
Planning Commission City Hall - 1711 Miner Street, Idaho 
Springs, CO 80452 Agenda 

Wednesday, July 2, 2025 
Tel: (303) 567-4421 Fax: (303) 567-4955 

 

Video from Meetings are viewable on the City’s Website. 
You must join the Zoom Meeting 

(https://us02web.zoom.us/j/82200987574) passcode 627970 to 
participate in a meeting remotely. 

   
1. Call to Order Regular Meeting (6:00 P.M.) 

2. Roll Call 

3. Agenda Approval 

4. Public Comment 

5. Conflict of Interest 

6. Approval of Minutes 

 a. Move to approve the minutes from June 4th, 2025. 

7. General Updates 

 a. Comprehensive Plan - Takeaways so far, survey results, upcoming meetings, 
etc. 

8. New Business 

 a. Ordinance #14, Series 2025, an Ordinance Accepting and Recognizing the 
Alignment of a Portion of Virginia Canyon Road 

9. Old Business 

10. Adjourn 

11. Work Session 

 a. Affordable Housing Definition and Opportunities - General Update/Progress 

  

In-person and remote meeting public attendance and participation instructions: 

Participation 
• To provide scheduled public comment, either in person or remotely, please fill out 

and return the Public Comment Form on the City's website. All requests must be 
submitted to the City Clerk (cityclerk@idahospringsco.com) by 12 p.m. (Noon) 
the Thursday before the scheduled meeting. 
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• To provide unscheduled public comment, please join the Zoom Meeting, identify 
yourself with your full first and last name, and use the “Raise Hand” feature to 
indicate your desire to speak. 

General Guidelines 
• Each public comment, whether scheduled or unscheduled, is limited to three (3) 

minutes. 
• Council typically does not provide feedback during public comment sessions.  
• If you would like to provide materials for Council to review along with your 

Comment, please sign up for Scheduled Public Comment and provide those 
materials to the City Clerk by the Thursday Deadline. 
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                PLANNING COMMISSION
                               MINUTES
                           June 04, 2025

CALL TO ORDER
Interim Chair Chuck Howard called the meeting to order at 5:59 p.m.

ROLL CALL
Commissioners present were Interim Chair Chuck Howard, Kent Slaymaker, Alternate Jefferson Lich and Alternate Judy 
Murphy.  Chair Cindy Olson, Vice Chair Ursula Cruzalegui and Commissioner Caitlin Maxwell were all absent. Staff 
present were Community Development Planner Dylan Graves, Deput City Clerk Wonder Martell, Best and Brightest 
Fellow Maria Schanhals and Assistant City Attorney Nick Klein.

AGENDA APPROVAL
Commissioner Slaymaker moved to approve the agenda.  Commissioner Lich seconded followed by an all in favor voice 
vote.  Motion carries

CONFLICT OF INTERST
There was no conflict.

PUBLIC COMMENT
None

APPROVAL OF MINUTES
Commissioner Lich moved to approve the minutes from May 7th, 2025, Commissioner Slaymaker seconded. Second 
followed by unanimous all in favor voice vote.   Motion carries

GENERAL UPDATES
Community Development Planner Dylan Graves advised the commission that there have been 50 responses to the 
survey, the Zoning meeting schedule for June 18th had to be rescheduled to July 8th.  Mr. Graves advised the commission 
that City Council had the same feelings as they did in regard to being lumped in with Denver for our AMI (area median 
income) and that he will be doing more research to get a better idea of what Idaho Springs’ actual AMI should be.  Mr. 
Graves also advised the commission that the Furling Fest was this weekend in the Historic District and that it’s an event 
celebrating dogs.  Mr. Graves invited the commission to some downtown Saturday June 7th to enjoy the festivities.  
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NEW BUSINESS 
Ordinance No. 11 Series 2025, An Ordinance Amending Sections 21-15, 21-50, 21-63, 21-106 And 21-127 Of The 
Idaho Springs Municipal Code to Adjust Regulations Pertaining to Accessory Dwelling Units in Response to House Bill 
24-1152 And Making Conforming Amendments in Connection Therewith.  
Community Development Planner Mr. Graves advised the commission that he has spoken with DOLA (Department of 
Local Affairs) and that they had some interesting thoughts regarding ADU’s.  Mr. Graves stated that it’s in the city’s best 
interest to go the full distance to become compliant with House Bill 24-1152.  Mr. Graves suggested conducting an 
analysis of lots in specific zoning districts, and that he thinks there is room for about 80 ADU’s.  This will be an 
administrative review, that the city will clarify the use of ADU’s, clarify the size and potentially modify the setbacks.
Commissioner Murphy asked what the setbacks are at this time.  Mr. Graves replied and stated most of the side setbacks 
are 5’ (feet) and that the front and back can vary depending on the zoning district.  Mr. Graves also mentioned the 
parking requirements, functionally there is required parking but HB 24-1152 eliminates the requirement for off-street 
parking.  Mr. Graves suggested aligning with the state requirements by allowing ADU’s in more districts and allowing 
more size.  
Commissioner Murphy asked Mr. Graves if there was a property owner, who had a home on one lot, but also owned the 
neighboring 3 lots, if they could place an ADU on a portion of the lot that does not have the main house on it.  And 
another scenario: if said property owner is allowed to place an ADU on a portion of the lot that does not have the main 
home on it, and they then decide to subdivide that lot into 4 smaller lots, would they be allowed to subdivide the lots and 
sell a lot with the ADU on it as a single family residence?  Mr. Graves agreed that there are some strange lot 
configurations and that the definition of an ADU states that it must be located on the same lot as the main home.  
Assistant City Attorney Mr. Klien stated that the answer to this is no.  

Mr. Graves advised the commission that City staff recommend approval of this ordinance to go to City Council.    

Commissioner Slaymaker moved to approve Ordinance #11, Series 2025 an Ordinance Amending Sections 21-15, 21-50, 
21-63, 21-106, and 21-127 of the Idaho Springs Municipal Code to Adjust Regulations Pertaining to Accessory Dwelling 
Units. In Response to House Bill 24-1152 and Making Conforming Amendments in Connection Therewith. 
Commissioner Lich seconded.  Second followed by an all in favor voice vote.  Motion carries. 

Resolution No. 18, Series 2025 A Resolution Establishing Affordable Housing Policies in Compliance with Proposition 
123.  
Community Development Planner Mr. Graves advised the commission that this is a requirement that the city has to meet, 
commit to process affordable housing reviews within 90 days.  To encourage working on this program, local 
governments that adopt a Proposition 123-compliant expedited development review process by December 31, 2025, will 
receive up to $50,000 in grant funding, with no local match required. Local Planning Capacity Grant funds will be 
awarded and must be spent on eligible planning activities.  Mr. Graves stated that the city wants to fine tune our 
affordable housing without using Denver for the API.  Mr. Graves stated he would keep working on a nuance definition 
for Affordable Housing.  Staff recommend that the Planning Commission make a motion to adopt the included draft 
resolution.  Commissioner Slaymaker recommends approval of Resolution No. 18, Series 2025, A Resolution 
Establishing Affordable Housing Policies in Compliance with Proposition 123.  Commissioner Lich seconded, second 
followed by an all in favor roll call vote.  Motion Carries.  

OLD BUSINESS
Commissioner Lich asked for an update on the ARGO project.  Mr. Graves advised the commission that all footers for 
the piers are complete and that VCMP should be open next week.  In early July, the piers will be flown in via helicopter 
and the Gondola is anticipated to open next spring.  The parking garage will be a year or two out and one condition of 
this development is that after one yar of operation the ARGO is required to complete a traffic study.  

ADJOURMENT 
Interim Chair Chuck Howard Adjourned the meeting at 6:25 pm.  
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Initial Survey Results
Idaho Springs Comprehensive 

Plan Update
As of June 23, 2025
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Public Service Wants/Needs
The survey asked what areas of public safety and community services (police, fire, emergency medical 
services, libraries, etc.) would respondents like to see improved?
• Urgent care was mentioned by 11 respondents
• Fire mitigation and expanded fire response funding was a key concern
• Police training was mentioned several times
• Traffic management along Colorado Boulevard was mentioned; speed limit monitoring and potential 

for stop signs at key intersections
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Public Infrastructure 

The survey asked what areas of infrastructure (roads, sidewalks, 
broadband/internet, water and sewer, etc.) would you like to see 
improved?
Respondents said:
• Better maintained sidewalks, better crosswalks along Colorado 

Boulevard, and bike lanes were concerns
• Continued focus on water/sewer line improvements
• More parking facilities were mentioned many times, as well as 

continued focus on road maintenance especially on smaller 
residential roads
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What are the 1-3 things you like best about 
Idaho Springs?
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What are the 1-3 things you like least about 
Idaho Springs?

There were many concerns brought up in survey responses, including:
• I-70 traffic congestion making people feel stuck in town
• Run down mountain town aesthetic, especially on the east end of town
• Perception of a tourism-focused community, with less concern/focus on 

long-time residents’ needs
• Parking (or lack thereof); need to continue evolving the program to address 

issues and actually solve problems that impact the city during high-tourism 
times

• Negativity and small-town politics was brought up by several respondents, 
with the sentiment being that many of the city’s programs are attitude-driven

• Similarly, holding onto the past and steadfastly resisting change was seen as 
a negative in Idaho Springs
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What three words best describe Idaho Springs?

The top ten results were:
• Historic
• Quaint
• Charming
• Crowded
• Community
• Adventure
• Mountains
• Run down
• Beautiful
• Friendly
There were negative results (run down, crowded, claustrophobic, limited, costly, challenged), 
but the results were overwhelmingly positive in nature.
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What would help small/local businesses thrive in 
Idaho Springs?

• Parking (more options, lower fines, and better management) was the most common 
response

• Building more housing that is attainable for employees was #2
• Specifically, a range of housing types from apartments to single-family homes so that people 

can start small and work their way up and create attainability for all people at all stages in 
life.

• Focusing tourism growth on off-season rather than high-season
• Community grants for skill creation, small beautification projects for exteriors of 

homes, community events (neighborhood block parties), etc.
• Tax incentives for small/new businesses
• Highlighting small businesses in media through incentive programs for shopping 

locally/bringing locals to Miner Street
• Extending hours to keep restaurants/businesses open after 8:00 P.M.
• Improving overall image of Idaho Springs 
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Meeting Date:
July 2, 2025

Page  1 of 1
  w/attachment

Presented by:
Dylan Graves
Community Development Planner

Virginia Canyon Road ROW Realignment

BACKGROUND

The City of Idaho Springs has platted right-of-way (ROW) on Virginia Canyon Road from the base of Virginia 
Canyon Road until approximately 207 Virginia Canyon Road. Beyond that point, ROW has not historically been 
formally dedicated or accepted throughout the area. 

As part of the City of Idaho Springs’ Virginia Canyon Road / Virginia Street reconstruction work, the city has 
worked with the property owners abutting Virginia Canyon Road to formalize and memorialize the current location 
and boundaries of Virginia Canyon Road north of 207 Virginia Canyon Road. The purpose of the proposed 
ordinance is to formally designate, accept and recognize the boundaries of Virginia Canyon Road in and around the 
area specified by the attached exhibits.

Portion of Virginia Canyon ROW to be designated, accepted, and recognized:

The ordinance concerns the right-of-way dimensions only; it does not concern other aspects of the Virginia Canyon 
Road design or construction. State law requires the Commission to review this ordinance and make a 
recommendation to the City Council, who are scheduled to consider this ordinance on first reading on July 14.

STAFF RECOMMENDATION

Staff recommend the Planning Commission recommend approval to the City Council of the ordinance realigning the 
right-of-way for Virginia Canyon Road as shown on the attached exhibits. 

