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Abstract

This report examines the Town of Frisco, Coloradcettgyment process utilized to
implement an attainable housing development within a resort style community. This report
begins with the review of historic trends in affordable housing initiatives in American culture
that has led to the importance of cregtandiverse housing stock. The report was conducted by
review of articles, government records, private and public reports, and research on the housing
demand and analysis in the regional area. This report was conducted to provide resort style
communities similar to the Town of Frisco, a clear process of implementing an attainable
housing devel opment through the use of privat
partnership with the development team of Ten Mile Partners serves as a plausixds pro
community can undertake to increase a communi

for long term residents.
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Chapter 1 - Introduction

AThe most casual | ook at housing conditi
paradox. While the majority of Americans arelwhoused, with many owning large, well
equipped homes that are the envy of millions throughout the world, a large less affluent minority
continuestobe pogrl housedo ( Ma)l Buadened by RoOsih@ costspor theilack of
housing availabily, citizens who hold everyday jobs as schimachers, public officials, store
clerks, and firefighters find housing an unobtainable feat.

AThe recognition of societyds obligation
the human race, a themé social responsibility and interdependence that mingles throughout
history with darker themes of oppression and ol enceo ( Ma). IYetcwhen 2009
neighborhoods become subject to the discussion of affordable housing developments, the topic
becoms controversial. Fear of depreciating land and housing values strike nerves of
homeowners who invest dearly in their housing. In efforts to combat these fears about affordable
housing, housing authorities and advocates have suggestedenewnts s u ofkforces AW

Housing and AAtt ai na btheseteths ares Symbglic gestured/at iallaying fears,

af fordable housing stildl remains an i mportant

inventory.

(0]
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Importance of Affordable Housing

FrankinDé ano Roosevelt stated in his -thi|lcond I
of the natonithousedo ( Mall ach, 2009, p. 2). Referri
the nationd6s housing stock, R o o s dousng withauta w  ma n

needed sanitary systems, electricity, and many of the common amawudikbletoday. While
much has changed since Rooseveltods presidency
the American housing discussion.

The housing prolem that affects the largest number of Americans today is cost burden.

Cost burden derives from the situation where families must spend a significantly greater portion

of their gross income towards housing where other necessities of life are comproiniddd.i | e

the weight of the burden varies widely from household to household, depending on their income
and size of their nehousing expenses such as health care, commuting, and child rearing, the
federal government and other public agencies have adop&dtandard that a household
spending more than 30 percent of its gross income for shelter is cost burdened, and one spending
more than 50 percent i s severely cost b-urdene
quarters of all cogburdened haseholds were lower income households, totaling nearly 22
million households. Of those 22 million households in 2000, 11 million were severely cost
burdened (Mallach, 2009, p. 5).

AAl t hough cost burdens have beenpupwasdi ng st
turn between 2000 and 2005, both for renters and even more so for homeowners, as house prices
skyrocketed to unprecedented | evelso (Mall acl
renters increased from just over 13 million to nearly 17 nmilfrom 2000 to 2005. Similarly the

number of cost burdened homeowners increased from 12 million to 21 million (Mallach, 2009, p.
2



7) . Due to the unprecedented increase in hou

high housing costs prior to Q0 saw their burden become substantially greater.

Importance of a Diverse Housing Stock

Within every community there are certain aspects that must exist to foster a successful
and livable community. Political capital, human capital, and financial capiahose aspects.

Within each capital, there are numerous subcategories that have a great deal of influence on the
structure of a community. Subcategories residing within each capital include, but are not limited
to, a diverse job market, public leadg@ps education services, access to public amenities, and
commerce. A community lacking the structure of one such element restrains the community
from future growth.

Within this report, the element of human capital will be addressed. Human capital can b
defined as fnéthe stock of competences, Kknowl €
ability to perform | abor so as to produce eco

Human capital plays a vital role in every community. In order to fullyesand continue
future development, certain jobs need to be performed, furthering the importance of a diverse
workforce. Jobs such as teachers, police officers, nurses, and $&s@kejobs are an intricate
and essenti al a s p e c tdremrfeed @ovbe taught. cLawramdiandertngeds to i C h
be maintained. The sick need to be nursed back to health. Shoppers in local stores need to have
their purchases processed ( NAHB, HdvévérQin many cases across the nation the
essential workforce caot find affordable housing within communities where they work, forcing
the workforce to find housing outside of t he
emphasi zes the i mportance of a diverse housi

citizens.



From the earliest days of the concept of affordable housing development, projects for
lower income households were seen as separate from the private housing markets. Mallach
(20M) i ndicates WAFirst devel oped b wgengidsjthegnt hr o
occupied a separate physically distinct space, driven by different imghsethose driving
developerso f private malOk eHoweven this iviewg iegar( o .shift as the
realization occurred that there was no reason why loweme families could not live in the
same areas as more affluent families, but that there were astounding reasons for why they should.
This realization brought about the idea that affordable housing could be implemented into market
driven developments t@ke hold of advantages in development trends, location, and significant
gains in building a diverse housing stock.

filn the realm of urban planning and design, the basic idea is this: the combinations of
mixtures of activities, not separate uses, are tlyet&kesuccessful urban plages ( Mont gomer vy
1998, p. 98). Diversity is seen as the primary generator of urban vitality because it increases
interactions among multiple components thus increasing the probability of success. In the realm
of housing, a divese housing stock allows for diversity in income to interact and further a wider
array of cultural aspects. Jane Jacobs in her book erfthiedeath and Life of Great American
Cities states that diversity promotes economic health because it fostersungtyo(Jacobs,

1961). Studies have shown that class segregatiofact lowers regional economic growth
(Ledebur & Barnes, 1993). By developing a diverse housing stock that supplies opportunities to
an array of income levels, communities become abteke care ofhemselvesbecoming more
durable againsfiuctuatingeconomic conditions. Measures that will be discussed in this report
will address the use of attainable housing developments to assist in creating a diverse housing

stock.



Frisco, Colorado: The Housing Crisis and the Need for Affordable Housing

Situated in the heart of Summit County, Fris€&poloradois home to a vibrant and
socially diverse community Home to 2,697 yearround residents and 4,209econd
homeownersthe community is inflanced by its early mining heritagét 9,097 feet above sea
level, Frisco covers three square miles of space surrounded by Lake Dillon to the nadistand
the White River National érest to the south, andad¢e mountain range to the west. Because of
these natural barrierBrisco is completely blocked from future development on all sides.

In 2005, the Summit County Housing Authority compiled a Housing Needs Assessment
Survey prepared by RRC Associates from Boulder, Colorado (RRC Associates, 2005).
Compiled to address and study current and future problems in housing for the county, the study
showed grim current and future conditions of affordable housing for numerous cities within the
county (RRC Associates, 2005).

According to the Housing Needsgessment Survey (RRC Associates, 2005), population
within the county increased about 83 percent (+10,700 persons) between 1990 and 2000,
whereas the number of housing units increased only 42 percent (+7,110 units) (RRC Associates,
2005 p. 10). This diffieence in growth rates contributed to higher unit occupancies by residents
in 2000 (38 percent) than in 1990 (31 percent) (RRC Associates, 2005, p. 10). During the same
decade, singkbamily homes increased by 3 percent, whereas multifamily and manufhcture
homes saw little to no comparative growth (RRC Associates, 2005, p. 10). Because of these
influences, demand skyrocketed, thus increasing land and home prices.

Summit County is home to a large number of resort style communities with a high
incidence 6 second homeowner interest and demand. Because of these factors, housing prices
are escalated at a faster rate than typical. Due to the increase of demand and limited developable

5



sites, the value of singlamily homes in Summit County increased 161cpat between 1990

and 2000, whereas household incomes increased only 61 percent and the per capita income
increased 65 percent (RRC Associates, 2005, p. 10). Rental rates also outpaced incomes,
increasing about 66 percent during the same decade (RRCiatesp2005, p. 10). Median

home prices during the 1990 to 2000 decade increased from $121,600 to $772,708 whereas the
median income only changed from $35,220 to $55,200 respectively (Frisco, 2007, p. 1).

Due to the increased cost of homeownership antafd&zing, communities like Frisco
experienced a major shift in population cohorts. In the 1990 to 2000 decade, Frisco had a
decrease in residents of aged @nd 3539. The 59 and 3834 age groups stayed about the
same, but the 564 groups more thatoubled, and the 639 age groups more than quadrupled.

This information suggests that young families and workers may not be able to find affordable
housing within the City of Frisco, thus forcing those who worked within the community to live
elsewhereRrisco, 2007, p. 1).

AA critical mass of | ocal working resident
community that is economically and socially healthy requires a mix of residents from a wide
range of ages and income levels. If the people whatlma local businesses and teach in the
| ocal schools can no |l onger afford to Iive in
become unattainable for those who are needed to support daily activities. Influenced by the high
cost of living in 200667% of Frisco businesses indicated that employment retention/recruitment

and lack of affordable housing were the greatest challenges they faced (Frisco, 2007, p. 1).



The Solution
Since the completion of the 2005 Housing Needs Assessment Survey, Bededdn an

active role in creating affordable housing. In 2008, the Frisco Community Development
Department created the Town of Frisco Affordable Housing Policies (Frisco, 2008) based on
county and state affordabl e Thaovnsiofg Fpolsicoides .:
housing programs and incentives was to provide housing opportunities for persons who are
actively employed in Frisco and Summit County
Restriction Gui del then@tgdad Frisce established that in ortlen te qualifyu d y ,
for affordable housing, owners must work a minimum of 30 hours per week, year round in the
County (Frisco, 2008, p. 7). These restrictions allowed for the city to provide housing to those
who work wthin the community to live within the community. Under an array of deed
restrictions, the City of Frisco was able to create a rental housing lottery system for foudr rental
housing options. This was the first step the City of Frisco took towards dsitadplegfordable

housing within the community.

The Peak One Neighborhood

Due to the success and demand for the-atgrated rental housing lottery system, the
city ordained Zoning Ordinance @, which established an attainable housing district zoned
Resdential Conservation (RC) (Gage, 2008, p. 1) to facilitate homeownership opportunities in
Frisco. This district was created in part to begin the planning process of completing a 72
residential unit affordable housing development consisting of 24 cotédge/style units, 15
single family units, 13 single family hillside units, and 20 duplex units (Gage, 2010, p. 2) to
increase the number of long term residents living within Frisco. Later coined as an attainable

housing development, which will be discudsen greater detail in the next section, the
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devel opment was named AThe Peak One Neighbor
research the planning process the Town of Frisco underwent to implement an attainable housing
development, and the measurest thave been taken to ensure the future affordability to the local
workforce. Future sections will address attainable housing as a useful tool for planners, as well

as supportive literature and methodology of the case study for the Peak One Neighborhood

planning process report.

Attainable Housing: An Affordable Housing Tool

There are many tools municipalities can use to implement an array of affordable housing
options within a community. Attainable housing is one such tool used to create affordable
housirg and increase homeownership opportunities for the local workforce. Relatively new in
the realm of affordable housing, attainable housing has little documentation and literature
published about planning processes and measures used to implement anleattennsing
development.

Attainable housing as highlighted iAn Dona
Better Way to Zoneds a zoning process that allows for a more diverse housing stock to exist,
allowing for housing to become a more affordabléarpto those with lower incomes (p. 154).
Allowing for, and planning for, a diverse housing stock allows community members of all
professions to find housing that is affordable for their living situation. Attainable housing is
based on the idea of zogidand into categories that supports and allows a wider range of
housing options within a single district (Elliott, 2008, p. 154). Through zoning ordinances and a
communityos comprehensi ve pl an, t hese attai

exclus vely for a communitydéds needs addressed b



surveys. In using attainable housing tools, a city can build in these zoned areas to suit the needs
of the community.

Attainable housing districts, according to Elliothmave regulatory barriers that hinder
affordable housing developments (Elliott, 2008, p. 155). The most obvious regulatory barriers
that exist in most zoning are minimum lot sizes, minimum dwelling unit sizes, and maximum
densities of development (Ellio2008, p. 156). Attainable housing zoning districts allow for
pl anners to adjust the district I n ways that
demand by eliminating these regulatory barriers.

Attainable housing, when used in conjunctiothwdeed restritons, public policy
measures, and long range planning, can ensure affordability as theatmeg goal of an
affordable housing development. Attainable housing and the planning process can greatly

benefit, and increasthe diversity of he housing stoclocatedwithin the city limits.

