTOWN COS

CITYWALK DOWNTOWN LOFTS

COLORADO SPRINGS RESIDENTIAL

*HISTORICAL & CURRENT HOI WERE OBTAINED 
FROM NAHB DATA PUBLISHED IN 2020.

*ARR FOR 2020 WILL BE  INCLUDED WHEN ALL 4 
QUARTERS OF RENTS CAN BE AVERAGED
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