CITY OF IDAHO SPRINGS
PLANNING COMMISSION COMMUNICATION
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CITY OF IDAHO SPRINGS
Clear Creek County, Colorado

Ordinance No. 14, Series 2025
 

AN ORDINANCE ACCEPTING AND RECOGNIZING THE ALIGNMENT OF A 
PORTION OF VIRGINIA CANYON ROAD

WHEREAS, the City of Idaho Springs, Colorado (“City”) is a statutory city, duly 
organized and existing under the laws of the state of Colorado; and

WHEREAS, pursuant to Part 23 of Title 31, C.R.S., the City, acting by and through the 
Idaho Springs City Council (“Council”), possesses the authority to regulate the planning and 
zoning of the City generally, including but not limited to the authority to recognize and accept 
dedicated public streets, typically through the subdivision platting process; and

WHEREAS, the City has undertaken an improvement project concerning a portion of 
Virginia Canyon Road within the City and through that process has engaged in discussions with 
stakeholders and interested parties, which discussions have led to a desire to formalize and 
memorialize the current location and boundaries of that portion of Virginia Canyon Road, such 
that the boundaries may be definitively known and relied upon going forward; and

WHEREAS, the Council therefore desires to formally designate, accept and recognize 
the boundaries of Virginia Canyon Road in and around the area specified herein, by ordinance, 
as further set forth herein.

NOW THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE 
CITY OF IDAHO SPRINGS, COLORADO, AS FOLLOWS:

Section 1. The above and foregoing recitals are expressly adopted as findings and 
determinations of the Council.

Section 2.  Pursuant to C.R.S. § 31-23-217, the Idaho Springs City Council hereby 
formally accepts, designates and recognizes the boundaries of that portion of right-of-way known 
as Virginia Canyon Road described and illustrated in the attached Exhibit A, incorporated herein 
by this reference, for all legal purposes upon the effective date of this Ordinance and thereafter.

Section 3. Findings concerning voting.  This Ordinance was approved by the Idaho 
Springs Planning Commission by a vote of ___ to ____, on March 5, 2025,; this Ordinance was 
finally-approved, on second reading, by the Idaho Springs City Council by a vote of _____ to 
____ .  

Section 4. Zoning Maps; Official Plats.  City staff is hereby directed to make 
conforming amendments to all copies of the official City Zoning Map and all other official City-
maintained plats and maps, as necessary, to reflect the location of Virginia Canyon Road 
specified herein, upon the effectiveness of this Ordinance.
.
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Section 5.   Recording of Ordinance.  City staff is further directed to record this 
Ordinance and its Exhibits in the real property records of Clear Creek County, Colorado, upon 
the effectiveness of this Ordinance.

Section 6.  Any and all Ordinances or Codes or parts thereof in conflict or inconsistent 
herewith are, to the extent of such conflict or inconsistency, hereby repealed; provided, however, 
that the repeal of any such Ordinance or Code or part thereof shall not revive any other section or 
part of any Ordinance or Code provision heretofore repealed or superseded.

Section 7. Should any one or more sections or provisions of this Ordinance or of 
Code provisions enacted hereby be judicially determined invalid or unenforceable, such 
judgment shall not affect, impair or invalidate the remaining provisions of this Ordinance or of 
such Code provisions, the intention being that the various sections and provisions are severable.
 

INTRODUCED, READ AND ORDERED PUBLISHED at a Regular Meeting of the 
City Council of the City of Idaho Springs, Colorado, held on the ___ day of ________, 2025.

.

Chuck Harmon, Mayor

ATTESTED AND CERTIFIED:

Diane Breece, City Clerk

PASSED, ADOPTED AND APPROVED, at a Regular Meeting of the City Council of 
the City of Idaho Springs, Colorado, held on the ___ day of ________________, 2025.

Chuck Harmon, Mayor

ATTESTED AND CERTIFIED:

Diane Breece, City Clerk
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EXHIBIT A

[Survey of Virginia Canyon Road]
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C:\Users\gmagnanelli\appdata\local\temp\AcPublish_2788\20230181_EXIBIT_ESMT_GOODWIN.dwg
Thu, 14-Nov-2024 - 3:38:pm, Plotted by: GMAGNANELLI

THIS MATERIAL AND ANY ASSOCIATED ELECTRONIC DATA WAS PREPARED BY BOHANNAN HUSTON, INC. FOR THE PROJECT INDICATED. ANY REUSE OR
MODIFICATION WITHOUT THE WRITTEN CONSENT OF BOHANNAN HUSTON, INC. SHALL BE AT THE SOLE RISK OF THE USER.

NOTES
This exhibit does not represent a monumented survey.
It is intended only to depict the attached description.

SHEET 1 OF 2

COUNTY OF CLEAR CREEK, STATE OF COLORADO
BHI PROJ. NO. 20230181        11/07/2024

EASEMENT  EXHIBIT
WALTER CLYDE & BOBBIE DOLORES GOODWIN

SECTION 36, TOWNSHIP 3 SOUTH, RANGE 73 WEST
6TH PRINCIPAL MERIDIAN

EXHIBIT "A"

www.bhinc.com              10303 East Dry Creek Road
P: 303.799.5103                        Suite No. 250
F: 303.799.5104         Englewood, Colorado 80112
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EREDROGER D. NELSON, PLS 33200

Date: 11/07/2024
PROJECT NO.:   20230181
FOR AND ON BEHALF OF
BOHANNAN HUSTON, INC.

DESCRIPTION:

A portion of the John Paul Jones Lode S.H. White Claim, Survey No. 351 Mineral District No. 2, approved by the
Surveyor General's Office, Denver Colorado on July 28, 1873, also as shown in the Bureau of Land Management's
Dependent Resurvey of Mineral Claims in Section 36, dated April 29, 1991, being in Section 36, Township 3 South,
Range 73 West of the 6th/ Principal Meridian, County of Clear Creek, State of Colorado being more particularly
described as follows:

COMMENCING at Corner No. 39 of Idaho Springs Townsite being monumented with a 2 ¼" diameter iron pipe with a 3
¼" diameter brass cap stamped "BLM T3S R73W 39 S36 IST 1992", WHENCE Corner No. 38 of Idaho Springs Townsite
being monumented with a 2 ¼" diameter iron pipe with a 3 ¼" diameter brass cap stamped "BLM T3S R73W 38 S36 IST
1992" bears South 87° 34' 06" West a distance of 188.29 feet;

THENCE North 15° 17' 01" West a distance of 1178.95' to the southerly line of said John Paul Jones Lode and the
POINT OF BEGINNING;

THENCE South 73°15'02" West on said southerly line of the John Paul Jones Lode a distance of 13.49 feet to Corner
No. 1 of Government Lot 5 per said Bureau of Land Management Dependent Resurvey of Mineral Claims in Section 36,
being monumented with a found ¾" diameter aluminum rod with a 3 ¼" diameter illegible aluminum cap;

THENCE continuing on said southerly line of the John Paul Jones Lode South 73°10'22" West also being on the
northerly line of said Government Lot 5 a distance of 11.21 feet;

THENCE North 24°00'00" West a distance of 30.65 feet;

THENCE North 14°41'18" West a distance of 19.03 feet to the northerly line of said John Paul Jones Lode;

THENCE North 73°12'28" East on said northerly line of the John Paul Jones Lode a distance of 24.70 feet;

THENCE South 14°41'18" East a distance of 19.04 feet;

THENCE South 24°00'00" East a distance of 30.64 feet to the POINT OF BEGINNING.

Parcel contains ± 0.028 (1,221 Sq. Ft.) more or less.
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CITY OF IDAHO SPRINGS

ORDINANCE No. 13, SERIES 2003
ANNEXATION AREA 28 NO. TWO PROPERTY

EXCEPTION PARCEL (No. 6)
ORDINANCE No. 13, SERIES 2003

ANNEXATION AREA 28 NO. TWO PROPERTY

WALTER CLYDE & BOBBIE
DOLORES GOODWIN

M.S. 351 JOHN PAUL JONES
S36 T3S R73W

ORDINANCE No. 13, SERIES 2003
ANNEXATION AREA 28 NO. TWO PROPERTY

CORNER NO. 1 GOV'T LOT 5
FOUND 3 4" DIA. ALUMINUM ROD WITH
3 1 4" DIA. ALUMINUM CAP
BLM ILLEGIBLE
BELOW ROAD SURFACE
(ACCEPTED)

OUTSIDE CITY LIMITS
CITY LIMITS

CITY LIMITS

OUTSIDE CITY LIMITS

CITY LIMITS

OUTSIDE CITY LIMITS

O
U

TSID
E C

ITY LIM
ITS

CITY LIM
ITS

N73°12'28"E 24.70' PARCEL 1
0.0280 Acres
(1,221 Sq. Ft.)

N1
4°

41
'18

"W
 1

9.0
3'

N24°00'00"W
 30.65'

S24°00'00"E 30.64'
S1

4°
41

'18
"E

 1
9.0

4'

POINT OF BEGINNING

CORNER NO. 5 GOV'T LOT 5
FOUND 3 4" ALUMINUM ROD WITH

3 1 4" ALUMINUM CAP
BLM ILLEGIBLE

BELOW ROAD SURFACE

T1

T2

PAMELA & PAUL SAVAGE

GOV'T LOT 5
NW 1/4 S36

T.3S., R.73W., 6th PM
BK. 660, PG. 897
REC. NO. 217804

FILED: JAN. 16, 2003

EXCEPTION PARCEL (No. 4)
ORDINANCE No. 13, SERIES 2003

ANNEXATION AREA 28 NO. TWO PROPERTY

849.86'N73°12'28"E

N73°12'28"E 526.03'

N73°10'22"E 738.96'

N73°15'02"E 521.74'

OUTSIDE CITY LIMITS

POINT OF COMMENCEMENT
CORNER NO. 39
FOUND 2 1 4" DIA. PIPE WITH 3 1 4"
DIA. BRASS CAP STAMPED "BLM
T3S R73W 39 S36 IST 1992"

CORNER NO. 38
FOUND 2 1 4" DIA. PIPE WITH 3 1 4" DIA.BRASS CAP
STAMPED "BLM T3S R73W 38 S36 IST 1992"

S87°34'06"W 188.29' (BASIS OF BEARINGS)

TANGENT DATA

ID

T1

T2

BEARING

S73°15'02"W

S73°10'22"W

DISTANCE

13.49'

11.21'

C:\Users\gmagnanelli\appdata\local\temp\AcPublish_2788\20230181_EXIBIT_ESMT_GOODWIN.dwg
Thu, 14-Nov-2024 - 3:38:pm, Plotted by: GMAGNANELLI

THIS MATERIAL AND ANY ASSOCIATED ELECTRONIC DATA WAS PREPARED BY BOHANNAN HUSTON, INC. FOR THE PROJECT INDICATED. ANY REUSE OR
MODIFICATION WITHOUT THE WRITTEN CONSENT OF BOHANNAN HUSTON, INC. SHALL BE AT THE SOLE RISK OF THE USER.

NOTES
This exhibit does not represent a monumented survey.
It is intended only to depict the attached description.

SHEET 2 OF 2

COUNTY OF CLEAR CREEK, STATE OF COLORADO
BHI PROJ. NO. 20230181        11/07/2024

EASEMENT  EXHIBIT
WALTER CLYDE & BOBBIE DOLORES GOODWIN

SECTION 36, TOWNSHIP 3 SOUTH, RANGE 73 WEST
6TH PRINCIPAL MERIDIAN

EXHIBIT "A"

www.bhinc.com              10303 East Dry Creek Road
P: 303.799.5103                        Suite No. 250
F: 303.799.5104         Englewood, Colorado 80112
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EREDROGER D. NELSON, PLS 33200

Date: 11/07/2024
PROJECT NO.:   20230181
FOR AND ON BEHALF OF
BOHANNAN HUSTON, INC.

0 10 20

1"=20'

LEGEND

CALCULATED POINT

FOUND MONUMENT AS NOTED

PROPOSED PARCEL LINE THIS EXHIBIT

PROPOSED PARCEL LINE OTHER EXHIBIT

ADJACENT BOUNDARY LINE

NEW PARCEL AREA

CORNER NO. 3 JPJ
FOUND 3 4" DIA. ALUMINUM ROD
WITH 3 1 4" DIA. ALUMINUM CAP
STAMPED "BLM MS 351 PJ MS
19882 EF T3S R73W S36 1991"

CORNER NO. 4 JPJ
FOUND 3 4" DIA. ALUMINUM ROD
WITH 3 1 4" DIA. ALUMINUM CAP

STAMPED "BLM T3S R73W MS 351
S36 1991"

CORNER NO. 2 JPJ
FOUND 3 4" DIA. ALUMINUM ROD
WITH 3 1 4" DIA. ALUMINUM CAP
STAMPED "BLM MS 351 PT 2 T3S
R73W S36 1991"

CORNER NO. 1 JPJ
FOUND 3 4" DIA. ALUMINUM ROD
WITH 3 1 4" DIA. ALUMINUM CAP

STAMPED "BLM T3S R73W MS 351
S36 1991"
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P:\20230181\SURVEY\02_OFFICE\04_EXHIBIT\20230181_EXIBIT_ESMT_HWLL.dwg
Tue, 19-Nov-2024 - 3:48:pm, Plotted by: GMAGNANELLI

THIS MATERIAL AND ANY ASSOCIATED ELECTRONIC DATA WAS PREPARED BY BOHANNAN HUSTON, INC. FOR THE PROJECT INDICATED. ANY REUSE OR
MODIFICATION WITHOUT THE WRITTEN CONSENT OF BOHANNAN HUSTON, INC. SHALL BE AT THE SOLE RISK OF THE USER.