Purpose of Report and Format

This report is focused on studying the planning process for implementing and sustaining
the affordability of an attainable housing development, through a case study of Enkwmado
andits Peak One Neighborhood project. Through adepth look at historical housing trends of
the community and current planning tools, this report will serve as a guide for future
development of attainable housifay resort style communitiesyuch like Frisco, Colorado

The report will analyze the historical background of affordable housing leading up to the
present day housing initiatives for creating affordable housing. Along with studying the
historical aspects of affordable housing, #uthor will discuss and asses curfplanning tools
used in creating housing for all/l professions

process for implementing the development will be outlined-Byegtep through the case study
9



analysis to povide a written document usable as a guide for future attainable housing

developments.
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Chapter 2 - Literature Review

AThroughout history, the treatment and arrtr
particular people than have any other products of creativeHarusing is an outward expression
of the inner human nature; no society can be fully understood apart from the residences of its
members. Anineteentenur y mel odyhdeebar pe, pdndaeventhbugtk e hor
she had Emerald City at herete Dorothy could think of no place she would rather be than at
home i n (J&cksons 08508). Markets are driven by it, jobs rely on énd because of
this fixation of the American drearhpusing as high priority and its seeming havens frora th
world, has been established. Because of this, much speculation, study, and reinvention of the
housing field has beeaddressed

Studies on housing however reveal a darker side to the American dream. While much of
the nation is well housed, many findtsible housing an unattainable feat. Market trends and an
increasing cost of homeownership have created a mixture of distress for those striving to break
free from poor housing conditions. For the purpose of this report, the history, importance, and
measires of affordable housing will be examined through literature.

I n Al an Mall achdos ( MalDecart Hogme: Planhifg) Buildiogp k e n t
and Preserving Affordable Housimublished bythe American Planning Association, Mallach
highlights and disasses irdepth the importance of affordable housing to our nation. Mallach
dives deep into the topic of the need for decent housing in America. Dissecting the various
problems that exist within currehbusing trends, Mallach focuses on three nmamblens in
Americad s h ¢aulsstandayd housing, cost burden, and overcrowding. For the purpose of this

report., Ma loh cast bu@en analysss iprgvidés an intricate look into the importance

11



of providing attainable housing within a community infdseith an inflated housing market
(Mallach, 2009).

Along with discussing the different issues associated with developing affordable housing
assessing needs, evaluating development sites, gaining approvals, and putting together the
financial backing for araffordable housing developmemfallach also outlines a stdyy-step
process for bringing a development from concept to operation. Outlining the American Planning
Associationdés guidelines and criteriaentor si
construction, and civiec participation I niti
understanding the planning process (Mallach, 2009).

Last, Ma | | peocideasunderstandingphtiie process of preserving affordable
housing. Mallach stas that while his books important for understanding how to create
affordable housing, making sure that affordable housing, once built, remains affordable and
continues to serve the people for whom it was initially intepndedas important and as
complicated an issue as building it. For the pur
affordable homeownership through windfalls or community benefits, resale controls, legal
mechanisms, and appreciation formulas will serve as useful referencesyinirzg affordability
controls (Mallach, 2009).

Attainable housing is an emerging affordability measure being used today in humerous
communities around the nation. However, because of the progressive and new nature of
attainable housing, little researahpublication has been produced in the realm of implementing
attainable housing. Donald Elliott (Elliott, 2008), and his book entAldgetter Way To Zone
however, proves to be a leading source for understanding and defining the use of attainable

housng. Geared towards the zoning efforts to produce attainable housing within a community,

12



EIl'i ottods book outlines the zoning process
encourage the private sector to build attainable housing.
Elliott (2008, p.161) arguedive points for providing zoning ordinances that promote the

goal of attainable housing. The five points are:

1. It would correct an oversimplification in the basic structure of
zoning by acknowledging that the affordability of housing (not
justthe supply) is a zoning topic.

2. It would tend to offset the inflation in housing standards
(especially large minimum lot sizes and minimum dwelling unit
sizes) that has occurred since 1916 and especially since 1945 as
Greenfield standards became the norm.

3. It would allow the market to produce smaller, more efficient, and
more innovative types of housing.

4. By reducing the need for rezoning or obtaining special approvals
or variances, it would also help reduce opportunities for
NIMBYism (NIMBY stands forNot In My BackY ard)

5. Because the economic health of most mature cities depends in
part on having a good stock of attainable housing, and because
the existing stock must be replaced and renovated over time,
promoting attainable housing would make zoning nedfective.

(Elliott, 2008, p. 161)

Elliottd s e x,phownthiowgte his book on zoningrovides a detailed outlook on the
way local governments can address attainable housing by providing incentives and laying out the

framework for the private market tagply what the community needs arldus taking the

13



majority of the risk and processvay fromthe local governmer(Elliott, 2008). This will be an
insightful look into how the Town of Frisco, Colorado spurred on the development of The Peak

One Neighborhoowithin its community through a public/private partnership

14



Chapter 3 - Methodology

The primary nature of this research is a qualitative case study. By evaluating research
solely on statistical and raw data information, the research will provide a clear desaiptien
planning process used in implementing an attainable housing development. Content for this
study will be gathered from county and local government sources and will provide information
concerning housing stock surveys, housing demand surveys, zwmdingnces, staff notes and
grant applications. Additional content will be gathered from existing literature describing the
implementation of affordable housing, the attainable housing zoning process, and how deed
restrictions are used as an enforcement to keep housing affordable for future residents.
Apart from books, information was obtained from government records, newspaper articles, and

local government surveys.

Research Methods

Scott Campbel |l 6s wor king paperComeparativet | e d
Advantages and the Problem of Generalizationo
study analysis of the Peak One Neighborhood. Campbell indicates that the planning profession
relies heavily on case studies due to their aetigented process of studying cause and effect
understanding of local government actions (Campbell, 2003, p. 2). Campbell also states that
because of the lack of scientific backing to much of the planning profession, connectivity plays a
major role in the uderstanding of the effects planners make on communicating issues
(Campbell, 2003, p. 2). For the purpose of this research, connectivity will play a vital role in

dissecting the current practices in effect, that surround the Peak One Neighborhood. For the

15



Peak One Neighborhood, the connectivity of the cost of homeownership and the local economy
will be addressed based on the case study analysis.

Case studies investigate a specific occurrence in depth to analyze and pay special
attention to the various asge such as social, historical, economic setting for the case, while
also taking into effect the information gathered from observations and written material
(Creswell, 1998, p. 61). As stated earlier, case studies help address connections in a complex
study in understanding the nature on a single case basis. This allows for certain attributes to be
singled out of the complex issue at hand and to be dissected and understood on a local level.

Through the case study analysis, information will be gathereal qumalitative basis, in
that data will be gathered from research done to date concerning the connections found within
the case study. Qualitative information will include data pertaining to statistical information on
housing market trends for the countyddocal area, as well as data pertaining to previous case
studies done to date by the City of Frisco,

used to understand the process in gathering and registering information pertaining to the case

study.

Specific Research Tasks

Methodology for this research will consist of specific research tasks, which will help in
the understanding and processing of the information pertaining to the Peak One Neighborhood.

The following are specific research taskattwill be a part of this report:
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Historical Information

Historical information will play a vital role in the understanding of the current and past
housing market trends for Frisco, Colorado and surrounding areas. Tracing the data to the price
break poin where housing became unaffordable to those working within the community will
provide information useful in understanding the affordability standards established for the Peak

One Neighborhood.

Housing Stock Information

Housing stock data will provide a tdded look into the structure and hierarchy of the
housing found within the city limits of Frisco, Colorado. Information gathered will provide
information on the housing stock diversity as well as the market trends currently established in

the Town of Fisco, Colorado.

Government Documentation Collection

Collection of government documentation to date, concerning the planning process, will
be gathered to fully understand the process that has been implemented to allow the attainable
housing zoning districto be established. The documentation collected includes meeting

minutes, ordinances, staff reports, and press releases.

Research Design

The Peak One Neighborhood, an attainable housing development in Frisco, Colorado will
serve as the case study for thealysis on attainable housing development and the planning

process. The Peak One Neighborhood is a highly renown and sought after development that has
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shaped the attainable housing development process, serving as an idea example for how the
planning praess should be completed.

Government documentation will be the sole qualitative information source. Because the
information is the most recent gathered data, the government documents, including housing stock
surveys, housing needs surveys, and area m&wame surveys, will produce the most accurate

information pertaining to the case study area.

Data Analysis

A review of the literature of current practices and case study analysis has provided useful
insight on the planning process for implementing sarable housing development. As a result
of the case study, the author has drawn conclusions on the planning process to produce
information usable for future applications. This information provides usefulbstspep
processes for developing an attdileahousing project in cities across the nation facing similar
housing challenges to those of Frisco. This study provides valuable information to the field of

affordable housing as a measure of creating a diverse housing stock.

Research Tools

The tools ued in this case study include a literature review and local government
documentation. These two tools have provided a valuable basis for drawing conclusions on the

planning process as it is used to implement an attainable housing development.
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Chapter 4- The Housing Crisis

History of American Affordable Housing

In the early 18 century, the United States saw a dramatic sbfifgrowth as millions of
immigrants began to flood the streets of American cities. As the United Sates came to recognize
that it was becomingn increasingly urban nation, the nation began to confront the implications
of its status as a growing urban environment. Due to the growth, housing within American cities
began to suffer from a lack of legislation awds iradequate to suit the need filble growth
incurred. Gwendol yn Wright, i n  AA Decent Maneéseribed éasly b o o k

tenement housing for the poor in American cities as:

Larger, more crowded thae ar | i er types of housi ng, t he
t e n e nmvasnmatnidetyfoot-long lid rectangular block that left only a

narrow alley in the back. Of the twelve to sixteen rooms per floor, only

those facing the street or the alley received direct light and air. There

were no hallways, so people had to walk through every room to &moss

apartment, and privacy proved difficult. The open sewers outside,

usually clogged and overflowing, a single privy at best in the backyard,

garbage that went uncollected, and mud and dust in alleys and streets

made these environments unpleasant andnitasy. (Mallach, 2009, p.

30)

As millions of immigrants continued to arrive, the issue of tenement housing and its
consequences, not only for public health but also for social order, came to be seen as a national
issue (Mallach, 2009, p. 30). Duringetkarly 28' century reformers focused on two principles:

Athe creation of tenement housing codes to er

standards of light, air, and s shaffdrdablypriced , and
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apartmen buildings that met higher standards than those being built by speculative, profit
mi nded builderso (Mallach, 2009, p. 30).

Figure 4-1 Crowded New York City Streets

Source: United States Library of Coegs, Retrieved Febuary 20, 2011

An early attempto regulate tenement housimgsenacted in New York in 1879, which

required tenements to provide minimal air and light to the interior rooms of a building. This
regul ation came to deplkamwhueast ¢ hiet §iduthmid be &t r
resembled the shape of a dumbbelFollowing the 1879 New York code regulations, the
Tenement Housing Act of 190&nhanced the standards for ventilation, fireproofing, and
adequate sanitary facilitiesvhi | e st eps were taken by refor me
health and social pathology spawned by the physical conditions and overcrowding of the
tenement housing environment pwhilelgpdrtang wads not 2 00 9 ,

addressd in early legislation as a priorisyrrounding tenement housing.
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Current Crisis

While early development of affordable housing in the United States dealt with health and
social reform, today, the major dilemma faced by millions of Americans is houssigrbe
housing problem that affects the largest number of Americans today is cost burden. Cost burden
derives from the situation where families must spend a significantly greater portion of their gross
income towards housingvhere other necessitieslofi f e ar e compr omi sed. i
the burden varies widely from household to household, depending on their income and size of
their norhousing expenses such as health care, commuting, and child rearing, the federal
government and other publicatries have adopted the standard that a household spending more
than 30 percent of its gross income for shelter is cost burdened, and one spending more than 50
percent is severely cost bur denedéquaftdvsaohlll ac h,
costburdened households were lower income households, totaling nearly 22 million households.

Of those 22 million households in 2000, 11 million were severelylmastened (Mallach, 2009,
p. 5).

AAl t hough cost bur dens 19%yteey tbok a sharp upwardn g st
turn between 2000 and 2005, both for renters and even more so for homeowners, as house prices
skyrocketed to unprecedented | evelsodo (Mall ac!
renters increased from just over 13 millito nearly 17 million from 2000 to 2005. Similarly the
number of cost burdened homeowners increased from 12 million to 21 million (Mallach, 2009, p.

7) . Due to the unprecedented increase in hou

high hougng costs prior to 2000 saw their burden become substantially greater.
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Chapter 5 - Current Initiatives in Affordable Housing

In order to combat the effects of unaffordable housing, national and local initiatives have
been developed to assist in creating tools thateamsed to lower the cost of housing. Current
tools used in the planning field to lower the cost of housing, that pertain to the purpose of this

study, include land trust systems, workforce housing, and attainable housing.

Community Land Trust Systems

According to the Lincoln Institute of Land
nonprofit organization formed to hold title to land to preserve its-teng availability for
affordable housing and other community uses. A land trust typically reqainadis or private
donations of | and or uses government subsidie
(Davis & Jacobus, 2008, p. 6). CLTs allow for homes to be sold at a lower cost since the CLT
retains the ownership of the land, which progiden many cases, a loitgrm lease to the
homeowner. In order to keep housing within the land trust affordable, the CLT retains the first
right of refusal to purchase the home if the residence is to be sold. Land stewardship roles vary
from one CLT to e next, however most CLTs perform several common tasks. The Lincoln

Institute of Land Policy provides the following tasks CLTSs typically perform:

e Assembling and managing land,;

e Ensuring that owneoccupied hases remain affordably priced,;

e Marketing the hmes through a fair and transparent process;

e Educating prospective buyers about the rights and responsibilities of
owning a resaleestricted home;

e Selecting incomeligible buyers for the homes;
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e Monitoring and enforcing homeowner compliance with contractua
controls over the occupancy, subletting, financing, repair, and
improvements of their homes;
e Verifying that homeowners maintain property insurance and pay all
taxes;
¢ Managingresaleto ensure homes are transferred to other ineeligéle
households fono more than the formuldetermined price; and
e Intervening i n cases of . (Dawvisn&owner 0s mor t ¢
Jacobus, 2008, p. 8)

The CLT movement is young, biitexpand the tools used to create affordable housing.
The Lincoln Institute of Land PolicfLILP) outlines in an article by John Emmeus Davis and
Rick Jacobus two key policy needs that are driving the expansion of CLTs, particularly in
communities that put a social priority on promoting homeownership for imgeme families.
Davis and Jacolsusuggest that lorgerm preservation of subsidies and léegn stewardship of
housing are the driving forces behind the expansion of CLTs within the United BRates &

Jacobus, 2008)Davis and Jacobus outline the priorities as:

e Long-term preservation of subsidies With local governments
now assuming greater responsibility for creating affordable
housing, policy makers must find ways to ensure that their
investments have a sustained impact. CLT ownership of the
land, along with durable affordabilitcontrols over the resale of
any housing built on that land ensures that municipally
subsidized homes remain available for lowsome
homebuyers for generations to come

e Long-term stewardship of housing. Preserving affordability
requires longerm monioring and enforcement, an
administrative burden that local governments are neither
equipped for nor genergllinterested in taking on. ClisTare

well positioned to play this stewardship role by administering the
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municipality®és elardgctupandyicantsols, af f or dabi | i

whil e al so toweaiccinet covipepsi to grotect
subsidized homes against loss through deferred maintenance or

mortgage foreclosuréDavis & Jacobus, 2008, R)

CLTs allow for municipalities to reduce responsibility inatreg a subsidy that allows
homebuyers to reduce the purchase price of a home to an affordable level. By taking the price of
land out of the cost of housing, the costadiome is the sole cost transferred in the purchase
priceto the homeowner In manycases, CLTs can reduce the cost of housutgstantiallydue
to the high cost of land in many communities. By taking the cost of land out of the purchase
price of housing, payments towards the cost of housing for the homeowner are reduced to an

affordablelevel.

Workforce Housing

The Urban Land Institute Terwilliger Center for Workforce Housing defines workforce

housing affordable to fiéthose earning between

income (AMI). These residents, who work in importgnbwth industries such as education,

health <car e, and professional serviceseéo mus

towards higheincome household@Haughey, 2001p. 4). Defined by The U.S. Department of
Housing and Urban Development (HUD)MA is an indicator that is used to determine the
affordability of housing within a specific area or region. Using the AMI, communities are able
to determine if housing is affordable for the workforce in specific areas within a community.

The idea of workérce housing was developed to provide housing for important growth
industries needed by every community. In a study concluded by the National Association of

Ho me Buil der s entitled, AfnWhere is Workforce
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housirg options, communities experience a donut effect where housing is unaffordable other
than on or at the fringe of a community. Workforce housing in essence helps to relieve the donut
effect by creating housing within the core of the community to reducgoting effect.

The U.S. Department of Housing and Urban Development (HUD), has consistently
affirmed that a top priorityor the agency is the expansion of homeownership tarlcame and
working moderatencome families as defined by HUD as earning fi@@rmpercent to 120 percent
of the AMI. Studies conducted by HUD on the efésat homeownership reaffirm this priority
in that homeownership has shown to hpesitiveeffects in early childhood through adulthood.
In a study by Green and White in 1997iemtl ed A Measuring the Benef.
determined that children of homeowners are more likely to stay in school than are children of
renters, especially among households earning low to moderate incgMeBwain, 2007)
Green and White draw vawas additional findings, concluding that the importance of
homeownership is increasingly important for establishing family stability and meeting the
various aspects of a familyds needs.

As the cost of housing and the demand for homeownership continuse tavarkforce
housing wil!/ become an increasingly important

This will assist in providing housing to a critical mass of individuals within every community.

Attainable Housing

Attainable housing is relativel new in the realm of affordable housing. Little
documentation and literature has been published about the planning processes and measures used
in implementing an attainable housing development. Increasing in popularity across the Front

Range and centraggion of the Colorado Rocky Mountains, attainable housing is a development
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process used to provide homeownership possibilities for those who wish to live in the
community where they work.

As discussed previously, attainable housing, highlighted in Dogdldl i ot t 6 s ( EI
2008) book entitlecA Better Way to Zoneas a zoning process that allows for a more diverse
housing stock to exist, allowing for housing to become a more affordable option (p. 154).
Allowing for, and planning for, a diverse housingpck allows community members of all
professions to more likely find housing affordable to them at their income levels.

Attainable housing is based on the idea of zoning land into categories that support and
allow a wider range of housing options wittarsingle district (Elliott, 2008, p. 154). Through
zoning ordinances and a communityoés comprehen
be established exclusively for a communityodos
surveys orhosi ng needs surveys for a community.
through a housing stock survey or a housing needs survey, affordable housing can be planned
and built in these zoned areas to suit the needs for the community.

Attainable housing diricts, according to Elliott, help remove regulatory barriers that
often hinder affordable housing developments (Elliott, 2008, p. 155). The most obvious
regulatory barriers that exist in most zoning ordinances are standards for minimum lot sizes,
minimum dwelling unit sizes, and maximum densities of development (Elliott, 2008, p. 156).
Attainable housing zoning districts allow planners to adjust the district so that it fits the needs of
the communityds affordabl e hdalos/banrigrs.demand by

Attainable housing, when used in conjunction with deed rést& public policy
measures, and long range planning, befp ensure affordability as longrange goal of an

affordable housing development. Attainable housing and theniptarprocess can greatly
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benefita communi t yds af f @anddaaibctease theodiverditynofj theehbusimgr t s

stocklocatedwithin thecommunity
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Chapter 6 - Case Study

Case studies are illustrative and exploratory tools that, nevertheless, cannobeasily
generalized or consistently replicated (Campbell, 2002). Because the planning profession resides
in a highly diverse and consistently changing realm, case stoaiadgentify specific aspects
that can be analyzed and applied to similar situationse €adies in essence help outline a path
which can be taken to achieve a final goal. The Peak One Neighborhood, an attainable housing
development located in Frisco, Colorad® used as a case study for analyzing the planning

procesaitilized by thelocd government to implememin attainable housing development.

Summit County, Colorado

As displayedin Figure 61, Summit County is located 65 miles west of Denver, Colorado
in the central Rocky Mountain Region of the state. Four primary population cargdmated
within the county consisting of Breckenridge, which is the county seat, Dillon, Frisco, and
Silverthorne. The locations of the four primary population centerprargdedin Figure 62.
Summit County is home to an estimated 2009 populatibr27g239 residents that reside
predominantly within the four primary population centers. From April 1, 2000, to July 1, 2009,
Summit County had a population increase of 15.7 percent and remains one of the fastest growing

counties in Colorado.
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Figure 6-1 Summit County Colorado
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SourceTown of Frisco, 2011

Figure 6-2 Primary Summit County Populations
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Frisco, Colorado

Home t02,897 yearround residents and 4,209 second homeowik@isco, Colorado is
influenced by its early mining heritage and has a unique downtown central business district
based on the early settlement of the communifyt 9,097 feet above sea level, Fri8cety c i
limits cover three square miles laind and issurrounded by Lake Dillon to the north aedst,
the White River National érest to the south, andad¢e mountain range to the west. Because of
these natural barrierBrisco is completelyestrictedrom future development on all sides.

Figure 6-3 Frisco Distance from Denver

APPROXIMATE TRAVEL TIME
DENVIR TO FRISCO: 75 MINUTES
DENVER INTERNATIONAL AIRFORT 95 MINUTES

DENVER, CO

70

LA FRISCO, CO

SourceTown of Frisco, 2011
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History

Frisco was incorporated in 1879, during the boom days of mifiiegvn of Frisco,
2011) GoMd, silver, galena ore, and fur trade attracted settlers seeking fortune to the Frisco area.
The Frisco population increased to 250 residents by 18&2.name Frisco was derived from a
combination of letters associated with the BouisSan Francisco Raay Company that
established roots in the community during the height of the mining @aonwn of Frisco,
2011) The name Frisco is created by combiningRrendR from Francisco, thé andS from
St. Lous, the C and O form Company, which produced-R-1-S-C-O (Town of Frisco, 2011)
Due to the increase tbusiness and tradectivity, downtown Frisco became a central hub for the
Summit County area and had numerous businesses, hotels, and saloons. An early photograph of
Friscobds downt Rgwa6dibadowpr ovi ded i n

Figure 6-4 Early Frisco Downtown

SourceTown of Frisco, 2011

Foll owi ng t he cirotherdaterl320ssnd tdeeoperwdednsng diminishing
value of gold and silver F r i siogoir@sstry wastrippled Due to the loss of mining,

Friscobds permanent popul aduringptime Geat Dgpressigliowno onl y
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of Frisco, 2011) However firmly engrained with the railroad systems established within the
community, Frsco reached 50 residents by 1®8viving on niche markets and serving as an
access point within the surrounding af@awn of Frisco, 2011)Af t er Wor I d War | |
and Summit Countyds economies shif tteittsahd om si
tourism.

With the rise inrecreationakctivities and the desire for open spéetween the 1940s
and the196QsFrisca Population began to substantially rise due to the influence of outdoor
activities andthe influence of skiresortsushe ng i n t he i {Tewa ofdfiscoiwhi t e
2011) White gold refers to tourism attracted to the region by local ski and outdoor recreational
activities. The influence of surrounding ski resorts and the rise in recreational activities within
theaea has caused much of Frilwlaydd®s seodsomyptud a
estimated at 6,906 total residents with 2,697 yeand and £09 seconthomeownergTown of
Frisco, 2011) Over 60 percent of Fr i s crem;shis papgrtunbsat i o n
increased the demand for housing and inflated housing costs and reduced housing opportunities

for many in the local workforce.