NOTES
This exhibit does not represent a monumented survey.
It is intended only to depict the attached description.

SHEET 1 OF 2

COUNTY OF CLEAR CREEK, STATE OF COLORADO
BHI PROJ. NO. 20230181        11/19/2024

EASEMENT  EXHIBIT
TOBIANN & DOUGLAS GORDON HOWELL

SECTION 36, TOWNSHIP 3 SOUTH, RANGE 73 WEST
6TH PRINCIPAL MERIDIAN

EXHIBIT "A"

www.bhinc.com              10303 East Dry Creek Road
P: 303.799.5103                        Suite No. 250
F: 303.799.5104         Englewood, Colorado 80112
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EREDROGER D. NELSON, PLS 33200

Date: 10/30/2024
PROJECT NO.:   20230181
FOR AND ON BEHALF OF
BOHANNAN HUSTON, INC.

DESCRIPTION:

A portion of Government Lot 6 and situated within the Northwest One-Quarter of Section 36, Township 3 South, Range
73 West of the Sixth Principal Meridian, County of Clear Creek, State of Colorado, as shown in the Bureau of Land
Management's Dependent Resurvey of Mineral Claims in Section 36, dated April 29, 1991, being more particularly
described as follows:

COMMENCING at Corner No. 39 of Idaho Springs Townsite being monumented with a found 2 ¼“ diameter iron pipe
with a 3 ¼“ diameter brass cap stamped “BLM T3S R73W 39 S36 IST 1992”, WHENCE Corner No. 38 of Idaho Springs
Townsite being monumented with a found 2 ¼" diameter iron pipe with a 3 ¼" diameter brass cap stamped “BLM T3S
R73W 38 S36 IST 1992” bears 87°34'06" West a distance of 188.29 feet;

THENCE North 15°33'11" West a distance of 932.19 feet to Corner No. 4 of said Government Lot 6 also being Corner
No. 1 of Government Lot 7, and, being monumented with a found ⅝” diameter aluminum rod set in the ground and the
POINT OF BEGINNING;

THENCE South 80° 50' 46" West on the southerly line of said Government Lot 6 being the northerly line of said
Government Lot 7 a distance of 31.23 feet;

THENCE North 08° 10' 52" West a distance of 78.91 feet to the northerly line of said Government Lot 6 being the
southerly line of Government Lot 5;

THENCE North 85° 48' 16" East on the northerly line of said Government Lot 6 a distance of 11.81 feet to Corner No. 1
of said Government Lot 6 being Corner No. Corner 3 of said Government Lot 5;

THENCE the following two (2) courses along the easterly boundary of said Government Lot 6:

1.) South 28° 23' 09" East a distance of 52.58 feet to Corner No. 5 of said Government Lot 6 being Corner No. 2 of
Warner Mineral Survey No. 20556 ;

2.) THENCE South 10° 46' 37" West a distance of 28.24 feet to the POINT OF BEGINNING.

Parcel contains ± 0.0437 (1905.52 Sq. Ft.) more or less.
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GOV'T LOT 6
NW 1/4 S36

T.3S., R.73W., 6th PM
BK. 1008, PG. 655
REC. NO. 300910

FILED: MAY 25, 2021

FOUND 3 4" DIA. REBAR
SET IN ASPHALT

FOUND 1 1 2" DIA. IRON ROD
SET IN GROUND; BENT

POINT OF BEGINNING
CORNER NO. 4,
GOVERNMENT LOT 6;
CORNER NO. 1,
GOVERNMENT LOT 7:
FOUND 0.625" DIA. # REBAR
SET IN GROUND
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CITY LIM
ITS

OUTSIDE CITY LIMITS

CITY LIMITS

MCALLISTER KEVIN
DEAN & JANETTE ANN

MCALLISTER

WARNER M.S. 20556
S36 T3S R73W

JARED STEPHENS & VICTORIA LIVING TRUST

GOV'T LOT 7
NW 1/4 S36

T.3S., R.73W., 6th PM

PAMELA & PAUL SAVAGE

GOV'T LOT 5
NW 1/4 S36

T.3S., R.73W., 6th PM
BK. 660, PG. 897 REC. NO. 217804

FILED: JAN 16, 2003

EXCEPTION PARCEL (No. 4)
ORDINANCE No. 13, SERIES 2003

ANNEXATION AREA 28 NO. TWO PROPERTY

EXCEPTION PARCEL (No. 3)
ORDINANCE No. 13, SERIES 2003
ANNEXATION AREA 28 NO. TWO

PROPERTY

T1

T2

T3

T4

T5

TRACT : 1
0.0437 Acres
(1,906 Sq. Ft.)

CITY OF IDAHO SPRINGS

ORDINANCE No. 13, SERIES 2003
ANNEXATION AREA 28 NO. TWO PROPERTY

1500.88'S61°58'45"W

751.74'
N85°48'16"E

706.86'
N80°50'46"E

CORNER NO.5, GOVERNMENT LOT 6
CORNER NO. 2 WARNER MINERAL
SURVEY 20556

CORNER NO.1,
GOVERNMENT LOT 6;
CORNER NO. 3,
GOVERNMENT LOT 5

(TIE) N65°36'24"E 10.72'

(TIE) N25°41'52"W 6.74'
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NOTES
This exhibit does not represent a monumented survey.
It is intended only to depict the attached description.
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BHI PROJ. NO. 20230181        11/19/2024

EASEMENT  EXHIBIT
TOBIANN & DOUGLAS GORDON HOWELL

SECTION 36, TOWNSHIP 3 SOUTH, RANGE 73 WEST
6TH PRINCIPAL MERIDIAN

EXHIBIT "A"

www.bhinc.com              10303 East Dry Creek Road
P: 303.799.5103                        Suite No. 250
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EREDROGER D. NELSON, PLS 33200

Date: 10/30/2024
PROJECT NO.:   20230181
FOR AND ON BEHALF OF
BOHANNAN HUSTON, INC.

0 10 20

1"=20'

LEGEND

CALCULATED POINT

FOUND MONUMENT AS NOTED

PARCEL LINE

ADJACENT BOUNDARY LINE

NEW PARCEL AREA

3

CORNER NO. 38
FOUND 2 1 4" DIA. PIPE

WITH 3 1 4" DIA.BRASS CAP
STAMPED "BLM T3S R73W

38 S36 IST 1992"
POINT OF COMMENCEMENT

CORNER NO. 39
FOUND 2 1 4" DIA. PIPE WITH

3 1 4" DIA. BRASS CAP
STAMPED "BLM T3S R73W

39 S36 IST 1992"

# KEYED NOTES THIS SHEET
1. CORNER NO. 2, GOVERNMENT LOT 6: FOUND ¾” DIA. REBAR WITH 3

¼” ALUMINUM CAP STAMPED " BLM MS 351 T3S R73W S36 1991"
2. CORNER NO. 3, GOVERNMENT LOT 6: FOUND ¾” DIA. REBAR WITH 3

¼” ALUMINUM CAP STAMPED " BLM T3S R73W S36 3 2 1991" (NOT
APPLICABLE)

3. FOUND 10” x 5” STONE: 23.6 FT SOUTHERLY OF 19" DIA. PINE TREE
FULLY SCRIBED

TANGENT DATA

ID

T1

T2

T3

T4

T5

BEARING

S80°50'46"W

N08°10'52"W

N85°48'16"E

S28°23'09"E

S10°46'37"E

DISTANCE

31.23'

78.91'

11.81'

52.58'

28.24'

1

2

(TIE) N15°33'11"W
932.19' N.T.S.

S87°34'06"W 188.29' N.T.S.
(BASIS OF BEARINGS)

Page 42 of 108

RNelson_3
RDN Signature-Blue

RNelson_4
RDN Signature-Blue



C:\Users\gmagnanelli\appdata\local\temp\AcPublish_7976\20230181_EXIBIT_ESMT_IDSPRINGS_N.dwg
Tue, 19-Nov-2024 - 2:55:pm, Plotted by: GMAGNANELLI
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NOTES
This exhibit does not represent a monumented survey.
It is intended only to depict the attached description.
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COUNTY OF CLEAR CREEK, STATE OF COLORADO
BHI PROJ. NO. 20230181        11/19/2024

EASEMENT  EXHIBIT
CITY OF IDAHO SPRINGS

SECTION 36, TOWNSHIP 3 SOUTH, RANGE 73 WEST
6TH PRINCIPAL MERIDIAN

EXHIBIT "A"
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Date: 11/07/2024
PROJECT NO.:   20230181
FOR AND ON BEHALF OF
BOHANNAN HUSTON, INC.

DESCRIPTION:

A parcel of land located within the Northwest One-Quarter of Section 36, Township 3 South, Range 73 West, 6th
Principal Meridian, City of Idaho Springs, Clear Creek County, Colorado being more particularly described as follows:

COMMENCING at Corner No. 39 of Idaho Springs Townsite being monumented with a 2 ¼" diameter iron pipe with a 3
¼" diameter brass cap stamped "BLM T3S R73W 39 S36 IST 1992", WHENCE Corner No. 38 of Idaho Springs
Townsite being monumented with a 2 ¼" diameter iron pipe with a 3 ¼" diameter brass cap stamped "BLM T3S R73W
38 S36 IST 1992"  bears South 87° 34' 06" West a distance of 188.29 feet;

THENCE North 15° 24' 46" West a distance of 960.34' to Corner No. 5 of Government Lot 6 as shown in the Bureau of
Land Management's Dependent Resurvey of Mineral Claims in Section 36, dated April 29, 1991, also being Corner No.
2 of Warner Mineral Survey No. 20556 as shown in said dependent survey and the POINT OF BEGINNING;

THENCE North 28°23'09" West on the easterly line of said Government Lot 6 a distance of 52.58 feet to Corner No. 1
said Government Lot 6 also being Corner No. 3 Government Lot No. 5;

THENCE the following three (3) courses along the easterly boundary of said Government Lot 5:
1.) North 08°11'00" West non-tangent with the following described curve a distance of 18.77 feet to Corner No. 4 of said

Government Lot 5;
2.) THENCE along the arc of a curve to the left having a central angle of 013°12'20", a radius of 532.38 feet, a chord

bearing North 14°47'12" West a distance of 122.44 feet, an arc a distance of 122.71 feet to a found ¾" diameter
aluminum rod with a 3 ¼" diameter illegible aluminum cap being Corner No. 5 of said Government Lot 5;

3.) THENCE North 21°22'38" West non-tangent with previous described curve a distance of 26.15 feet to a found ¾"
diameter aluminum rod with 3 ¼" diameter illegible aluminum cap being Corner No. 1 said Government Lot 5;

THENCE North 73°15'02" East on the southerly line of the John Paul Jones Lode Mineral Survey No. 351 a distance of
13.49 feet;

THENCE South 26°12'23" East a distance of 66.82 feet;

THENCE South 15°13'02" East a distance of 64.58 feet;

THENCE South 05°48'35" East a distance of 89.64 feet to said Corner No. 5 of said Government Lot 6 also being the
POINT OF BEGINNING.