Government Structure

In August of 1988, the Town of Frisco became a home rule municidaditged in
conformity with Article XX of the Colorado Constitution and Municipal Home Rule Act of
1971 and hasa Counci#Mayor-Manager formof government In keeping with the goals
outlined in the Home Rule Act of 1971, the legislative powers are held within the TowrciC
composed of a Mayor and six Council members elected at large feydauoverlapping terms

limited inthe number of consecutive terms thanember caserve (Town of Frisco, 2011)
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The Town of Frisco is required to maintain and update a corapsare Master Plan of
thecommunity and to review all ordinances at least once every five years. Sect@rMiabter

Plan, of the Frisco Town Charter states:

The Council shall maintain a comprehensive master plan for the physical
development of the town No land development, by any private or
government entity, which in the judgment of the Council will
significantly affect the town, and no subdivision of land, zoning change,
or annexation, shall be approved without considering the effect of such

approvaon the master planTéwn of Frisco, 2011

The Town of Friscodbs comprehensive Master

2005 and is currently undergoing an updating process to comply with current land use changes

and housi ng i ncutrantaland wse map, showrr in Bigueb@ibustrates the

current |l and uses found within the Townbds jur
Much of Friscob6s core is situated around t

in a grid pattern. ®di as residemtiatldand wsd, Frisco has loeentable | a n

to sustain a downtown serving the needs of the residential uses surrounding the core. New
development is found to the north of the Frisco central business district in zoning districts
Accommodations (AC) ahAuto Oriented / Commercial (AO); these districts harness much of

the perimeter of the city limits for commercial shopping and general services. Within the AC

and AO districts, grocery stores and hotels fulfill the growing tourism markets cateringsto the
resorts and tourism industries. On the other
harnesses a much higher density and thus encourages walkability and provides general services
and attractions surrounding historical sites and publiciti@sil Figure €6 below, illustrates the

transition between the three zoning districts AC, AO, and CC.
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Figure 6-5 Town of Frisco Current Land Use Map

Peninsula Inset

.....

Dillon Reservoir

Marc

ZoninghD

istricts
, 2009

No Road

'§ Overlay Districts

5‘ Historic Overlay District
3 cerens-Grante overtay
] Mein st overtay District

Zoning Districts
0 Ac - Accommodations

A0 Auto Oriented / Commercial [l R-H - Residential High Density

Oistrict | cC- Central Core

I c7- Contractor Trades

] summit 8vd. Corridar Overtay District || MU - Mixed Use
0237.875 950 1425 7| 0s- Open Space
O ——— Foct [ PF - Publc Fackties
Meters [y
C—wmm Meters [ Legal
mcH = 920 feet ,._u...] Description

I R - Parks & Recreation
[ PUD - Planned Uni Development

| R-L - Residential Low Density

| R-M - Residentisl Medium Density
I R-N - Residential Neighborhood
B R-S - Residential Single Family
For Zoning and Overlay District standards

and requirements, please contact Frisco
Planning Dept. (970) 668-5276

SourceTown of Frisco, 2011

34



Frisco Today

Figure 6-6 Downtown Frisco Today

SourceTown of Frisco, 2011

Much like its historical past serving as business hub for the mining business, Frisco,
today, has transitioned into a hub for business, recreationatiastigand an escape to the Rocky
Mountains. Approximately 2,697 yeasund residents call lsco home. Combined with 4,209
second homeowner s, Friscods population durin
residents. Occupying only three square milessco is serviced by 34 restaurants/bars, 46
shopping avenues, a historic district, and numerous parks including pocket parks, a Nordic
center, and the Frisco Marine located on Lake Di{[ldown of Frisco, 2011)all of whichare

identifiedbelow in Figire 67.
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Figure 6-7 Downtown Frisco Today
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Frisco, while full of culture and character, is influenced by a great epidemic of high
housing cost which is greatly shaping théufe of the community. Frisco is home to one of the
highest cost of homeownership found within the State of Colorado and also Summit County.
This aspect impacts the town and its ability to support an economically diverse community that

provides housindpr those who work in the community to keep the community running.
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Over the past decade, home prices and rental rates within the Town of Frisco have
increased faster than household i ncomes. [ n
higher thamaverage household family income. Whereas in 2008, the average home price rose to
nearly 15 times higher than average household family ind@iomn of Frisco, 2008, p. 2)As
seen below in Figure-8, in 1990 the average household income was $35,20Chanaverage
home price was $121,600. This gap significantly shifted in 2008 where average household
income was $55,200 and the average home price rose to $809,932.

A 2005 Rur al Resort Region study evaluated
countes. Compared to the United States standard for a family with median household income,
the study concluded Summit County housing is 283 percent higher than the national average
(Town of Frisco, September 2007, p. 2).

Figure 6-8 Average Income vs. Average Home Price
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SourceTown of Frisco, 2008, p. 2

During the period between 1990 and 2007, the town of Fasmexperienced a shift in
population by age cohort. Between 1990 and 2000, residents of-dgeal B539 significantly
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decreasedThe age groupS-9 and 3634 stayed about the same. However th€s@ge groups

more than doubled, and the-B89 age groups more than quadrupled between 1990 and 2000
(Town of Frisco, September 2007, p. lReview oftheCensus i nformation i nd
growth and workforce population sectors were disappearing from the community. In relation to

the shift in age cohorts, the Frisco Elementary School has seen a decline in enrollment for Frisco
children. e Btho@DO6S taot al enroll ment was alm
20050 (Town of Frisco, September 2007, p. 1).

Not only was the Frisco Elementary School experiencing a rapid decline in school
enrollment, the city likewise experienced a decline itait®r pool. he 2006 Frisco Community
Survey conducted by the Town of Frisco, found tBdt percent of Frisco businesses indicated
that employee retention/recruitment and lack of affordable housing were the greatest challenges
the businesses faced in pagy their businesses thriving (Town of Frisco, September 2007, p. 1).

In order to combat the effects of housing prices on the local workforce, the Summit County
Housing Authority concluded that about 3,150 affordable homes needed to be constructed
countywide by 2010(RRC Associates, 2007, p. 16)This, in theory, would provide more
affordable housing options for the local workforce and help in growing the economic prosperity
of the Town of Frisco by supplying housing for a greater number of fulltimeéergsemployees.

For many, the cost of homeownership within Frisco is too high, thus forcing households
into severely cost burdened homeownership situations within the city limits. Those who cannot
afford the high cost of homeownership, and desire to beebwners, are forced to live in areas
where more affordable housing exists. In many cases, those forced to commute, live great

distances from the Town of Frisco, in communities where they find housing that fits their various
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needs. This creates a gaphaitthe social capital found within the community. The Town of

Frisco has addressed the housing issue in the following statement:

Over the past decade, home prices and rental rates have increase faster

than i ncomes. Thi s maolikiegsresidentstd i f fi cul t f
afford homes for their families and become vested members of the

community. These people are our teachers, firefighters, nurses, police

officers, business owners and other employees that help make Frisco a

great place to live! (Town dfrisco, 2011)

The goal of the Town of Frisco, as stated in the Town of Frisco Affordable Housing
Policies is to provide housing opportunities for persons who are actively employed in Frisco and
Summit County to create housing for letegm residentgFrisco Community Development
Department, January 2008)Actively pursuing the goals outlined in the Affordable Housing
Policies, the Town of Frisco has initiated numerous affordable housing developments that are
found within the city limits. In many of thaffordable housing developments within the
community, the Town has supplied land to be developed by private developers who specialize in
the sale of homes at an affordable price to families and individuals within specific income
ranges. To keep homes aflable, each affordable unit has a deestriction, usually limiting
the amount of annual appreciation, should the owner sell the home at some future time. In this
way, the home remains affordable for the next buyer in future instaruithe techniquéeaves
room for the existing homeowner to build equity, without a mortgage payment that would place
the homeowner in a severely cbstrdenedsituation.

The Peak One Neighborhood is one such affordable housing development coined as an
attainable housinglevelopment that seeks to offset the cost of homeownership for those who

wish to live and work within the community. By using previous knowledge of similar
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developments within the community, Frisco has set out to build housing that will be affordable to

the local workforce and encourage letegm residency within the community.

The Peak One Neighborhood

The Peak One Neighborhood is an attainable housing development in Frisco, Colorado.
Developed in partnership between the Town of Frisco and Ten MilaeParLC. The Peak
One Neighborhood consists of 72 residential units consisting of 24 cottage/cabin style units, 15
single family units, 13 single family hillside units, and 20 duplex units (Gage, 2010, p. 2).

Figure 6-9 Sketch and Preliminary Plan for Peak One Development

December 28, 2009
Ny

SKETCH PLAN
Peak One Parcel, Frisco, CO

~ TEN MILE PARTNERS, LLC

12009 Ten Mile Partners, LLC

SourceTen Mile Partners, LLC, 200®2sed with permission of Ten Mile Partners
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Background

In 1998, the Town of Frisco purchased a 12268 pece of land, delineated in Figure 6
10, from the United Stasg-orest Service. Commonly known as the Peak One Parcel, the Town
purchased the land for municipal purposes with the goal of developing affordable housing at
some point to serve the communi t ytéddyneagSeamndi n g
Avenue and Belford Street, The Peak One Parcel is surroundadltiyunit dwellings, duplex
and triplex units, and single family residences to the north and east. Landlocked by natural
barriers, the land served as the final open landaaifor development within the city limits
and was the largest contiguous parcel of land owned by the Town (Town of Frisco, 2001).

Figure 6-10 Location of Peak One Neighborhood

SourceTen Mile Partnerd,LC, 2002 Used with permission of Ten Mile Partners
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In January of 2005, the Summit County Housing Authority and RRC Associates of
Boul der , Col orado prepared the ASummit County
the study was to provide a baseliok information that local municipalities could use. In
addition, the information provided within the study derived several housing goals and objectives
to suit the various communitiesd needs. The
majoity of the Summit County communities due to the unbalanced growth in housing costs as
compared to median household income. This gap represented a growing need within the
communities to create affordable housing options for the needed workforce essertight
community. The study further indicated that households earning incomes of 50 percent to 120
percent of the AMI were more greatly affected by the increasing cost of homeownership.

Due to the findings of the report, and the importance of the 2005m8u@ounty
Housing Needs Assessment study, the Summit County Housing Authority and RRC Associates
conducted additional studies in 2007, i ncl udi
and the ASummit County Housi ng Decameimmfuenfah al y s
in the creation of affordable housing within Summit County, and in providing statistical
information to support the need for affordable housing.

Using the three studies, Frisco, -2@06! or adc
Strategic Pano and the fA2005Thdse tws plans uwllaeihfoenationP| a n o .
gathered from the Summit County studies, and cdesgecific actionable items on the topic of
housing in the Town of Frisco. Two specific actionable itemsiaet 0 e n ssemoesingl i v e
opportunities are available that wi || suppor

enhamce Friscods s e(ResyeRosefLLG dlovember 2008, &). Fr i scod s
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current master plan, the 2005 Frisco Master Rléihzing information from the Summit County

studies states the following as goals for affordable housing

The Council Goal: To Pursue a balanced and sustainable local
economy.
¢ Implement the Town Owned Parcel Plan, specifically Peak One Parcel.

¢ Increase the number offardable housing units in Frisco.

Frisco Community-Wide Master Plan
Housing Chapter Vision Statement: To Provide a variety of housing
types that mee the needs of a diverse housing community.

e Housing Principle HY: Create a vibrant, diverse community by
ensuring a variety of housing opportunities.

o Policy HS 1.1: Ensure new housing is compatible with adjacent
properties and compliments the existing neighborhood.

o Policy HS 1.2: Encourage a mixture of housing unit types, prices and
accessibility within eactdevelopment.

o0 Policy HS 2.2: Provide for a variety of attainable housing types that meet
the economic needs of Friscods residents.

e Housing Principle H®: Promote new housing strategies that will
compliment existing programs to increase the supply onatté homes
for people who work in the community.

o Policy HS 2.3: Public funds should be used for acquiring land on which
attainable housing could be built partnering with the private sector and/or
for acquiring existing units for deed restriction.

o0 Policy HS 2.4: Promote and encourage public/private partnerships for the
development and management of attainable housing to achieve the
highest quality housing possible.

A Action HS 2.4: Continue to initiate private/public partnerships to provide
attainable housingtilizing town owned lands.

o Policy HS 2.5: ensure that the townbés atta
variety of income levels at or below 120% of area median incdPeery(
Rose, LLC, November 2009. 5)
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TheAiTown Counz0l®s SR2OdPBeyghe ARROAOSE &nd dbatlo Mas't
emphasizedhe importance of the Peak One Paraall the parcé opportunity to be used as an
attainable housing development site.

In seeking opportunities to fund future development of the Peak One Parcel talfelfill
goal of using the site as a possible attainable housing development, theofTBwscoin the
November 2006 election, asked the community t
funding for affordable housing.Measure 5A, also known as SCHA 5A svareated as an
intergovernmental agreement between all municipalities within Summit County for the use of
expanding the affordable housing options within the county.