Parcel contains ± 0.0861 (3,752 Sq. Ft.) more or less.
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TOBIANN & DOUGLAS
GORDON HOWELL

GOV'T LOT 6
NW 1/4 S36

T.3S., R.73W., 6th PM
BK. 1008, PG. 655
REC. NO. 300910

FILED: MAY 25, 2021

CITY OF IDAHO SPRINGS

ORDINANCE No. 13, SERIES 2003
ANNEXATION AREA 28 NO. TWO PROPERTY

EXCEPTION PARCEL (No. 6)

ORDINANCE No. 13, SERIES 2003

ANNEXATION AREA 28 NO. TWO PROPERTY

WALTER CLYDE & BOBBIE

DOLORES GOODWIN

M.S. 351 JOHN PAUL JONES

S36 T3S R73W
CORNER NO. 1 GOV'T LOT 5
FOUND 3 4" DIA. ALUMINUM ROD WITH
3 1 4" DIA. ALUMINUM CAP
BLM ILLEGIBLE
BELOW ROAD SURFACE
(ACCEPTED)

OUTSIDE CITY LIMITS

CITY LIMITS

OUTSIDE CITY LIMITS

CITY LIM
ITS

FOUND 1 1 2" DIA. IRON ROD
BENT

CORNER NO. 4 GOV'T LOT 6
CORNER NO. 1 GOV'T LOT 7

FOUND 0.625" DIA. #5 REBAR
WITH ILLEGIBLE RED PLASTIC CAP

O
U

TSID
E C

ITY LIM
ITS

C
ITY LIM

ITS

CITY LIM
ITS

OUTSIDE CITY LIMITS

CITY LIMITS

MCALLISTER KEVIN
DEAN & JANETTE ANN

MCALLISTER

WARNER M.S. 20556
S36 T3S R73W

CORNER NO. 5 GOV'T LOT 5
FOUND 3 4" ALUMINUM ROD WITH

3 1 4" ALUMINUM CAP
BLM ILLEGIBLE

BELOW ROAD SURFACE
(ACCEPTED)

PAMELA & PAUL SAVAGE

GOV'T LOT 5
NW 1/4 S36

T.3S., R.73W., 6th PM
BK. 660, PG. 897
REC. NO. 217804

FILED: JAN. 16, 2003

EXCEPTION PARCEL (No. 4)
ORDINANCE No. 13, SERIES 2003

ANNEXATION AREA 28 NO. TWO PROPERTY

O
UTSIDE CITY LIM

ITS

S5
°4

8'3
5"

E 
89

.64
'

N28°23'09"W
 52.58'

C
1

S26°12'23"E 66.82'

S1
5°

13
'02

"E
 6

4.5
8'

T1

T2

T3

PARCEL 1
0.0861 Acres
(3,752 Sq. Ft.)

POINT OF BEGINNING
CORNER NO. 5 GOV'T LOT 6

CORNER NO. 2 WARNER M.S. 20556

738.96'N73°10'22"E

N73°15'02"E 521.74'

N85°48'16"E 751.74'

CORNER NO. 3 GOV'T  LOT 5
CORNER NO. 1 GOV'T LOT 6

OUTSIDE CITY LIMITS

(TIE) S25°41'49"E 6.74'

(TIE) N65°36'24"E 10.72'

FOUND 3 4" DIA. REBAR
SET IN ASPHALT

N73°10'22"E 11.21'

S85°48'16"W 11.81'

N61°58'45"E 1500.88'

TANGENT DATA

ID

T1

T2

T3

BEARING

N08°11'00"W

N21°22'38"W

N73°15'02"E

DISTANCE

18.77'

26.15'

13.49'

CURVE DATA

ID

C1

ARC

122.71'

RADIUS

532.38'

TANGENT

61.63'

DELTA

13°12'23"

CHORD

122.44'

CHORD BRG

N14°47'12"W
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NOTES
This exhibit does not represent a monumented survey.
It is intended only to depict the attached description.
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COUNTY OF CLEAR CREEK, STATE OF COLORADO
BHI PROJ. NO. 20230181        11/19/2024

EASEMENT  EXHIBIT
CITY OF IDAHO SPRINGS

SECTION 36, TOWNSHIP 3 SOUTH, RANGE 73 WEST
6TH PRINCIPAL MERIDIAN

EXHIBIT "A"
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Date: 11/07/2024
PROJECT NO.:   20230181
FOR AND ON BEHALF OF
BOHANNAN HUSTON, INC.

0 10 20

1"=20'

POINT OF COMMENCEMENT
CORNER NO. 39
FOUND 2 1 4" DIA. PIPE WITH 3 1 4"
DIA. BRASS CAP STAMPED "BLM
T3S R73W 39 S36 IST 1992"

CORNER NO. 38
FOUND 2 1 4" DIA. PIPE WITH 3 1 4"
DIA.BRASS CAP STAMPED "BLM T3S
R73W 38 S36 IST 1992"

LEGEND

CALCULATED POINT

FOUND MONUMENT AS NOTED

PROPOSED PARCEL LINE THIS EXHIBIT

PROPOSED PARCEL LINE OTHER EXHIBIT

ADJACENT BOUNDARY LINE

NEW PARCEL AREA

CORNER NO. 2 GOV'T LOT 5
FOUND 3 4" DIA. ALUMINUM
ROD WITH 3 1 4" DIA.
ALUMINUM CAP
STAMPED "BLM MS 351 PT 2
T3S R73W S36 1991"

S87°34'06"W 188.29' (BASIS OF BEARINGS)

CORNER NO. 1 JPJ
FOUND 3 4" DIA. ALUMINUM ROD WITH

3 1 4" DIA. ALUMINUM CAP STAMPED
"BLM T3S R73W MS 351 S36 1991"

CORNER NO. 2 GOV'T LOT 5
FOUND 3 4" DIA. ALUMINUM ROD WITH 3
1

4" DIA. ALUMINUM CAP STAMPED "BLM
MS 351 PT 2 T3S R73W S36 1991"

CORNER NO. 3
WARNER M.S. 20526

FOUND 10"X5" STONE
25.6FT SOUTHERLY OF 19" DIA.

PINE TREE FULLY SCRIBED

(TIE) N15°24'46"W 960.34'

CORNER NO. 4
GOV'T LOT 5
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NOTES
This exhibit does not represent a monumented survey.
It is intended only to depict the attached description.
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BHI PROJ. NO. 20230181        11/19/2024

EASEMENT  EXHIBIT
CITY OF IDAHO SPRINGS

SECTION 36, TOWNSHIP 3 SOUTH, RANGE 73 WEST
6TH PRINCIPAL MERIDIAN

EXHIBIT "A"
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Date: 10/28/2024
PROJECT NO.:   20230181
FOR AND ON BEHALF OF
BOHANNAN HUSTON, INC.

DESCRIPTION:

A portion of Government Lots 8, 9, 11, and 12, within the Northwest One-Quarter of Section 36, Township 3 South,
Range 73 West of the Sixth Principal Meridian, County of Clear Creek, State of Colorado, also shown in the Bureau of
Land Management's Dependent Resurvey of Mineral Claims in Section 36, dated April 29, 1991, being more particularly
described as follows:

COMMENCING at Corner No. 39 of Idaho Springs Townsite being monumented with a found 2 ¼“ diameter iron pipe
with a 3 ¼“ diameter brass cap stamped “BLM T3S R73W 39 S36 IST 1992”, WHENCE Corner No. 38 of Idaho Springs
Townsite being monumented with a found 2 ¼" diameter iron pipe with a 3 ¼" diameter brass cap stamped “BLM T3S
R73W 38 S36 IST 1992” bears South 87°34'06" West a distance of 188.29 feet;

THENCE North 33°10'24" West a distance of 239.86 feet to a found ⅝” diameter rebar with a 1 ¼” diameter red plastic
cap stamped “LS 25373” on the westerly right-of-way line of Virgina Canyon Road as shown on Land Survey Plat
recorded January 23, 2012 at Book 848, Page 300, Reception No. 263105 supporting Improvement Survey Plat of
Portions of Government Lot 3 recorded April 27, 1998 at Book 563, Page 815, Reception No. 188372 in the Clear Creek
Clerk & Recorder's official records and the POINT OF BEGINNING;

THENCE North 19°34'15" West a distance of 209.10 feet;

THENCE North 11°01'39" West a distance of 108.66 feet to the northerly line of said Government Lot 11 also being the
southerly line of said Government Lot 9;

THENCE North 08°19'42" West a distance of 229.59 feet to the northerly line of said Government Lot 9 being the
southerly line of Government Lot 7;

THENCE North 85°26'27" East on said northerly line of Government Lot 9 a distance of 9.55 feet to Corner No. 2 of said
Government Lot 8 also being Corner No. 4 of said Government Lot 7 and being monumented with a found ½” diameter
rebar ;

THENCE North 82°00'46" East on the northerly line of said Government Lot 8 being the southerly line of Government Lot
7 a distance of 27.54 feet to Corner No. 1 of said Government Lot 8 also being Corner No. 5 of said Government Lot 7
and being monumented with a found ⅝” diameter rebar with a 1" diameter red plastic cap stamped "EVERGREEN PLS
20136;"

THENCE South 11°01'39" East on the easterly line of said Government Lot 8 also being the westerly line of Warner
Mineral Survey No. 20556 a distance of 95.73 feet to Corner No. 4 of said Government Lot 8, being monumented with a
found ⅝” diameter rebar with a 1" diameter red plastic cap stamped "EVERGREEN PLS 20136;"

THENCE South 10°58'00" East on the easterly line of said Government Lot 9 also being said westerly line of Warner
Mineral Survey No. 20556 a distance of 119.85 feet to said southerly line of Government Lot 9 also being said northerly
line of said Government Lot 11, being monumented with a found ¾” diameter aluminum rod with a 3 ¼” aluminum cap
stamped “US DEPT INTERIOR BLM T3S R73W MS 20556 S36 1991;”

THENCE South 10°59'35" East on the easterly line of said Government Lot 11 being the westerly line of Government Lot
10 a distance of 153.47 feet to the southerly line of said Government Lot 11 also being the southerly line of Government
Lot 10;

DESCRIPTION CONTINUED NEXT SHEET
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NOTES
This exhibit does not represent a monumented survey.
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COUNTY OF CLEAR CREEK, STATE OF COLORADO
BHI PROJ. NO. 20230181        11/19/2024

EASEMENT  EXHIBIT
CITY OF IDAHO SPRINGS

SECTION 36, TOWNSHIP 3 SOUTH, RANGE 73 WEST
6TH PRINCIPAL MERIDIAN

EXHIBIT "A"

www.bhinc.com              10303 East Dry Creek Road
P: 303.799.5103                        Suite No. 250
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EREDROGER D. NELSON, PLS 33200

Date: 10/28/2024
PROJECT NO.:   20230181
FOR AND ON BEHALF OF
BOHANNAN HUSTON, INC.

DESCRIPTION (CONTINUED):

THENCE the following two (2) courses on the easterly lines of said Government Lot 12:

1.) South 10°59'35" East on the westerly line of Warner Mineral Survey No. 20556 a distance of 14.83 feet;
2.) THENCE South 18°56'55" East on the easterly line of Golden Treasure Survey Mineral No. 20013 a distance of
145.35 feet to Corner No. 4 of said Golden Treasure Mineral Survey No. 20013 being monumented with a found ¾”
diameter aluminum rod with a damaged 3 ¼” aluminum cap with illegible BLM stamping;

THENCE South 23°53'42" East a distance of 2.60 feet;

THENCE the following two (2) courses on the northerly lines of a parcel of land combined by agreement recorded in
Book 562, Page 797 and County Road No. 281 as shown on Land survey recorded January 23, 2012 in Book 848, Page
300, Reception No. 26310 said records:

1.) South 60°59'21" West a distance of 6.77 feet to a found ⅝” diameter rebar with a damaged illegible plastic cap;

2.) THENCE South 61°18'20" West a distance of 32.21 feet to the POINT OF BEGINNING.

Parcel contains ± 0.5273 (22,968.44 Sq. Ft.) more or less.

Page 46 of 108

RNelson_8
RDN Signature-Blue



OUTSIDE CITY LIMITS

CITY LIMITS

OUTSIDE CITY LIMITS

CITY LIMITS

CITY LIMITS

OUTSIDE CITY LIMITS

CITY LIMITS

CITY OF IDAHO SPRINGS

EXCEPTION PARCEL (No. 7)
ORDINANCE No. 13, SERIES 2003

ANNEXATION AREA 28 NO. TWO PROPERTY

CITY OF IDAHO SPRINGS

EXCEPTION PARCEL (No. 7)
ORDINANCE No. 13, SERIES 2003
ANNEXATION AREA 28 NO. TWO

PROPERTY

CITY OF IDAHO SPRINGS

ORDINANCE No. 13,
SERIES 2003

ANNEXATION AREA 28
NO. TWO PROPERTY

ORDINANCE No. 13, SERIES 2003
ANNEXATION AREA 28 NO. TWO PROPERTY

CITY OF IDAHO SPRINGS

ORDINANCE No. 13, SERIES 2003
ANNEXATION AREA 28 NO. TWO PROPERTY

CORNER NO. 1, WARNER M.S.
20556: FOUND ¾” DIA. REBAR WITH
DAMAGED  3 ¼” ALUMINUM CAP
WITH ILLEGIBLE BLM STAMPING
SET IN GROUND (ACCEPTED)

MCALLISTER KEVIN
DEAN & JANETTE ANN

MCALLISTER

VIR
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RO

ADT1

T2 T8
T9

T1
0

T11
T12

T134

3
2
1

TRACT : 1
0.5276 Acres

(22,983 Sq. Ft.)

CORNER NO. 1,
WARNER M.S. 20556

OUTSIDE CITY LIMITS

N66°01'37"E
1034.68'

N61°01'48"E
498.02'

1500.78'N62°00'59"E

460.94'S65°54'57"W
EASTERLY LINE OF
THE GOLDEN TREASURE M.S. 20013
(CANCELED)

N61°01'48"E
653.81'

GOV'T LOT 11

GOV'T LOT 12

GOV'T LOT 10

WARNER M.S. 20556
S36 T3S R73W
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NOTES
This exhibit does not represent a monumented survey.
It is intended only to depict the attached description.
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Date: 10/28/2024
PROJECT NO.:   20230181
FOR AND ON BEHALF OF
BOHANNAN HUSTON, INC.
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PARCEL LINE
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ADJACENT BOUNDARY LINE

NEW PARCEL AREA MATCHLINE SEE SHEET 4

CORNER NO. 38
FOUND 2 1 4" DIA. PIPE

WITH 3 1 4" DIA.BRASS CAP
STAMPED "BLM T3S R73W

38 S36 IST 1992"

POINT OF
COMMENCEMENT

CORNER NO. 39
FOUND 2 1 4" DIA. PIPE

WITH 3 1 4" DIA. BRASS CAP
STAMPED "BLM T3S R73W

39 S36 IST 1992"

ID

T1
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T13

BEARING

N19°34'15"W

N11°01'39"W

S10°59'35"E

S10°59'35"E

S18°56'55"E

S23°53'42"E

S60°59'21"W

S61°18'20"W

DISTANCE

209.10'

108.66'

153.47'

14.83'

145.35'

2.60'

6.77'

32.21'

TANGENT DATA

ID BEARING DISTANCE

KEYED NOTES THIS SHEET#
1. CORNER NO. 4, GOLDEN TREASURE M.S. 20013: FOUND ¾” DIA.

ALUMINUM ROD WITH DAMAGED  3 ¼” ALUMINUM CAP WITH ILLEGIBLE
BLM STAMPING SET IN GROUND (ACCEPTED)

2. FOUND ⅝” DIA. REBAR WITH DAMAGED ILLEGIBLE PLASTIC CAP SET IN
ROAD (ACCEPTED)

3. FOUND ⅝” DIA. REBAR WITH 1 ¼” RED PLASTIC CAP STAMPED " LS
25373" (ACCEPTED)

4. FOUND ⅝” DIA. REBAR WITH 1 ¼” RED PLASTIC CAP STAMPED " LS
25373"  (ACCEPTED)

DETAIL SCALE
1" = 10'

DETAIL SCALE
1" = 1'

1

2
T13

T11

T12

T10

POB

(TIE) N33°10'24"W
239.86' N.T.S.

S87°34'06"W
188.29' N.T.S.

(BASIS OF
BEARINGS)

FOUND 3 4" DIA. REBAR
WITH 2" DIA. ALUMINUM
CAP STAMPED "LS 25373"

CORNER NO. 1, WARNER
M.S. 20556: FOUND 3 1 4" DIA.
ALUMINUM ROD WITH 3 1 4""
DIA. ALUMINUM CAP
STAMPED "BLM TS3 R73W
21ST MS 18357 1 MS 20013
CT 1991"

CORNER NO. 4,
21st M.S. 18357:
FOUND 12" x 4"

STONE

CORNER NO. 4, WARNER
M.S. 20556: FOUND 12" x 9"
STONE - 69.4' NORTHEAST

OF 12" DIA. PINE TREE
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NW1/4 S36

T.3S., R.73W.,
6th PM

WARNER M.S. 20556

68.80'
S79°51'11"W

70.87'
S76°04'55"W

GOV'T  LOT NO. 7

1019.34'N65°55'41"E

GOV'T LOT 11
EASTERLY LINE OF
THE GOLDEN TREASURE M.S. 20013
(CANCELED)

GOV'T LOT 10

CORNER NO. 3, GOV'T LOT 8

678.10'
N85°36'37"E

426.86'S65°53'44"W

CORNER NO. 3, GOV'T LOT 7:
FOUND 3 8 " DIA. REBAR SET IN
GROUND

CORNER NO. 3, 21st M.S. 18357:
FOUND 3" DIA. BRASS CAP STAMPED

"BLM T3S R73W S36 3 MS 18357 1991,"
SET IN LARGE STONE
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THIS MATERIAL AND ANY ASSOCIATED ELECTRONIC DATA WAS PREPARED BY BOHANNAN HUSTON, INC. FOR THE PROJECT INDICATED. ANY REUSE OR
MODIFICATION WITHOUT THE WRITTEN CONSENT OF BOHANNAN HUSTON, INC. SHALL BE AT THE SOLE RISK OF THE USER.

NOTES
This exhibit does not represent a monumented survey.
It is intended only to depict the attached description.
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T3
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T5
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BEARING

N11°01'39"W

N08°19'42"W

N85°26'27"E

N82°00'46"E

S11°01'39"E

S10°58'00"E

S10°59'35"E

DISTANCE

108.66'

229.59'

9.55'

27.54'

95.73'

119.85'

153.47'

TANGENT DATA

ID BEARING DISTANCE

# KEYED NOTES THIS SHEET
1. CORNER NO.2, GOV'T LOT 8; CORNER NO.4 GOV'T LOT 7: FOUND ½" DIA. REBAR SET IN ROAD (ACCEPTED)
2. CORNER NO.1, GOV'T LOT 8; CORNER NO.5 GOV'T LOT 7: FOUND 1" DIA. RED PLASTIC CAP STAMPED

"EVERGREEN PLS 20136" SET IN ROAD (ACCEPTED)
3. FOUND 1" DIA. DAMAGED RED PLASTIC CAP WITH ILLEGIBLE STAMPING SET IN GROUND
4. FOUND 1" DIA. RED PLASTIC CAP STAMPED "EVERGREEN PLS 20136" SET IN GROUND
5. CORNER NO. 4, GOV'T LOT 8: FOUND 1" DIA. RED PLASTIC CAP STAMPED "EVERGREEN PLS 20136"

(ACCEPTED)
6. WESTERLY LINE WARNER M.S. 20556; NORTHERLY LINE GOV'T LOT 10: FOUND ¾” DIA. REBAR WITH 3 ¼”

ALUMINUM CAP STAMPED " US DEPT INTERIOR BLM T3S R73W MS 20556 S36 1991" (ACCEPTED)

LEGEND

CALCULATED POINT

FOUND MONUMENT AS NOTED

PARCEL LINE

ADJACENT BOUNDARY LINE

NEW PARCEL AREA

T8

T2

CORNER NO. 2,
GOV'T LOT 11
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THIS MATERIAL AND ANY ASSOCIATED ELECTRONIC DATA WAS PREPARED BY BOHANNAN HUSTON, INC. FOR THE PROJECT INDICATED. ANY REUSE OR
MODIFICATION WITHOUT THE WRITTEN CONSENT OF BOHANNAN HUSTON, INC. SHALL BE AT THE SOLE RISK OF THE USER.

NOTES
This exhibit does not represent a monumented survey.
It is intended only to depict the attached description.
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Date: 11/07/2024
PROJECT NO.:   20230181
FOR AND ON BEHALF OF
BOHANNAN HUSTON, INC.

DESCRIPTION:

A parcel of land located in Government Lot 5 as shown in the Bureau of Land Management Dependent Resurvey of
Mineral Claims in Section 36 dated April 29, 1991, situated in the Northwest One-Quarter of Section 36, Township 3
South, Range 73 West of the Sixth Principal Meridian, County of Clear Creek, State of Colorado, also being a portion of
that parcel described in Special Warranty Deed recorded at Book 660, Pg. 897, Reception Number 217804 in the Clear
Creek County Clerk and Recorder's Office on January 16, 2003, more particularly described as follows:

COMMENCING at Corner No. 39 of Idaho Springs Townsite being monumented with a 2 ¼" diameter iron pipe with a 3
¼" diameter brass cap stamped "BLM T3S R73W 39 S36 IST 1992", WHENCE Corner No. 38 of Idaho Springs Townsite
being monumented with a 2 ¼" diameter iron pipe with a 3 ¼" diameter brass cap stamped "BLM T3S R73W 38 S36 IST
1992" bears South 87° 34' 06" West a distance of 188.29 feet;

THENCE North 16° 04' 53" West a distance of 1011.65' to Corner No. 3 of Government Lot 5 and the POINT OF
BEGINNING;

THENCE South 85°48'16" West on the southerly line of said Government Lot 5 being the northerly line of Government
Lot 6 a distance of 11.81 feet;

THENCE North 08°10'52" West a distance of 69.67 feet;

THENCE North 16°22'10" West a distance of 21.13 feet;

THENCE North 18°45'43" West a distance of 44.96 feet;

THENCE North 24°00'00" West a distance of 29.68 feet to the northerly line of said Government Lot 5;

THENCE North 73°10'22" East on said northerly line of Government Lot 5 also being the southerly line of John John Paul
Jones Lode S.H. White Claim, Survey No. 351 Mineral District No. 2, approved by the Surveyor General's Office, Denver,
Colorado on July 28, 1873 a distance of 11.21 feet to Corner No. 1 of said Government Lot 5 being monumented with a
found ¾" diameter aluminum rod with a 3 ¼" diameter illegible aluminum cap;

THENCE the following three (3) courses along the easterly boundary of said Government Lot 5:
1.) South 21°22'38" East non-tangent with the following described curb a distance of 26.15 feet to a found ¾" diameter

aluminum rod with a 3 ¼" diameter illegible aluminum cap;
2.) THENCE along the arc of a curve to the right having a central angle of 13°12'20", a radius of 532.38 feet, a chord

bearing South 14°47'12" East for a distance of 122.44 feet, an arc distance of 122.71 feet to corner No. 4 of said
Government Lot 5;

3.) THENCE South 08°11'00" East non-tangent with pervious described curve a distance of 18.77 feet to the POINT OF
BEGINNING.

Parcel contains ± 0.0403 (1,754 Sq. Ft.) more or less.
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GOV'T LOT 6
NW 1/4 S36

T.3S., R.73W., 6th PM
BK. 1008, PG. 655
REC. NO. 300910

FILED: MAY 25, 2021
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ORDINANCE No. 13, SERIES 2003

ANNEXATION AREA 28 NO. TWO PROPERTY
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(ACCEPTED)
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CORNER NO. 4 OF GOV'T LOT 5
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CORNER NO. 39
FOUND 2 1 4" DIA. PIPE WITH 3 1 4"
DIA. BRASS CAP STAMPED "BLM
T3S R73W 39 S36 IST 1992"

CORNER NO. 38
FOUND 2 1 4" DIA. PIPE WITH 3 1 4" DIA.
BRASS CAP STAMPED "BLM T3S
R73W 38 S36 IST 1992"
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NOTES
This exhibit does not represent a monumented survey.
It is intended only to depict the attached description.
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PROPOSED PARCEL LINE THIS EXHIBIT

PROPOSED PARCEL LINE OTHER EXHIBIT

ADJACENT BOUNDARY LINE

NEW PARCEL AREA

CORNER NO. 2 OF GOV'T LOT 5
FOUND 3 4" DIA. ALUMINUM ROD
WITH 3 1 4" DIA. ALUMINUM CAP
STAMPED "BLM MS 351 PT 2 T3S
R73W S36 1991"

CORNER NO. 1 JPJ
FOUND 3 4" DIA. ALUMINUM ROD WITH

3 1 4"DIA. ALUMINUM CAP STAMPED
"BLM T3S R73W MS 351 S36 1991"

CORNER NO. 2 OF GOV'T LOT 5
FOUND 3 4" DIA. ALUMINUM ROD WITH 3 1 4" DIA.
ALUMINUM CAP STAMPED "BLM MS 351 PT 2
T3S R73W S36 1991"

FOUND 10"X5" STONE
25.6FT SOUTHERLY OF 19" DIA.