Each community within the county that sought to become a part of the fund was required
to vote on approving the measure and abide by the Summit County Housing Authority bylaws
and regulations of the fundT he measure passed by a wide marg
residents voting in favor of Measure 5A. As a result of the measurnagas® Town of Frisco
annually receives an impact fee on all residential structures constructed within town limits, as
well as a dedicated sales tax percentage designated by Measure 5A for affordable(fiousing
of Frisco, 2011). Communities within Smamit County that likewise passed the measure share
the benefits of the impact fees and dedicated sales taxes which are pooled together and allocated

to specific affordable housing projects within the various communities.
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Chapter 7 - The Planning Process for an Attaimble Housing

Development: The Peak One Neighborhood

Chapter 7 will address and outline thcess th&down of Frisco, and specifically the
Community Development Departmenitilizedto develop an attainable housing development in
conjunction with private party entity Ten Mile Partners. By addressing the information in
timeline format, including the preliminary process, public process, post public process,
implementation process, and the post construction prabésshapter will outline a process that
similar resort stylemunicipalities could undertake to develop attainable housing within a
community. Awarded the 2010 Excellence Award in the category of Outstanding Planning
Project for the ATown of Frisco Peafomtbeme Par
Colorado Chapter of the American Planning Association, the development serves as an example

for the expansion of the attainable housing market (Summit Daily News, 2011).

Preliminary Process

Alan Mallach in his bookA Decent Homeemphasizes tidhe preliminary process is a
critical stage in development of an affordable housing project (2009, p. 140). While much of the
preliminary process takes place prior to the construction process, this step is-ahaeggng
and everadapting portion ofte complete process. When adequately developed, the preliminary
process can have lofigrm positive outcomes. Developments that fail to give adequate weight
to the preliminary process can overlook important details. For the Town of Frisco, the
preliminay process was implemented in numerous steps. Three steps that must be included in
the preliminary process include preliminary studies, assessment of community needs, and

development team selection. While these three steps were completed early inetbpnalent
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process, the three steps outlined are the initial steps needed to understand the scope of the
development. These steps are not otdybe completed in the preliminary process but

throughout the entire development process.

Preliminary Studies

Preiminary studies help to unveil, in many cases, complex community needs. Through
information gathering and analysis, preliminary studies help to outline possible avenues a
community can undertake to reduce or eliminate the need at hand within a commAsiity.
addressed in earlier chapters, the Summit County Housing Authority conducted three significant
studies that proved influential in the predevelopment process for the Peak One Neighborhood.

The three pivotal studies included the 2005 Summit Countyinigideeds Assessment,
the 2007 Summit County Housing Demand Analysis, and the 2007 Summit County Housing
Demand Study. These three studies provided qualitative documentation of the housing needs
many of the Summit County communities faced. As addresse@hapter 6, the studies
indicated that the Town of Frisco was experiencing a growing gap between the median
household income of current residents and the median home price.

Within the three studies, t he ASumnbyt Cour
RRC Associateo illustrate housing attainment by AMI for the communities within the county
This continuum helpedghape the development of housingthin income categories where
additional housingrowth was needed. By using the continuum, commurdbagl decidewhat
level of housing was needed by specific Ayfbups The continuum cars providedbelow in

Figure7-1.
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Figure 7-1 Summit County Housing Continuum

MARKET RENTALS ENTRY LEVEL HOUSING MARKET
50 - 80% AMI 80 - 120% AMI
$35,450- $53,650 $53,651 - $85,080
1,612 HH / 14.0% HH 3,453 HH / 30% HH
INCOME RESTRICTED RENTALS 50% AMI 120% AMI | '\f.ARK',ET
30_50% AMI E t 5 120'1BDAAM
50% AMI ntry
$21,301 - $35,450 H'-ev?l | $85081-$127,620
1,036 HH /9.0% HH Mokt __2855HH/248%HH |
Step Up
30% AMI ) Market HIGH END
Restricted 180% AMI  Over 180 % AMI
EMERGENCY/ SUBSIDIZED
<=30% AMI Over $127,620
Emergency / Broad Renter Market 1,807 HH/15.7% HH
$0-$21,300 Subsidized
748 HH / 6.5% HH 200% AMI

SourcelRRC Associates, 2007

In establifiing the Summit County Housing ContinuuRRC Associateanalyzed the

demand by AMI and each coh@tmaximum purchase price and what level of housing different

AMI cohorts could afford Table 7?1, below provides 2007 county demand for housing by AMI.

Through the studies, Frisco was able to indicatettte@highest, or the most acuterand for

housing wador market rentals, entrevel housing market, and the step up market housing

sectors.

Table 7-1 Summit County Demand by AMI

AMI Mo :::;hase Percent Number
<=30% N/A 4.1 295
31% - 50% N/A 6.5 466
51% - 80% $173,417 10.8 776
81% - 100% $241,922 234 1,677
101% - 120% $298,271 14.9 1,071
121% - 150% $383,794 17.6 1,262
151% - 180% $467,270 11.6 833
181+% N/A 1 792
Total - 100% 7,174

Source:RRC Associates, 2007
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Assessing Needs / Data Analysis

After reviewing the Summit County studies, the Town of Frisco began to turn its focus to
assessing the needs of the population that fell within the defined continuurtsaflroarket
rentals, entrjlevel housing market, and the step up market housing sectors, which encompassed
Friscodbs workforce popul ati on. Frisco chose
households that were essential to the local economy arelpotentially longerm residents of
the community.

Due to the drastic increase in home price over the previous decade, Frisco found that in
order to afford housing within the communibpouseholds would need annual incomef
$207,86Q0 purchase thaverage priced home the community. Aslepicted in Figure-2,
critical workforce employees earned far less than the income needed to purchase the average
priced home in Frisco, making homeownership unattainable.

Figure 7-2 Income Levels Compared to Income Needed To Purchase the Median Priced Home in

Frisco
Annual Income Needed
$207,860

Police

Officer

$51,864
Firefighter
$44,592
Elementary
Teacher
$38,412
0 50,000 100,000 150,000 200,000 250,000
Source:Town of Frisco, 2007
Whil e housing prices were out of reach for

for housing and rentals still ested. The Town of Frisco was gradually losing its long term
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workforce primarily because long term housing was either unavailable or unaffordable. After
analyzing the qualitative data from the three studies, The Town of Frisco established goals that
enctr aged housing that was affordable to the ¢
of Frisco eased the housing cost burden for the workforce in five AMI categories. This allowed
households to meet HUDOS st an dcnta the hodsendld hou s i
income. Frisco established the following five categories for botkdler units and rental units,

seen below in tablesZ and 73:

Table 7-2 For Sale Units
Category 1| 80% AMI and belav

Category 2 81% to 100% AMI

Category 3 101% to 120% AMI

Category 4 121% to 160% AMI

Category 5| 161% AMI and greater

Source:lRRC Associates, 2007

Table 7-3 Rental Units
Category 1 60% to 80% AMI

Category?2 81% to 100% AMI

Category 3 101% to 120% AMI

Category 4 121% to 160% AMI

Category 5| 161% AMI and greater

SourcelRRC Associates, 2007
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Development Tean®electior/ Private Sector Selection

After completing a thorough analysis to understand the hgueaeds of the community,
the Town of Friscods next step was to seek
housing that could implement the attainable housing projacbrder for the development to be
a success, the development team wouldd reeevariety of experiences. By providing a well
balanced development team, Frisco planned to incorporate a vast base of knowledge in the realm
of attainable housing and, as a result, create housing that would be affordable to a greater number
of long-termresidents within the community.

In 2007 the Town of Frisco began creating a concept master plan for the Peak One Parcel
with Perry Rose, LLC, a Jonathan Rose Compan
affordable housing for the community (Towho Fr i s c o, 2011) . Perry RO
estate policy, planning, development, civic development and investment firm based in Denver,
Colorado assisted in the preliminary phases of evaluating the Peak One Parcel for its ability to
meetthe needset abl i shed through Friscobds analysis pr

Through P e r 1dgpth Rsearehb6and haakground in affordable housing
developments surrounding the Colorado Rocky Mountain Region, the Town of Frisco was able
to establish that the Peak One Parcel sufiecheeds for the community as an attainable housing
development in both size and scope. In addition to completing a land suitability analysis, Perry
Rose also served as the preliminary planners for the development and completed a financial
feasibility amal ysi s pl an t hat not only fit t he comr
development would not be financially overbearing for the municipgfgrry Rose, LLC,

November 2008) Upon concluding that the attainable housing development was financially
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feasible for the community to undertake, Frisco began to assemble a development team that
would carry the project to completion.

Frisco sought a devel opment team t hat wWo u
development of high altitude, resort commmty design, development and construction
e X p er (Peak ©Omed\eighborhood, 2011 doing so, Frisco sought out to develop a team
that would ensure the success of the attainable housing development for the community.

After concluding a selection press, the Town of Frisco hired Wolff Lyon Architects as
the chief architectural firm for the Peak One Neighborhood. Wolff Lyon Architects was selected
due to its expertise in the realm of affordable housing in the regional area. Founders of the
Affordable Housing Alliance and architects for the Poplar Project, an awanithg affordable
housing ownenccupied joint venture with the City of Boulder Housing Authority, Wolff Lyon
Architects was a clear choice in adhering to the goals of the developmen{Reak One
Neighborhood, 2011) Due to the firmdébs experience in
options, Wolff Lyon Architects brought numerous avenues of expertise to the development team.
Along with Wolff Lyon Architects, Matthew Stais Architectsavs s el ected f or
knowledge in LEED Accreditation. Matthew Stais Architects primary focus is to ensure the
residential sustainability of the developmé@péak One Neighborhood, 2011)

Tetra Tech ISG FLO Engineering was selected as the cenlgineering firm for the
project. Located in Breckenridge, Colorado, a Summit County community, the engineering firm
has a vast knowledge of the local systems engineering. Tetra Tech FRG Engineering
would help assist in the process of providingrasfructure solutions to the Peak One

Neighborhood at an affordable rgieak One Neighborhood, 2011)
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Upon completion of the devel opment t eamds
Neighborhood Builders, Inc., was selected as the builder and ctontfar the development.
With over 22 years of experience in the Summit County area, Traditional Neighborhood
Builders, Inc. has completed the construction of 280 attainable housing units in Breckenridge,
Col oradodos Wel l i (Pgak Ome Né&gharhgdd,b2011)h o oBhr ough t he
experience and knowledge gained from the construction of the Wellington Neighborhood, in
nearby Breckenridge, Traditional Neighborhood Builders served the development team with
knowledge in building affordable priced mes for the local area. Traditional Neighborhood
Builders is also responsible for the initial sale of housing in the Peak One Neighborhood,
operating under t he(PeakOne Neigibernoodyd01ll Partner so

Along with the design team for the &eOne Neighborhood, the Town of Frisco also
assembled a group of other professional services under the limited liability corporation, Peak
One Neighborhood, LLC, including Courtney Kenady, who serves as liaison between potential
buyer s, | awy d,raad Sizphen \West QWeNte Brown & Huntlegpeak One

Neighborhood, 2011)
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Public Process

After beginning the preliminary process, the Town of Frisco shifted its focus to reaching
out to the public. Using an array of avenues to reach the publicoFarsl the development
team sought to bridge the gap between second homeowners, current residents, and future
residents. In order to bridge this gap, Frisco took a multimodal approach towards providing
information to the public. The Town of Frisco reczga that in order for the development to be
successful, it was important for the community to have support from all residents. Due to the
unique nature of the resident makeup of the Town of Frisco, the development team understood
that the public processvould be an influential aspect of creating an attainable housing
development that truly fit the needs and vision of the existing residents as well as future residents
of the community.

The Town of Friscods public proedéshsan or gart
influenti al aspect that made the Peak One Nei
process can be divided into three processes: public outreach, public funding, and land
acquisition. By bringing the community into the decision mgkirocess in these three outreach
processes of the development, the community supported the development and began to establish

a vested interest in the completion and success of the development.

Public Outreach
Orchestrated by Per blg priRess was basedCon thd-idea ®fc 0 6 s

bringing the community together. Whether it was current residents or second homeowners, the

Town of Frisco understood that in order for the development to gain the needed support, all
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residents had to be involved the creation of the Peak One Neighborhood. Frisco set out to
achieve this goal by connecting with residents through mailings and public input meetings.

The Town of Frisco began sending brochumasich like the one shown in Figure37
below, and other vaous informational pamphlets to all homeowners and local community
members addressing the growing need for creating a more diverse housing stock and
incorporating the use of the Peak One Parcel. Mailings were geared towards reassuring residents
that theproject would not lower home pricegould not place a hardship on residents, and
reiterat@ that previous studies had determined a riee@dditional affordable housing within
the community. Throughthese mailings, Friscprovided avenues through whitdcal residents
could become involved in the Peak One Development review process andconae¥ns or
possible solutions.

Figure 7-3 Peak One Parcel Update Mailing

WHAT IS THE TOWN OF FRI
DOING TO ADDRESS HOUSING?

Ipeivare partnerships
g the PEAK ONE PARCEL, in

BOXHOLDER

AFFORDABLE HOUSING
INITIATIVE

SourceTown of Frisco, 2011
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Public paticipation included public input meetings. Three public input meetings were
held in the year 2007 on Septembel’ 2Rovember 29, and in 2008 on February 16 The
meeting process included information gathering, individual and small group input, and
preparation of alternative site plans. Over 200 citizens, residents, and business owners attended
meetings to discuss the future of (PereRoseo mmuni
LLC, November 2008, p. 4) Through these meetings, residentsewvable to sit down with
representatives from the Community Development Department and Perry Rose, LLC
representatives and provide input on preliminary sketches of the development and were allowed
to address issues and voice concerns. Through the putkaci in mailings and meetings, the
Town of Frisco was able to gain the support it needed to see the development come into

existence.

Public Funding

Allan Mallach in hisbook A Decent Homs t at es t hat , ARéno pl an,
come i nt o How adequate andvfeasible fundirRD@9, p. 135). Mallach further
explains that funding and scalef any developmenimust be closely interwoven in the
understanding that the projewtll closely adhere to what funding exists for the community to
use. Inorder to make the Peak One Neighborhood plausible, the voters of Summit ,@wunty
November 7, 2006approved the Summit Combined Housing Authority Measure 5A (Town of
Frisco, SCHA 5A Fund, 2011) . Measur e 258A aut h
and a development impact fee of two dollars or less per square foot of new construction to be
used for affordable housing purposeso (Town
Measure 5A, the Town of Fri sco feétevithtotter@eh i nt o
local governmerstt o s hare the revenueséo where revenue
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spent or allocated within three years (Town of Frisco, SCHA 5A Fund, 2011). Measure 5A
fundsthus becamavailable to assist in creating affordallousing options.

Along with Measure 5A, the Town of Frisco also utilized existing community assets.
Using the previously purchased Peak One Parcel, the Town of Frisco was able to cut down
development costs in a speculative land market using land psévipurchased in 1998 with
community tax dollars allocated for the purchase of open space and future use for affordable
housing. By doing so, Frisco was able to capitalize on preexisting infrastructure and minimize

costs in land acquisition.

Land Acquistion / Selection / Annexation

The Town of Friscobds | and acquisition port
the development, in that the community was able to theePeak One Parcegbreviously
purchased and acquired in 1998/hile the land wasvi t hi n t he communityads
numerous steps to ensure the parcel be used for the intended purpose. In order to use the Peak
One Parcel for an attainable housing development, the Town of Frisco had to develop
appropriate zoning for the site aadnex the land into the city boundaries.

On December 18, 2008, the Town of Frisco proposed an ordinahee developed
specifically fora new residential zoning district in Frisco for the Peak One Neighborhood.
Proposed as the Residential Conservaii®@) Zoning District, the district promot@scohesive
and eclectic identityhatis sustainable and livable, respects existing residential neighborhoods,
promotes the natural environment, and provides connections to existing recreational trails (Gage,
2008).

The districtregulations allonCarriage Style Housing and High Density Residertath
within the same district (Gage, 2008), a goal as outlined t he townds affor (
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strategies The Town of Fri scoods (greaelattainable housmg@ 2z on:
strategies to be usedot only for the Peak One Neighborhood, but also in other situations
existing around the community. Because the
principles, and action items of the Master Pldwe, Planning Commissioapprovedthe zoning
ordinance.

On January 27, 2009, the Town of Frisco proposed in Ordinan68,G8e annexation of
the Peak One Parcel into the city limits. Because the Peak One Parcel fell into alignment with
the proposed RC mning, the planning department suggested approval, and the ordinance passed.
Upon approval of the ordinance, the land aasexed andezoned to R(Cfinalizing the land
acquisition, selectigrand annexation portion of the process.

In order to reduce therige of housing in the Peak One Development, and to ensure that
the housing would be perpetually affordable, the Town of Frisco arranged to place the land in a
Community Land Trust (CLT). As discussed earlier in this report, this allows for housing to be
more affordable by subtracting the cost of the land from the price of housing. Placing the land in
trust also ensured that the Town of Frisco keep all housing located on the CLT under the
muni cipalityods control, e n s uim futrg yearhte futaré f or d a

residents.

Post Public Process

After successfully completing the public process, the Town of Frisco began using the
knowledge it had gained through the public input process to shape the development. Through
public meetings and plic outreach, Frisco now had a grasp on what the public wanted and what

future residents needed in the attainable housing development. The post public process for the

57



Peak One Neighborhood consisted of two main focuses; the concept formulation pracess an

guidelines and regulation establishment process.

Concept Formulation

Design plays a major role in the success of a development. The concept portion of the
devel opment process helped to ensure the dev
develp ment process are carried into the constru
is not a commodity. It is an dlut permanent, albbutimmovable product that affects the lives
not only of those who live in it, but those who live around it, wregeerience is powerfully or
subtly affected by i1ito (p. 53) . Because the
perception of the development by the community, the concept formulation portion of the Peak
One Neighborhood was an importantgess.

Using information gathered from the Perry Rose, LLC master plan process, public
meetings, and public outreach, Ten Mile Part

Submittal 0. The overall vi si onhag:f the sketch

€ a vision for creating an affordable traditional neighborhood with a

sense of community and platceh at st ri kes valugdlmadl ance bet ween
&cost It resists the temptation &alue enginedraway all that gives the

neighborhood its character.Yielding to this temptation results in

affordad e housi ng t hedgand parking spadeamdthat | | y 0O

fails to meet expectations of both the residents and the comm(iréty

Mile Partners, 2009, p. 3)

The sketch pl an 6 dtiomalingghbmrhood, With a semse of cochmuaityt r a d

and placeo, has seven objectives. Through th
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the Town of Frisco, sought to build a community that interacted within existing neighborhoods

and had many of thsame characteristics of these neighborhoods. The seven objectives are:

¢ Provide Frisco affordable home ownership opportunities

e Create a sense of community within the neighborhood

o Establish a true sense of place by respecting the physical gettgms
of a traditional neighborhood

¢ Provide needed community housing for a variety of residents

e Encourage sustainable development

e Preserve and enhance neighborhood connections to the Peak One
Trailhead and the Bike Path (Ten Mile Partners, 2009, p. 3)

The sketchplan and preliminary plan for the Peak One Neighborhood included 72
residential units consisting of 24 cottage/cabin style units, 15 single family units, 13 single
family hillside units, and 20 duplex units (Gage, 2010, p. 2). By building a diversepatisck
within the development, Frisco hoped to provide housing for households in the five age cohorts
identified in the early development process. Figurdsand 75, below, provide a rendering of

the Peak One Neighborhood as illustrated in the Skdtrhsubmitted for consideration.

59



Figure 7-4 Peak One Sketch Plan
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Figure 7-5 Peak One Housing Sketch Plan
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By establishing a sketch plan and, eventually, a preliminary plat that responded to the
needs of the community as well as complemented the character ofutiheunding
neighborhoods, the Peak One Neighborhood was able to move from the public process to
approval.

On April 1, 2010, Ten Mile Partners and the Town of Frisco submitted a development
application to create the Peak One Neighborhood subdivisioccordance with the design of
the sketctplanand preliminary plan. Jocelyn Mills, a senior planner for the Frisco Community
Development Department indicatedher staff report the plan followed the Frisco Master Plan
and the Peak One Parcel Master PlaBoth the Planning Commission and Town Council
approved the development application due to the findings within the Town of Frisco Community

Development Department staff report. The Peak One Sketch Plan can be found in Appendix A.

Guidelines and Regulatios Establishment

After gaining approval for the sketch pl al
next action was to establish the affordability guidelines and development regulations for the Peak
One Neighborhood. This portion of the developmentgssavould likely be the most important
aspect, in that the affordability guidelines and development regulations would help to ensure the
affordability of the development.

Il n order to mesh with the Summi:t County |
Policies, Frisco added additional affordability standards to the January 2008 version of the
ATown of Frisco Affordable Housing Policieso
needs of the Peak One Neighborhood. In an effort to provide cdwptibetween all
municipalities in the Summit County area, the Town of Frisco used similar master deed
restriction guidelines as used by the Summit County Housing Authority. The master deed
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restriction guidelines for the Peak One Neighborhood and all atiechousing options in the

community are as follows:

1. All deed restricted owners must work a minimum of 30 hours per
week, year round in the County.

2. Foreclosure assurance. A provision ensuring ithahe event of a
foreclosure of a deed restricted umiite deed restriction will remain
in placeandwill be included in all deed restriction language.

3. AMI Cap. Each municipality may specify the AMI cap
needeé ranging from < 80% - 180% for that particular
development. Income testing would only be done #églmurchase
to make surea new owner qualifies to purchase a deed restricted
property matching that particular AMI Cap.

4. Real estate commissions and other -selated costsare not to be
included in any deed restricted resale calculations.

5. Property musbe ownefoccupied, and owner cannot own any other
residential property.

6. [However] [ejnployers can purchase deed restricted units as rentals
for their workforce and must follow HUD Guidelines regarding
rental amounts charged.

7. Resale cap on all deed restigtunits shall be 3% OR the percentage
change in AMI, whichever is less.

8. Owners may retire and remain in deed restricted units, as long as
owner has lived in that particular unit for 7 years and is a minimum
of age 65.

9. Capital improvements will not be rebuarsed in deed restricted units

going forward (Town of Frisco, 2008p. 7)

Along with the established deed restrictions, the Frisco Affordable Housing Policies also
established maximum sale prices and rental rates that included various housing paythents an
monthly HOA dues. Tables-Z and 75 provide the maximum sales price and the maximum

rental rate. As seen in the tables, each housing type is categorized into the five categories
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established by the Frisco Housing Needs Assessment. The establishithentivé categories

was discussed in the fassessing needso
where housing needed to be developed, per the AMI cohorts.
Table 7-4 Maximum Sales Price
| Unit Type Category 1 Category 2 Category 3 Category 4 | Category 5
| Studio $124,676 $134,351 $177,771 $221,191 $284,433
| One Bedroom $136,475 $146,622 $193,110 $239,597 $308,976
Two Bedroom $171,675 $183,749 $239,519 $295,288 $383,230
Three Bedroom | $204,417 $218,517 $282,978 $347,440 $452,764
Souce: Town of Frisco, 2008
Note: See Table-2 for AMI categories
Table 7-5 Maximum Rental Rate
Unit Type Category 1 Category 2 Category 3 Category 4
Studio $828 $1,104 $1,380 $1,656
| One Bedroom $887 $1,182 $1,478 $1,773
| Two Bedroom $1.,064 $1.418 $1,773 $2,127
| Three Bedroom | $1,229 $1,639 $2,049 $2,459
| Four Bedroom $1,371 $1,828 $2,285 $2,742
SourceTown of Frisco, 2008

Note: See Table-3 for AMI Categories

secti

The Frisco Affordable Housing Policies weatso updated in 2008 with language

concerning the role of private sector development to meet local housing needs. Recognizing the

private

sector

as an

i mportant

aspect

n

me et

implemented standards thatoabed private developers, like the Ten Mile Partners, to be able to

take advantages of various programs in Frisco to create affordable housing developments. The

Town of Frisco enabled private sector housing to utilize affordable housing incentives if the

following conditions are met:

For sale units where the average sales price for each unit is no higher

than Category 3 and the units consist of one and two bedrooms.
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e For sale units where the average sales price for each unit is no higher
than Category 2 ahconsist of studio units.

e Rental units at Category 2 consisting of studio and one bedroom
units

e For sale family oriented units where the average sales price for each
unit is no higher than Category 4. A family oriented unit is a unit
with three bedroomsr more with direct ground floor access to a

usableyard area(Town of Frisco, 2008, p. 4)

The updated Affordable Housing Policies for the Town of Frisco also included unit size
requirements for each of the five different household categories. Due tiongortance of
diversity within housing types, the Town of Frisco felt that this was an important aspect in
creating variable ranges of housing types and size within the Peak One Neighborhood. The

policy listed the following minimum size requirements lgpm to for sale units and rental units:

Table 7-6 Unit Minimum Size For Sale Units

Unit Type Categories 1 and 2 | Categories 3 and 4 | Category 5 Square
Square Feet Square Feet Feet
Studio 400 500 600
One Bedroom 600 700 800
Two Bedroom 850 950 1,000
Three Bedroom 1,000 1,250 1,350

SourceTown of Frisco, 2008, p.5

Table 7-7 Unit Minimum Size For Rental Units

Unit Type Categories 1 and 2 | Categories 3 and 4 | Category 5 Square
Square Feet Square Feet Feet
Studio 300 350 400
One Bedroom 400 500 600
Two Bedroom 500 650 850
Three Bedroom 1,000 1,250 1,350

SourceTown of Frisco, 2008, p. 5
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By establishing clear guidelines and regulations within the Town of Frisco Affordable Housing
Policies, the local government was able to establish precise rules to follow in the initial sale of

the Peak One Neighdwowod housing for the Ten Mile Partners.