PINE TREE FULLY SCRIBED

N61°58'45"E 1500.88'
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TO: Idaho Springs Planning Commission
CC: City Administrator Andrew Marsh, Assistant City Administrator Guy Patterson 
FROM:  Dylan Graves, Community Development Planner
SUBJECT:  Affordable Housing Definition
 MEETING DATE: July 2, 2025

BACKGROUND

The scope of this work session item is to provide an update on affordable housing definitions and development in Idaho Springs and 
staff work done over the past few weeks/month. 

As mentioned at the last meeting, according to Section 29-32-101 (2) of the Colorado Revised Statutes, “affordable housing” means 
rental housing affordable to a household with an annual income of at or below sixty percent of the area median income, and that 
costs the household less than thirty percent of its monthly income. “Affordable housing” also means for-sale housing that could be 
purchased by a household with an annual income of at or below one hundred percent of the area median income, for which the 
mortgage payment costs the household thirty percent or less of its monthly income.

Based on HUD data, the following chart shows the maximum rents and income limits for Clear Creek County renters at different 
AMI levels:

As we discussed, based on the HUD data and according to the state’s definition of affordable housing, rents would need to be 
capped at $1,467/month for a one bedroom apartment for someone in Clear Creek County making 60% of AMI, $1,761/month for 
a two bedroom, etc. This was not seen as “affordable” with both the Planning Commission and City Council pushing back at the 
idea that that was an affordable rent for someone making 60% of the median income for the area. As mentioned, this is because 
Idaho Springs and Clear Creek County are grouped into the data for the Denver Metropolitan Area.

The task that staff are attempting to solve is how to better represent affordable housing within the community to push for outcomes 
that create true affordable housing in the community. A nuanced definition accounting for more concepts than just “affordable” 
or “not affordable” was requested. 

Unfortunately, there is no reasonable path towards changing the HUD definitions for AMI, incomes, and affordability, so the 
question is not how to change what is shown above but rather how to create a development landscape that favors development at 
the lower-end of the housing spectrum. Working within the boundaries of the HUD data that potentially overestimates city and 
county income levels, what tools do we have to promote or require housing that targets lower income levels, regardless of what 
the AMI percentages say.

DRCOG Regional Housing Needs Assessment

The Denver Regional Council of Governments (DRCOG) recently published a regional housing needs assessment (HNA) for the 
Denver Metro region, which includes Idaho Springs and Clear Creek County. The city of Idaho Springs can “opt-in” to this HNA 
to achieve our requirements for an updated HNA, if we wish. This fulfills the requirement that a new HNA be done by the end of 
2026. It does not preclude a city or county or regional government from performing their own HNA as well, but it allows a city 
to fulfill the requirement if capacity does not exist to do an HNA locally.

Staff believe that Idaho Springs should opt-in but still plan to complete our own countywide HNA by this time next year. The 
reason for this is two-fold:

1. The DRCOG document does show that the need for housing in Idaho Springs is at the low-income level, as seen on the 
10-year local need by income slide of the attached PowerPoint presentation. 60% or more of the need is for housing at Page 51 of 108



or below 60% of AMI (approximately $1,200/month or less), which does seem accurate based on actual wages in the 
city. It calls for 105 new housing units in the next seven years, which seems reasonable to accommodate.

2. Much of the data is good that they have performed. The analysis of current supply, housing type, tenure, growth, and 
housing burden appears to be accurate, so we would not have to re-invent the wheel. 

3. It does not preclude us from performing our own HNA so that we can have local data. It simply gives us the flexibility 
to not worry about completing one if capacity becomes an issue.

There is currently grant funding available to complete an HNA. I am working with the County and the Clear Creek Regional 
Housing Authority to assess an application for the grant. I think that we should apply for the July 11 deadline but also believe 
it needs to be a countywide effort. If the CCRHA is not yet ready to apply, there may be another round of funding in the autumn 
of 2025 and the goal would be to apply for funding then. Getting a countywide HNA done in early 2026 could make sense as 
an “update” to the DRCOG data. 

If we decide to go this route and opt-in, I will present the DRCOG regional HNA opt-in as a new business action item for 
comment and review at the August Planning Commission meeting.

REQUEST FOR DIRECTION: Would the Planning Commission consider opting-in to the DRCOG regional HNA?

AFFORDABLE HOUSING DEFINITION / NUANCE

I found a few interesting resources that are worth mentioning that get at the fact that affordability is a spectrum or continuum 
across income levels and housing types.

The first is from CHFA. CHFA has presented an exhibit showing the housing continuum for Colorado as a whole:

What this shows is that CHFA has created a more nuanced definition to affordability than either “affordable” or “not affordable.” 
By stating that 30-80% AMI is “affordable” and 80-120% is “Affordable middle-income rental housing,” it recognizes that 
while both AMI brackets are needed housing, they are not the same. 

Secondly, I was recently made aware of the Pitkin County / Aspen Housing Continuum, which is shown below taken from a 
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photo at a presentation:

Pitkin County breaks “affordability” into five different brackets: very-low, low, moderate, middle, upper middle, and upper 
incomes. It recognizes that there is a HUD defined “middle income” but also breaks the data into more manageable sections so 
that they can target developments that hit a particular bracket, rather than targeting any “affordable” definition.

This could allow the city to create incentive programs based on which “bracket” a development falls into on the spectrum.

City staff did not have time to create a draft continuum or spectrum for Idaho Springs but believe that this could be a better way 
to represent the housing need in the city and start conversations about incentives based on the needs presented. By forcing 
developers to talk about housing affordability in more nuanced terms, it allows the city to better control what incentives or 
programs they may be willing to offer.

REQUEST FOR DIRECTION: What does the Planning Commission think about this approach?

Potential for Compromise?

During the comprehensive planning process, staff have heard that affordability is a major concern but community character and 
neighborhood charm and aesthetics also should not be compromised. One recommendation has been that the city strengthen 
architectural standards for all types of residential development, including single-family and multifamily developments. 
Currently, the city does require architectural standards for multifamily and commercial development and all development in the 
historic district but there are opportunities for additional strengthening. 

A concept that has come up is that along the spectrum for housing affordability, the city could create financial incentives based Page 53 of 108



both on affordability and on aesthetic design considerations. For example, if someone wanted to build 30% AMI housing, they 
may receive a density bonus, decreased review standards, fee waivers, etc. at a higher level than someone proposing 60-80% 
AMI housing. Similarly, someone willing to meet architectural and other design standards may be able to receive bonuses that 
they might not otherwise get. For example, a development proposing on average 80% AMI housing that clearly shows design 
standards that complement existing housing and developments might be received more favorably for incentives than a 60% 
AMI development that is perceived as lower-quality or “ugly.” 

Alternatively, a development that contains substantial benefits or amenities to tenants might be reviewed more favorably than 
a bare-bones development, even if the latter is at a lower average AMI. For example, some communities give bonuses and 
incentives to “affordable” developments that propose substantial in-unit storage space, public/shared gathering space, in-unit or 
shared laundry facilities, covered parking, etc. This might increase the rents somewhat but would have a positive impact on 
qualities of life for tenants in those buildings.

REQUEST FOR DIRECTION: Would the Planning Commission be interested in exploring this concept further? If so, what 
are the priorities for something like this?
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Executive Summary 

Denver’s past and future growth 
requires more housing 
The Denver region has experienced rapid growth 
in recent years, with a 17 percent increase in 
residents since 2010 and a 33 percent increase in 
jobs. Many of the region’s 3.4 million residents 
struggle to find affordable and accessible housing 
in their location of choice as home prices and 
rents have increased far faster than incomes. 

The Regional Housing Needs Assessment provided 
the opportunity for local governments, non-profits, 
industry representatives and other organizations 
involved in housing preservation and production 
across the Denver region to better understand the 
scope, scale, and nature of housing issues in the 
region. The Denver region while interconnected 
through jobs and transportation, has historically 
approached housing policy at the town, city, and 
county level.  

Addressing the regional housing needs will require 
greater coordination across local jurisdictions as 
many of the barriers are too complex and broader 
than one local community can take on alone and 
there is tremendous opportunity to more efficient 
address barriers collaboratively.  

Measuring regional housing need 
DRCOG conducted this Regional Housing Needs Assessment to establish an objective, data-
driven understanding of the baseline housing need for both the current and future 
population.  

Using a methodology shaped by best practices and the guidance of a local Advisory Group, 
the Regional Housing Needs Assessment estimates that 511,000 units are needed across 
the region by 2050 to meet both the needs of the current population and to accommodate 
projected population growth and changing demographics. Just over 300,000 of these 
housing units will need to be affordable to households earning 60 percent or less of the 

 Overview 

The region needs to build 511,000 
units by 2050 to meet current and 
future housing needs. 

Despite periodic building booms,  
the region has not produced 
enough housing to keep pace with 
population and job growth. 

Much of the new housing in the 
region does not support the 
diversity of housing needs across 
all income levels and household 
types. 

Diverse factors create barriers to 
housing production. 

A regional housing strategy is 
critical to coordinate efforts 
across sectors and align housing 
development with broader regional 
goals for transportation and 
economic development. 
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median income. Older adults will make up a greater share of the population, shaping trends 
around housing needs, such as income and mobility. 

Understanding barriers to housing production 
The barriers to producing more housing—and at a higher rate than past trends— vary 
significantly depending on the unique characteristics of each community and evolve over 
time in response to changing circumstances. The interplay between factors such as market 
conditions, the regulatory environment, infrastructure availability, community consensus, 
and financial resources can hinder the delivery of new housing. These barriers are especially 
challenging to creating housing affordable at low and moderate incomes—either by 
preventing them from moving forward altogether or by resulting in the development of fewer 
units than what might be allowed or desired under current conditions. 

Moving toward a regional housing strategy 
Addressing regional issues requires regional partnership. Many stakeholders in the region, 
including DRCOG’s member governments, have long identified the need for coordinating 
regional housing efforts to address the overall housing supply and affordability challenges. 
Local communities, however, often struggle with access to consistent and reliable data, or 
staff capacity, to develop and implement strategic and effective housing policy. 

A regional strategy is intended to foster shared understanding, collaboration, and actions to 
help member governments, in partnership with other stakeholders, make progress toward 
addressing the region's housing needs. As part of this Regional Housing Needs Assessment, 
DRCOG collaborated with public and private sector partners across the region to develop a 
framework that will serve as the foundation for creating a regional housing strategy starting 
in late 2024. By working collaboratively to develop a comprehensive regional housing 
strategy and integrate it with other key planning efforts, DRCOG and its partners can take a 
significant step toward fostering more equitable, resilient, and livable communities for all 
residents of the Denver region. The Regional Housing Needs Assessment aims to provide a 
thorough analysis of housing needs and to develop a better understanding of barriers related 
to housing production, creating a strong foundation for developing the regional housing 
strategy. The forthcoming regional housing strategy will build upon the findings and insights 
presented in this report. 
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1. Introduction and context 
The Denver region has experienced substantial growth over the last decade. Since 2010, 
the population has increased by 17 percent to 3.4 million residents, while the number of 
jobs increased by 33 percent. However, housing production has failed to keep pace with 
population growth. As vacancy rates hit historic lows, home prices and rents have soared. 
The median home sale price in Denver reached $550,000 as of December 2023, increasing 
by 180 percent over the last decade while incomes increased by 55 percent during the 
same period.1 Home sale prices and rents are out of reach for median income earners, and 
over 51 percent of renters cost-burdened across the region.2 Moreover, the most recent 
Point-in-Time count showed the highest number of unsheltered homeless people in the 
region since 2008.3,4 These trends grow more acute within local communities, particularly 
when disaggregated by race, income, age, and other demographic factors, exacerbating 
issues of housing access, displacement, and inequity. 