Implementation Process

Following the Guidelines and Regulations portion of the development process, the Peak
One Neighborhood was ready for implementing the efforts agreed upon by the Town of Frisco
and the Ten M# Partners. The implementation portion of the development process relied
heavily on the Ten Mile partners rather than on the Town of Frisco in that the development had
completed all initial portions of the development. This section highlights the résiptynsf
the private sector in the process of construction, qualifying residents, financing homes, and down

payment assistance.

Construction

Ten Mile Partners began construction in the fall of 2010 with the first phase of homes to
being built forthosetwo wer e prequal i fied and government
established housing lottery system. Ten Mile Partners plans to build the homes on a need basis

as the continual desire for the homes rises.

Qualifying Residents

Perhaps one of the momhportant aspects of the complete development process is to
qualify residents that will live within the development. Ten Mile Partners, the developers
selected for the Peak One Neighborhood, was given the responsibility to qualify all residents to

purchae housing or rent employewned units. By adhering to the master deed restrictions
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outlined in the Town of Frisco Affordable Housing Policies, Ten Mile Partners qualifies

residents per the communityoés regul ations.
The Peak One Nei gictoosrand puctliase agreemeant defiees &

gualifying Aresidento as foll ows:

O0Resi dent 6 means a person and his or her D
the time of purchase of a Unit and all times during ownership or
occupancy of the Property, earns his or heing from a business
operating in Summit County, by working at such business an average of
at least 30 hours per week on an annual basis, or (ii) is a person who is
approved, in writing, by SCHA or the Town/County which approval
shall be based upon @ita including, but not limited to, total income,
percent of income earned within Summit County, place of voter
registration, place of automobile registration, and driver's license address
and other qualifications established by the SCHA or the Town firom t

to time. (Compliance with each of these criteria is not necessary; in
certifying Residents, the SCHA or the Town shall consider the criteria
cumulatively as they relate to the intent and purpose of this Restriction).
A person over 65 years of ageafitremain a Resident regardless of his

or her working status, so long as he or she has owned and occupied the
Property for a time period of not less than seven (7) years. The term
Obusinessod as used in this Article [ Sub:
shall mean an enterprise or organization providing goods and/or services,
whether or not for profit, and shall include, but not be limited to,
educational, religious, governmental and other similar instituti®eak

One Neighborhood Master Deed Restrictipf11)

By following the above definition of resident, Ten Mile Partners is able to approve those
who seek to live within the Peak One Neighborhood to purchase the subsidized housing. The
intent of this regulation is to limit purchase to those that worthe community or in Summit

County. Future sale of the property is also regulated by the deed restriction, requiring the
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property to be sold to another incompealifying resident. This aspect not only limits those who
seek to live within the attainableousing development but ensures the affordability of the

development for the future.

Financing Homes

After approving a qualified resident, Ten Mile Partners then takes on the responsibility to
help finance the initial purchase of the various housing typesn Mile Partners does not
personally finance the purchase of housing but does help in finding down payments and
contingency sale contracts. A Sale Contingency makes the purchase of the new home located
within the Peak One Neighborhood subject to ottiogent to the sale of an existing home. This
is important in that it allows current residents of the Town of Frisco to get out of cost burden
situations and purchase new homes within the Peak One Neighborhood that would lower their
housing cost burden.

Ten Mile Partners can also assist prospective homebuyers access down payment
assistance. Some of the options include:

e Summit Revolving Loan Fund

No interest of first 2 years

Loan amount up to $10,000

3% interest rate for 7 year term

Monthly payments defred for 2 years

Income limits 81% to 160% of Area Median Income (AMI)

O O O O O

e Division of Housing down payment assistance
0 Loan amount up to $25,000
0 3% interest rate for 20 year term
0 Low income limit 75% of AMI

e CMHC Loan

0 No interest for first 2 years
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Loan amountip to $25,000

5% equity share on appreciation with no monthly payment
Income limits not to exceed 160% AMI (Peak One
Neighborhood, 2011)

Post Construction Process

Looking towards the future, the Town of Frisco and Ten Mile Partners both have taken
the intiative to ensure the affordability of the development in the future through two avenues
including future financing options and continual assessment on the success of the development.
The community and Ten Mile Partners have stated that both will colyinmeonitor

affordability standards and ensure the future affordability of housing within the development.

Affordable Forever and Resale of Peak One Neighborhood Housing
To help ensure the affordability of the housing found within the Peak One Neighborhood

for the future the Town of Frisco has agreed to grant fee waivers, pay the Frisco Sanitation

District fees, put aside funds for future down payments and home financing assistance using the

funds enabled beasure 5A The town will alscallocatefunds available through state and

local affordable housing prograr(iRow, January 11, 2010)Along with providing subsidies, the

Town of Frisco will also control the resale of all properties located within the Peak One

Nei ghbor hood t hr ou gdia@LT and deeddestriceosstomdadhiurst.h me n t
As established in the Peak One Neighborhood Deed Restrictions, in the event that an

owner desires to transfer his or her property, the Summit County Housing Authority (SCHA)

must be notified. The home wilhén be placed on the SCHA listings at a 2% commission to the

sale price and must be sold to a qualified resident. The sale price of the home can only increase

at three percent on an annual basis. Homebuyers must comply with all resale conditions
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establi®ied for the developmeriPeak One Neighborhood Master Deed Restriction, 20BY)
establishing the guidelines for resale of any property found within the Peak One Neighborhood,

the Town of Frisco has ensured the affordability for future residents.
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Chapter 8 - Conclusions

Summary

This report has attempted to outline a plausible process which could be used to
implement an attainable housing development. Many municipalities, in a situation similar to that
of the Town of Friscods highngcofsotr htohuesi am@mmet
workforce as the cost of homeownership forces households to become severely cost burdened.
Due to the high cost of living in resort style towns, many of the workforce households are forced
to live outside of the community in whichdy work, causing the community to face losses in its
social, economic and physical capital.

Attainable housing developments can be effective in reducing the number of severely
cost burdened households. The following sections, together, will outline ¢thevn o f Frisc
process in implementing an attainable housing development and then compare it to the
standardi zed affordable housing predev@&l opmen
Decent Home: Planning, Building, and Preserving Affordableusing In concluding this
report, the author will make recommendations for future development in the realm of attainable

housing.

The Peak One Neighborhood Flow Chart

The Town of Frisco initially implemented an attainable housing development to
counterat t he growing gap between the community?o
incomes. In order to create more affordable housing options in the community, the Town of

Frisco partnered with Ten Mile Partners, a private sector development team, to diesdtaak
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One Neighborhood. FigureBprovides a simplified version of the development process utilized

by the resulting public/private partnership.

Figure 8-1 Peak One NeighborhoodSimplified Flow Chart of Affordable Housing Process
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Through the simplified Peak One Neighborhood developmerteps listed above, the
Town of Frisco was able to successfully implement an attainable housing development to meet
the needs of the community. Although this development process is unique to the Peak One
Development, it serves as a guide for other loogegnments who may be interested in pursuing

attainable housing.

Comparison to the APA Flow Chart

Figure 82 provides a flowchart of the APA affordable housing development process
utilized in Mallachds book. Al océss diffgrtslightih e d e v
from the APA process, it is in many ways closely aligned. Areas where the APA flow chart and
the Town of Frisco flow chart differ can be illustrated in the land development team process,

land acquisition, and financing portion of ttevelopment process.

Figure 8-2 APA Simplified Flowchart of Affordable Housing Development Process
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SourceMallach, 2009, p. 135
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In regard to the development team process, Frisco sought to create thaedrought
knowledge to the development process from previous affordable housing experiences. This
experienced team helped Frisco ensure success and smooth transitioning between the various
predevelopment stages. The development team consistedhdéeixaal firms, builders, city
officials, professional legal services, and real estate professionals. This benefited the
development greatly due to the diversity in the backgrounds of the team members.

The Town of Friscods p r dfdredv feom o them ARPAL pr o
predevel opment process in that | and currently
the land acquisition process to become a minor, but important, part of the predevelopment
process. By using the previously acquired laamtj designating the land as a community land
trust, the predevelopment process focused on gaining approval of zoning and annexation; this
greatly reduced the cost of the development and enticed private sector players to join the process.

The financing othe Peak One Development also differs slightly from the method used in
the APA development process. Since the development team consisted of a private market entity,
Ten Mile Partners, the town was able to reduce the development risk by providing subsidies
the developers who, in turn, were able to reduce the purchase price of the housing found within
the Peak One Neighborhood. Housing subsidies were made possible by Measure 5A funds
which the Summit County Housing Authority allocated to the developnigstause there funds
were in place prior to development, the Town of Frisco reduced the financial risk involved in the
development.

While the Frisco and APA development processes are similar, the initiatives undertaken

by the Town of kFcedcblbse prepéettydbendaccess. L
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and the involvement of the private market in the project resulted in improved housing diversity

within the community.

Recommendations

The Peak One Development planning process utilized by the BéWrisco is a good
example for resort style communities to follow. Through the study of the Peak One
Neighborhood, the author concludes that the success of the development process the Town of
Frisco implemented has provided realistic approaches sioalamunities can undertake. The

following sections outline the recommendations reached by the author.

Public Outreach

The public outreach portion of the Frisco development process proved to be one of the
most influential aspects in the planning processimhplementing the Peak One Neighborhood.
Due to the fact that a majority of Frisco households are second homeowners, the Town
implemented a strategic initiative to bridge the gap between thesBnpantesidents and full
time current residents. By ifgmenting public outreach through mailings, meetings, and public
involvement in the process, Frisco was able to achieve the goals set forth early in the
development process. By emphasizing the need for the community to implement the Peak One
Neighborhood, and provide affordable attainable housing for the workforce, the local
government was able to build support for the development. Aphsihed public outreach
program is essential to the predevelopment process. By gaining approval from the public, and
alowing for the public to become knowledgeable about housing needs, the development process

and the development itself can greatly benefit from the public interaction.
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Public Funding

Another recommendation useful for the future attainable housing deveitpretates to
the use of public funding. In using Measure 5A, the Town of Frisco was able to allocate funding
for the development of the Peak One Neighborhood. By creating a specific fund that allocates
funding for affordable housing options, a commur&n make attainable housing possible.

Future attainable housing developments should emphases the importance of funding prior
to the development process. By creating sales or use tax or a development impact fee dedicated
for affordable housing, a commiy can use these funds to subsidize the cost of affordable

housing or to assist in home financing.

Site Selection

Frisco also greatly benefited from the use of previously purchased land. In purchasing
the land prior to builebut and the consideration aftainable housing, Frisco avoided the effects
of land speculation on the price of housing within the Peak One Neighborhood. By setting the
land aside for future affordable housing and designating the land as a CLT, the Town of Frisco
greatly reduced theost of housing in the development. Through its successful site selection
process, the community was able to reduce land costs. For future development in attainable
housing, early land allocation and a feasible site selection process should be @ssiving

land for future affordable housing.

CLTs and Private Market Incentives

The Town of Frisco also utilized a community land trust to allow the community to hold
ownership of the land in perpetuity. This allowed the Town of Frisco to reduce thefcost
housing found within the Peak One Neighborhood. While the land trust enabled the community
to control the sale and resale of housing, it also allowed the developer to make a profit on the
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sale of housing. By providing incentives that reduced theafad¢velopment, the community
was able to develop a wddalanced neighborhood that suited the needs of the community and

involved a public/private partnership.

Current Status of the Peak One Development

Currently, the Peak One Neighborhood is finalizofgse one of five phases. Phase one
of the development has sold and constructed 12 single family detached housing units which were
begun in the late summer of 2010. Driven by market trends, the Ten Mile Partners are building
the housing as demand reqgsirstaying ahead of demand by two dwelling units. Due to the
interest in the development as an affordable housing option, the Ten Mile Partners plans over the
next several years to finalize all five phases.

Because of the Peak One Neighborhood, the Talvrisco has been able to successfully
create long term housing for 12 families within the community, a major goal set forth in the
preliminary phases of the development process. In the future, the community hopes to provide
an additional 72 affordablewneroccupied homes. By creating long term housing options, the
Town of Frisco hopes to allow the workforce to live in the community. As housing continues to

become available, The Town of Frisco is eager to see the results of the completed project.
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Appendix A: Peak One Neighborhood Sketch Plan

December 28, 2009

SKETCH PLAN
Peak One Parcel, Frisco, CO

TEN MILE PARTNERS, LLC

© 2009 Ten Mile Partners, LLC
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PeAK ONE PARCEL, SKETCH PLAN SUBMITTAL

FRISCO, COLORADO

VISION STATEMENT
OVERALL VIsIoN

This sketch plan sets forth a vision for creating an affordable
traditional neighborhood with a sense of community and place
that strikes a balance between “value” and “cost” It resisis
the temptation to “value engineer” away all that gives the
neighborhaod its character. Yielding to this temptation results in
affordable housing that is essentially “beds and parking spaces,”
and that fails to meet expectations of both the residents and the
community.

The vision isa simple one: To build a traditional neighborhood,
with a sense of community and place. The vision has seven
compelling objectives

ProvE Frisco
Hone Ovwnersie O

Affordable housing maintains community diversity and vitality. It
gives peoplea chance to live in the community where they work,
to serve on boards, to volunteer in their kid's classes, and to take
full measure in*“ reinventing where they live and work” . Providing
affordable housing near existing town centers enhances the entire
community’s quality of life by eliminating commuting and
reducing traffic congestion, noise, and pollution. Italso enhances
the quality of life of each neighborhood resident. Time spent in
the car can be redirected. A two car family might be able 1o get
by with one. Providing affordable housing is only halfthe puzzle.
Providing affordable housing near town centers is the other half

CREATE 4 SENSE OF COMMUNITY WITHIN THE NEIGHBORHOOD:
Opportunities for neighbordy interaction and public life are
encouraged through ensuring the well being of the residents and
the vitality ofthe neighborhood.  This sense of community is
fastered bya variety of design responses. Although many of these
may seem small in themselves, over time and together they vall
produce significant results.

EstapLisna TRUE SENSE 0F PLACE BY RESPECTING THE

DECEMBER 28, 2009
SECOND THIRD
AVENUE AVENUE

A -

Provme Neepep Commumiry Housmic For & VARETY OF
REsmENTS:

o > W

An appropriate mix of building types creates diversity within the
neighborhood and is more responsive to the needs of different
kinds ofresidents, including families, singles, the elderly, or other
special populations. Good quality affordable housing is created
without compromising other cormmuriity objectives.

ENCOURAGE SUSTAINABLE DEVELOPMENT:

The neighborhood can be sustainable and of positive benefit to
an existing town when its concept and site planning are based on.
certain principles

The housing is located close to the community it serves, helping
to eliminate long commautes which create problems of pollution
and traffic congestion. Having a location within walking distance
of a mix of uses encourages residents to leave their cars at
home when possible. Sustainability is encouraged through an
appropriate selection of building materials that use renewable or
recycled products. The goals of water and energy conservation,
as well as solar access and design are promoted through careful
site and building design. Finally, buildings are arranged in a
compact community which will facilitate mass transit altematives
and leave more land available for parks and open space.

Nexoemorsoon Parcs Avp PATivaYs. Aceniral park at the end of the Thard Avenue pedsstrian il is provided as the heart of fhe
commanity. i well.

PRESERVE AND ENHANCE NEIGHBORHOOD CONNECTIONS TO THE
PEAK ONE TRAILHEAD AND THE Bixe Pant:

Informal social for tisco’s
south side to the National Forest and, more recently, the Summit
County Recreation Path  These trails are important recreational
amenities for residents on the south side oftovn. In addition, the
trails have experienced a significant increase in use over the last
several years. The plan preserves and enhances these important
trails. The trails continue to work as they originally evolved by
remaining the shortest distance from point "A” to point“B”, e.g.,
the connection from the south end of Third Street to the Peak One

Pirvsicar DESIGN PATTERNS 0F A TRADITIONAL

The relationship between buildings, the mix of uses, and the
neighborhood’s Fiendly and walkable human scale ll contribute
to amemorable place. These qualities are created and even
enhanced by understanding the old principles, through careful
evaluation, and where necessary inventing new pattems

Trail.

by being surfaced and widened so as to accommodate the recent
increase in usage and by creating pedestrian interestalongthe path
through the use of portals, landscaping and thoughtful orientation
of adjoining structures.  In addition, where the trails cross the
bike path, there will be improvements to minimize the danger of
crossing the bike path during periods of heavy use.

Gates, laosks, and fercing are irtegral parts of the cpen space spstem. These amentties encourage use and create astrong sense of place.
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FRISCO, COLORADO

THE FRISCO L OOK: THE CONTEXT

Frisco was founded in 1873, Today, the year-round population
is around 2,800 residents. The town began s a mining camp
with simple wood frame houses and by the late 1800 became
a trading center with service via two railroads due to its
centralized location in Summit County. After somelean years in
‘between the miningand skiing eras, tourism is now the mainsiay
of the economy. Yet the Frisco look, use of functional smple
architectural forms, has continued to stand the test oftime. The
Laid-back fiiendly, rustic mountain town vibe strikes a chord
with residents and visitors alike, and this existing context is the
starting point for the design of the Peak One Neighborhood.

The Frisco Look: Rustic mountain dstails with simple forms, eclactic
and earthy colors

DECEMBER 28, 2009

THE FRISCO LOOK: DIVERSITY AND MINI-NEIGHBORHOODS

Hillside Homes. |

i Cotiages with their modst scale and massing orient fo  Reduced second story plate height and narrow width
the common court and create a cosy scale have many historizal precedents.

¢ central "
enngnhur’gm

CabiniCottage couts %

/
By forming mini-neighborhoods that respond to the .spmﬁc fuatrss of th st he st plm ststh stags o a
diversity of locations each with ifs own unigue character.

ond story located within the roof creates @  Hillside homas create  different charactsr and scale with
wnique scale along the street. Sacond story porches facing the strast.

The coftaga / cabin courts have a rustic and a cozy feel witich is more rural compared fo the streat omanied parts of

i u A L
With their two fo fwo and a half story heights and sacond siory farraces and porches the Hillsids homes provide a
the Neighborhood

unigus sirest front pressniation differant from the buildings across the strest.

TaE Frisco Look
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FRISCO, COLORADO

DECEMBER 28, 2009

Tue Frisco Looxk Is:

* MOUNTAIN RUSTIC
* WESTERN

* PRACTICAL

* GENUINE

* TIMELESS

* No FRILLS

* ECLECTIC

* DIVERSE

Tre Frisco Look Derars:

* EXPOSED STRUCTURE

* NATURAL WoOOD

* SIMPLE FORMS

* EARTHY COLORS

* STRAIGHTFORWARD DETAILS
* CORRUGATED METAL

* BOARD & BATTEN SIDING
* COLORFUL TRIM

THE Frisco Look: SOURCE PHoTtos

© 2009 Ten Niile Partners, LLC
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FRISCO, COLORADO
DECEMBER 28, 2009

The building forms, massing and details of the Peak One
Neighbothood will reflect existing buildings fomd throughout
Frisco. Sizes, roof forms, materials, colors and details will vary
from building to building and give each a unique character and
personality.

‘The comer duplex form echoes two story gable with subordinate Thenarrowplan single fmily home reflectsa 112 story exterior The single family horme with the main gable to street, hip roofed ‘The two story single family home with cross gable roof forms and
shed forms, as seen on Main Street and elsewhere in Frisco wall, as found in and near Frisco Histeric Park porch, and one story exterior wall height can be seen in several front porchat first floor can also be found throughout Frisco
older Frisco homes

2009 Ten Mile Partners, LLC
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4 BR, 2 BA - 1,665 SF

2203 TT4M 86740

Trov CoLorR

Triy CoLor
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Trv CoLor

Bopy Coror Accent CoLor

7 |

PorcH RooF Bay WaLL Maiy Roor Porcx Roor PorcH Roor

Bopy CoLor Accent COLOR Bopy CoLor Accent CoLor
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3 BR, 2 BA - 1,250 SF 2 BR, 1.5 BA - 1,000 SF i 3 BR, 2 BA - 1,250 SF 2 BR, 2 BA- 1,000 SF

s

B13aM BEAN
Trim Coror Trim CoLor Trim CoLor Trim CoLor

m.

Accent CoLor

Booy Covor Accent CoLor Booy CoLor Accent CoLor Boby Covor Bopy CoLor

UMD

Porci Roor Maix Roor Porci Roor Mam Roor Porcn Roor Maix Roor Porcu Roor Maix Roor

TuE Frisco Look: CoTTAGE/CABIN SINGLE FAMILY
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FRISCO, COLORADO

DECEMBER Z, 2009

3 BR,2 BA- 1250 SF 2BR, 1.5BA - 1,000 SF 3 BR,2BA- 1250 SF

£203M
Triv CoLOR

Bopy CoLor Accent CoLor Bopy CoLor 1 Accent CoLorR

O Enits FroTm

PorcH Roor Maiv Roor Porci Roor

THE Frisco Lo
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FRISCO, COLORADO

DECEMBER Z, 2009

3 BR, 2 BA - 1,450 SF 3 BR, 2 BA - 1,550 SF 3 BR, 2 BA + LoFT - 1,650 SF

8674M

Trim CoLor Trim CoLor

8654M
Boby CoLor Accent CoLOR Bopy CoLor 1 Booy CoLor Bopy CoLor 1 Booy CoLor 2 Accent CoLor

7

POoRCH ROOF PorcH ROOF

Tur Frisco Look: HiLLSIDE SINGLE FAaMILY

O Exciss Prore
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FRISCO, COLORADO
DECEMBER 28, 2009

Tw0 CAR GARAGE WITH BONUS ROOM 700SF

Tue Frisco Look: GARAGES

SIDE SHED SINGLE CAR GARAGE 240SF

© 2009 Ten Niile Partners, LLC

FRISCO, COLORADO
DECEMBER 28, 2009

TaE Frisco Look: FENCES AND PORTALS
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FRISCO, COLORADO

1. St Pran CRITERIA

A. CONNECTIONS AND RESOLVING THE STREET GRID

Above is an aerial showing the Peak One Parcel inits context. Fesolving e
for s sireat geometry.

B. TOPOGRAPHY AND STREET LAY OUT

WS R ;
ot ecalier site plan study where Belford Stveet and Second Averus create a By keeping the Beljord aligrment at the foct of the slape, less cut and A1l
Jawwey 4 : 12 vaded v severdl il 18 % ey

5

‘comection, Belford, the hall, cut sides, Iot
andfill and creating several oddly sloping balding sites

C. CREATING MINI-NEIGHBORHOODS
(EACH WITH ITS UNIQUE CHARACTER)

Cabin/Cattage courts

DECEMBER 28, 2009

D. DESIGNING FOR SNOW

The righ b

The Feak One cansists of varicus
each wifh ifs own wague character. The cottageicabin courts are more
rustic and informal in character. The Hillside houses relate to the street
Srough second story &

s
provides strong street chavacter.

on each sids for snow storage, bt
gwages close fo the anowt o
Snow shoveling required Generous porches along the fronts of homes
create habitable space along the bualding edge and welcommg faces to
the street.

E. DESIGNING BUILDINGS THAT RESPOND TO THE SITE CONSTRAINTS

Hillsidk b

the street to i d cuddboor I

Hillt [ Livi h
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