Housing markets are regional 
People make choices about where to live based on access to jobs, affordability, schools, 
amenities, childcare and other factors that often transcend jurisdictional boundaries. 
Despite this shared regional market, housing policy and planning in the Denver region has 
primarily occurred at the town, city or county level, resulting in fragmented efforts that 
have struggled to adequately account for and address regional dynamics that shape 
housing demand, supply, and ultimately, affordability. Greater efforts for coordinated policy 
and planning are needed to better address housing barriers that local communities cannot 
take on alone. 

DRCOG supports regional planning and coordination 
The Denver Regional Council of Governments (DRCOG) is a planning organization in which 
local governments collaborate to set policies, guidelines, and funding priorities across key 
areas including transportation, growth and development, aging, and disability resources. 
DRCOG’s member governments include 9 counties and 49 cities and towns as shown in 
Exhibit 1. Representatives from these governments work together to make life better for 
those who call the region home. 

 
1 Redfin; Zillow, 2023 
2 Denver County Median Family Income 2023  
3 Metro Denver Homelessness Initiative 
4 Point-In-Time Count is an annual survey conducted in the United States to assess homelessness. The Point-In-

Time Count serves as a snapshot of homelessness in a community by providing an estimate of the overall 
scope of homelessness on a single night. It includes both sheltered (those in emergency shelters and 
transitional housing) and unsheltered (those without shelter) populations. 

Page 61 of 108



   
 

      DRCOG Regional Housing Needs Assessment 4 

Exhibit 1: DRCOG Planning Area 

 

Source: DRCOG  

In 2017, DRCOG adopted Metro Vision, which is the 
long-range plan for growth and development across 
the Denver region. The plan provides guidance and 
coordination between counties and municipalities 
on regional land use, transportation, and a variety 
of other government policies. It is centered around 
promoting sustainable, managed growth for the 
Denver region, with implementation occurring 
through local initiatives aligned with Metro Vision's 
overall framework. The plan recognizes that many 
of the effects associated with growth—such as 
traffic, air quality and housing costs—cross 
jurisdictional boundaries and local governments 
must work collaboratively to address them.  

Metro Vision recognizes the interconnections 
between DRCOG’s traditional planning focus on 
transportation, growth, and aging and disability 
needs with housing, economic development, community health, and resilience. One of Metro 

REGIONAL PLANNING PROCESS 

New Role for Housing in 
Transportation Planning 
In 2021, the federal Infrastructure 
Investment and Jobs Act amended the 
scope of the metropolitan 
transportation planning process, 
related to the factors a Metropolitan 
Planning Organization must consider, 
adding housing, alongside 
transportation improvements, and state 
and local planning growth and 
economic development patterns. 
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Vision’s overarching themes is “healthy, inclusive, and livable communities” with desired 
outcomes related to increased housing diversity to meet the needs of residents of all ages, 
incomes, and abilities. To this end, Metro Vision outlines specific objectives to diversify the 
region’s housing stock, increase the regional supply of housing attainable for a variety of 
households, and increase opportunities for diverse housing accessible by multimodal 
transportation. 

As the designated metropolitan planning organization for the Denver region, DRCOG is well-
positioned to convene member governments and regional stakeholders, provide consistent 
guidance, data, and tools to help advance Metro Vision and encourage collaboration to meet 
the diverse housing needs across the region. This support from DRCOG allows local 
jurisdictions to focus on how they can influence development—by managing and 
encouraging new housing in ways that are consistent within a community’s specific vision. 
Ultimately, increasing housing options relies on local policy, but regional coordination 
enables strategic and consistent action toward creating more equitable access and housing 
affordability across the Denver region. 

Building toward a regional strategy 
DRCOG is approaching regional housing planning in two distinct pieces over the next two 
years. The first piece is a Regional Housing Needs Assessment, which developed a 
methodology and conducted an analysis to quantify housing needs across the region through 
2050, as represented in Exhibit 2. This analysis helps provide a baseline understanding of 
the scope and scale of housing issues across the region and identifies key barriers to 
housing production. 

Throughout the development of the Regional Housing Needs Assessment, the project team 
engaged key groups whose work touches on regional housing issues from different 
perspectives. An Advisory Group composed of representatives from local government, state 
agencies, housing developers, service providers, and advocates met six times throughout the 
project to provide feedback and guidance on the approach, methods, and key barriers to 
producing more needed housing in the Denver region. This group also helped establish the 
framework for a regional housing strategy.  

In addition to the Advisory Group, the project team convened multiple focus groups and 
individual stakeholder meetings representing an array of interests and perspectives across 
approximately 200 participants. These conversations gathered critical information about 
municipal planning, infrastructure and utilities, the homebuilding sector, affordable housing, 
regional economic development, housing finance, aging services, and climate and 
sustainability issues. Input from this wide range of participants helped illuminate the 
challenges faced by public and private sector actors working to increase opportunity in the 
region and identify how a coordinated housing strategy could support those efforts. See 
Appendix A for a more detailed summary of stakeholder engagement activities. 
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Exhibit 2. Regional Housing Needs Assessment Process 

 

The Regional Housing Strategy, expected to begin in late 2024, will involve working with 
local governments and housing partners across the region to develop a strategy to 
collectively address these identified housing needs. 

What is a regional housing needs assessment? 
Regional Housing Needs Assessments are critical tools for quantifying housing needs at a 
regional level. A housing needs assessment uses data on key demographic factors, housing 
stock characteristics, market trends, and forecasted population and job growth to 
understand the number of housing units an area will need to produce to meet current and 
future housing need over a specified planning period. With thoughtful design, these 
assessments offer planners and policymakers a more comprehensive and nuanced 
understanding of housing need for people across the income spectrum and with different 
household characteristics, which allows for a more targeted and effective approach to 
meeting diverse needs. 
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2. Regional housing needs 
DRCOG conducted this Regional Housing Needs 
Assessment to establish an objective, data-driven 
understanding of the baseline housing need for both the 
current and future population. Understanding the total 
need and affordability gaps at all income levels will 
critically inform local, regional and statewide efforts to 
address housing need. In addition, this housing needs 
assessment will serve as a foundation for the development 
of a regional housing strategy which will articulate what we 
can do collectively as a region. Throughout this Regional 
Housing Needs Assessment development, the following guiding principles were identified by 
DRCOG staff, the consultant team, and the Advisory Group to inform the process. 

 
Proactively determine housing need for the region. 

 
Develop a data-driven approach to policy and planning. 

 Maintain transparency around data sources, limitations, and methodological 
choices. 

 
Align with Metro Vision planning areas and goals. 

 Align future strategy development with subregional and local needs. 

Key Findings 
The key findings section summarizes important takeaways about regional housing needs. 
Further context and discussion follow. 

» The region needs to build 511,000 units by 2050 to meet current and future housing 
needs. While housing is needed at all income levels, housing that is affordable to 
households earning less than 60 percent of Area Median Income represents the largest 
share. The market will not deliver this type of housing on its own, particularly at the 
volume needed. Government subsidies and creative partnerships with private market 
actors will be required to meet housing needs. 

» Adults aged 65 and older will comprise a larger share of the population by 2050 and 
household sizes are shrinking. These shifts in household composition along with 
forecasted housing need by income category shows that jurisdictions and the region 

» This chapter 
summarizes DRCOG’s 
approach, 
methodology, results 
and key findings for 
regional housing 
needs. 
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will need to plan for more diverse housing options for a broader range of household 
incomes to meet current and future housing needs.  

» The Denver region has seen booms and busts in housing production over the past 
several decades. Yet new housing has not kept pace with overall population growth 
over the same period. A steep decline in construction during the Great Recession 
contributes to the shortage of needed housing today. As an additional challenge, the 
existing housing stock does not support the diversity of housing needs across all 
income levels and household types. 

» The differences in need and supply across submarkets highlight the range of housing 
dynamics across the region and demonstrate the need for more tailored strategy 
development for submarkets and the local governments within them. Opportunities to 
align housing with transportation access, job centers and other key factors also differ 
across regional submarkets and highlight the different roles they can play in meeting 
the region’s overall housing needs. 

How to measure regional housing need 
This Regional Housing Need Assessment estimates the number of households across the 
Denver region that will need dwelling units affordable to them between 2023 and 2050. This 
estimate of needed housing is created using Census data on population and housing, 
regional population forecasts, and other local data sources. A detailed description of the 
data sources and methodology used in this RHNA is included in Appendix C. 

At a high level, the method used in this Regional Housing Needs Assessment has two 
primary components: 

♦ Future need: To project future housing need, the analysis uses the State 
Demography Office’s projected household growth for the Denver region through 
2050. This household projection gets translated to housing units by factoring in a 
healthier vacancy rate that enables greater mobility within the housing market and 
across the region. This number is then compared to the current supply of housing.  

♦ Current need: To estimate current need, two components must be included. 
Underproduction is the estimated number of housing units that are needed to 
provide sufficient housing to current residents that are well captured in census 
surveys. Homelessness need is the estimated number of housing units that are 
needed for those currently experiencing homelessness who are not well captured in 
census surveys. 

Regional housing needs 
The analysis shows the Denver region will need to produce just over 511,000 new housing 
units between 2023-2050 to address current need, driven by underproduction and people 
experiencing homelessness, and future need, driven by anticipated population growth. A 
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breakdown by component of the total housing need through 2050 for the Denver Region is 
shown in Exhibit 3 below. 

Exhibit 3: Summary of housing need by component, 2023–2050 

Component Housing units Share 
Current need 52,000 10% 
Future need 458,000 90% 

Total units 511,000 100% 

Source: ECOnorthwest analysis; DRCOG synthesis of State Demography Office 2022 Household Forecast; 
and U.S. Census Bureau, American Community Survey 5-year 2013 Public Use Microdata Sample 
estimates; Metro Denver Homeless Initiative State of Homelessness Report, 2022–2023 

Total housing need by income 

The Regional Housing Needs Assessment allocates total housing needs by 2050 based on 
different income levels, recognizing that households across the income spectrum need 
affordable housing options. Exhibit 4 shows the distribution of total needed units by Area 
Median Income relative to the current supply of housing affordable to households earning 
those incomes.5 Exhibit 5 shows the distribution of total needed units by income and 
housing need component.   
 
Housing needs for the Denver region are heavily skewed toward lower income households. 
An estimated 303,000 housing units for households earning 0–60 percent of the Area 
Median Income are needed to meet current and future demand. The private market typically 
fails to deliver housing affordable to these income levels, as they require a patchwork of 
financial subsidies to build and maintain. Housing needs are lower for households in the 60–
80 percent Area Median Income range, partly due to an existing supply of housing affordable 
to these income levels.6 Just over 187,000 units serving higher earning households above 80 
percent of Area Median Income are also needed. The market can potentially produce 
housing for these income levels on its own, assuming supportive local policies are in place.  

 
5 According to the Department of Housing and Urban Development, housing is considered affordable for a 

household if their housing costs do not exceed more than 30 percent of their annual income, including 
additional expenses such as insurance, property tax, and utility expenses. This standard of affordability traces 
back to rent caps established for public housing tenants. 

6 While there is a relative match between the number of households at this income level and the number of 
housing units affordable to them, mismatches at lower and higher income levels increase the competition for 
moderately priced housing. As a result, many communities observe a shortage of available housing affordable 
to households earning between 60 and 100 percent of Area Median Income. 
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Exhibit 4: Housing need compared to current supply by income, 2023–2050 

Source: ECOnorthwest analysis; DRCOG synthesis of State Demography Office 2022 Household Forecast 
and U.S. Census Bureau, American Community Survey 5-year 2013 Public Use Microdata Sample 
estimates; Metro Denver Homeless Initiative State of Homelessness Report, 2022–2023 
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Exhibit 5. Housing need components by income, 2023–2050 

 
Source: ECOnorthwest analysis; DRCOG synthesis of State Demography Office 2022 Household Forecast 
and U.S. Census Bureau, American Community Survey 5-year 2013 Public Use Microdata Sample 
estimates; Metro Denver Homeless Initiative State of Homelessness Report, 2022–2023 

10-year scaled estimate 

The Regional Housing Needs Assessment estimates need through 2050, but this estimate 
can be adjusted for a shorter planning horizon to better understand the number of units 
needed in the near term and to align policies and strategies with current market conditions. 
Therefore, the analysis includes results adjusted for a 10-year horizon, out to 2032. All of 
current need units are included in the 10-year scaled estimate. The 10-year estimate 
represents 42 percent of the total need through 2050. 

Over 216,000 housing units are needed in the Denver region between 2023 and 2032 to 
address current need, driven by underproduction and people experiencing homelessness, 
and future need, driven by anticipated population growth through 2032. A breakdown by 
component of the housing need through 2032 for the Denver region is shown in Exhibit 6 
below. 

Exhibit 6: 10-Year scaled estimate of housing need 

Component Housing units Share 
Current need 52,000 24% 
Future need 164,000 76% 

Total units 216,000 100% 
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Source ECOnorthwest analysis; DRCOG synthesis of State Demography Office 2022 Household Forecast 
and U.S. Census Bureau, American Community Survey 5-year 2013 Public Use Microdata Sample 
estimates; Metro Denver Homeless Initiative State of Homelessness Report, 2022–2023 

Exhibit 7 shows the 10-year distribution of total needed units by area median income 
relative to the current supply of housing affordable to households earning those incomes. 
The distributions reflect the assumptions and methods, discussed above, that allocate all 
units to address homelessness and more of the units to address underproduction to the 
lowest income categories. Therefore, the 10-year estimate still shows the greatest need in 
the 0–60 percent Area Median Income categories.  

Exhibit 7. 10-Year scaled estimate of housing need compared to current supply by income 

 
Source: ECOnorthwest analysis; DRCOG synthesis of State Demography Office 2022 Household Forecast 
and U.S. Census Bureau, American Community Survey 5-year 2013 Public Use Microdata Sample 
estimates; Metro Denver Homeless Initiative State of Homelessness Report, 2022–2023 

Key trends driving regional needs 
Many factors shape the details of current and future housing needs, including demographic 
shifts and economic trends. In the Denver region, a few key trends are important for 
understanding why housing needs are heavily skewed toward lower income households. A 
more detailed assessment of demographic and housing trends is provided in Appendix B.  
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The region’s population is aging 

According to the 2022 Colorado State Demography Office household forecast for 2023 
through 2050, adults over the age of 65 will become a larger share of population than they 
are currently. Since retirement often coincides with fixed or lower incomes compared to 
working years, the growth in the older adult population will contribute to a rise in the share 
of lower-income households overall. While some older adults may have accumulated greater 
wealth over their working years, many have fixed incomes that leave them susceptible to 
increasing housing costs. Others may have that wealth primarily as home equity, and thus 
locked into a home that may not meet their changing needs. The expected growth in this 
segment of the population contributes to the pressing need for more affordable housing 
options that also meet the mobility needs of older adults across the Denver region.  

Exhibit 8. Percent of households by age range, 2022 & 2050, Denver region 

 
Source: DRCOG synthesis of State Demography Office 2022 Household Forecast and U.S. Census Bureau, 
American Community Survey 5-year 2013 Public Use Microdata Sample estimates. 

Existing housing supply has not kept pace with demand 

In a growing region, new housing supply is needed to accommodate new households arriving 
to the area, natural population growth, changing preferences, and natural turnover and 
vacancy. New housing supply is essential to allow households the option to move and self-
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sort into the neighborhoods, housing types, and affordability levels that meet their needs 
and optimize their regular travel behaviors. Housing markets in growing areas like the 
Denver region need ample and well-distributed new supply. In a well-supplied housing 
market, households can move through the stock via a process called “filtering” or the 
“housing ladder.” Over time, housing ages and depreciates, becoming relatively more 
affordable for different households.  
 
New market-rate housing is typically priced for and occupied by higher income households, 
while new subsidized housing is usually priced for low-income households. Many higher 
income households move into newly constructed units from older, smaller or more 
affordable housing, which is then vacant and available for households with moderate 
incomes. When there is an adequate supply of new housing for a region’s population, this 
dynamic creates a steady, though slow, process of increasing the supply of affordable 
housing through “filtering” as properties age (Exhibit 9). Some properties will eventually be 
demolished if they age or depreciate until they are no longer habitable or the cost of needed 
renovations exceeds the value. In under-supplied markets, however, this filtering process 
can slow further, stop, or move in reverse. In very tight housing markets, with steep 
competition for housing units, higher income households will occupy older or lower-cost 
units, causing a “mismatch” between what those households can afford and their actual 
housing costs. At the same time, lower income households will experience this “mismatch” 
by having to pay a larger share of their income toward housing as competition increases 
rents. Renovations can also reposition lower cost units for higher income households. When 
competition and demand concentrate in specific locations, these dynamics contribute to 
neighborhood gentrification and the loss of affordable housing units.  

Exhibit 9. Illustration of housing market filtering 

 

Source: ECOnorthwest 

Housing production in the Denver region has largely kept pace with population growth in the 
last several years, and notably the share of multifamily units is growing. The region is still 
working from a place of historic underproduction and the existing housing stock does not 
support the diversity of housing needs across all income levels and household types. This 
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has created a mismatch between household income and housing costs, where households 
are occupying housing units that generally cost less than the household can afford or they’re 
likely occupying housing units that cost more than their income can afford, demonstrating a 
substantial need for more affordable housing options for lower income households making 
between 0–60 percent of Area Median Income and a need to continue delivering market-rate 
units that more adequately meet the demand for middle and higher-income households.  
 
Even when filtering is occurring and housing is becoming relatively more affordable over 
time, governments still must invest in building new regulated affordable units to meet the 
needs of lower income residents. This type of housing almost always needs government 
intervention and public subsidy to be developed. Voucher-based assistance that subsidizes 
lower income residents’ access to market-rate units is another way to help meet this need, 
though limited funding results in long waiting lists for households that qualify. 
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3. Submarket housing needs 
In consultation with DRCOG staff, the project team 
created a model for distributing the 10-year scaled 
estimate of the Regional Housing Needs Assessment 
results among five submarkets.  

Understanding housing need at a submarket level can 
better account for local differences rather than relying on 
regional trends or averages. This approach allows for 
more targeted strategy and policy development to support 
investments based on the distinct needs within specific 
submarkets, rather than utilizing a one-size-fits-all approach. Defining submarkets also 
provides a basis for understanding shared responsibility that can support potential future 
collaboration between neighboring jurisdictions to address their shared housing needs. 

The submarkets in this Regional Housing Needs Assessment are contiguous areas that were 
defined by evaluating how housing location decisions are made across the region in relation 
to commute patterns and employment locations. This approach allows DRCOG and 
stakeholders to understand how households make decisions related to job location, housing 
affordability, and transportation access. Exhibit 10 shows the five submarkets—West, 
Central, North Central, North, and Southeast—used in the Regional Housing Needs 
Assessment.  

Exhibit 10. Regional submarkets 

 

Source: ECOnorthest analysis of ACS 1-year 2022 PUMS and LODES data. Note that delineation follows 
Public Use Microdata Areas and thus extend beyond DRCOG boundary in the North Submarket. 

 

» This chapter 
summarizes DRCOG’s 
approach, 
methodology, results 
and key findings for 
submarket housing 
needs. 
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Submarket housing needs 
Regional housing need was distributed to the submarkets based on criteria that reflect both 
current conditions and needs and forecasted future conditions and needs. The criteria 
include factors that shape the demand for housing, align with regional planning goals for 
greater affordability across the region, and recognize the intricate relationship between 
transportation infrastructure and employment centers to improve access to job 
opportunities and reduce commute times. At a high level, the categories and rationale 
behind the criteria are as follows: 

♦ Population: Housing need corresponds directly to population size. 

♦ Regional jobs: Employment is a driver of housing demand. Better matching of job 
and housing locations creates more options for housing, shortens commute times, 
and eases strain on the region’s transportation systems. 

♦ Multimodal accessibility: Metro Vision outlines a plan for more compact urban 
development and a greater use of transit, walking, and biking for daily activities. 

♦ Housing availability: Low rental vacancy rates help illuminate places where housing 
is particularly in high demand and short supply, relative to the region as a whole.  

♦ Housing affordability: Every community in the Denver region has a role to play in 
planning for housing affordable to a range of incomes. Areas with a smaller supply of 
affordable housing contribute to regional inequities in access to opportunity and 
suboptimal transportation outcomes. 

DRCOG can also use the above criteria to distribute the resulting submarket shares of 
regional need among local jurisdictions. Such a process will help illustrate local housing 
need by income in a regional and submarket context. The project team has equipped 
DRCOG staff to be able to run and refine this model as needed and as inputs to the regional 
housing needs estimate change, such as regional population and jobs forecasts from the 
State Demography Office. 

Exhibit 11 shows the 10-year scaled estimate of total regional need—approximately 
216,000 units distributed across the five regional submarkets, broken out by component of 
need. 

Exhibit 11. Summary of submarket share of regional need, 10-year scaled estimate 

Submarket Current need Future need Total units 
Central 14,000 56,000 70,000 
North  8,000 29,000 37,000 
North Central 7,000 27,000 34,000 
Southeast 21,000 48,000 69,000 
West 2,000 4,000 6,000 

Source: ECOnorthwest analysis; DRCOG Small-Area Forecast (2020), DRCOG synthesis of State 
Demography Office 2022 Household Forecast, U.S. Census Bureau, ACS 1-year 2022 PUMS estimates; 
MDHI 2022–2023 State of Homelessness Report. 
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Submarket housing need by income 

Differences in need across the submarkets highlight the imbalance of housing demand 
across the region relative to existing supply and affordability, as shown in Exhibit 12 and 
Exhibit 13. These differences contribute to problematic transportation outcomes, such as 
longer commutes and less access to opportunity. Variation across the submarkets also 
demonstrates the need to develop tailored strategies to meet varied needs across the region. 

Exhibit 12. Submarket share of regional need by income, 10-year scaled estimate 

SUBMARKET 0–30% 30–60% 60–80% 
80–

100% 
100–
120% 

>120% TOTAL 

Central 27,000 17,000 3,000 9,000 3,000 11,000 70,000 
North  14,000 9,000 2,000 5,000 2,000 5,000 37,000 
North Central 13,000 8,000 2,000 4,000 2,000 5,000 34,000 
Southeast 29,000 17,000 3,000 8,000 3,000 9,000 69,000 
West 2,300 1,300 300 600 200 700 6,000 

Total 85,000 52,000 11,000 27,000 10,000 31,000 216,000 

Source: ECOnorthwest analysis; DRCOG Small-Area Forecast (2020), DRCOG synthesis of State 
Demography Office 2022 Household Forecast, U.S. Census Bureau, ACS 1-year 2022 PUMS estimates; 
MDHI 2022–2023 State of Homelessness Report. 

Note: Components of need do not sum to total because of rounding. 

Exhibit 13. Submarket share of total need compared to current supply, 10-year scaled 
estimate 
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Source: ECOnorthwest analysis; DRCOG synthesis of State Demography Office 2022 Household Forecast 
and U.S. Census Bureau, American Community Survey 5-year 2013 Public Use Microdata Sample 
estimates; Metro Denver Homeless Initiative State of Homelessness Report, 2022–2023; DRCOG 2020 
Small-Area Forecast 

Regional submarket factors 
Variation in housing need across the submarkets reflect different ways in which these areas 
have been affected by and responded to broader regional trends. These more localized 
trends can be used to inform policy decisions that support meeting a broader regional 
need. 

Population and job growth has been uneven 

While the Denver region as a whole has seen significant job and population growth over the 
past several decades, these trends have not been distributed across the submarkets 
proportionately, as shown in Exhibit 14 and Exhibit 15. 

The Southeast submarket, which includes cities such as Aurora, Castle Rock, Littleton, and 
Englewood saw the highest total population growth over the last 20 years with over 366,000 
new people. While the Central submarket, which includes Denver and Lakewood, saw 
population grow by only 26 percent, this still accounted for over 210,000 new people over 
20 years. The North Central region, which includes Northglenn, Westminster, Brighton and 
Commerce City, also grew rapidly with a 41 percent increase in population. The North 
submarket, encompassing cities like Boulder, Erie, Longmont, and Louisville, experienced 
the highest rate of population growth, 53 percent. The more isolated West submarket grew 
the least over the last two decades. 

Exhibit 15 shows that the Southeast submarket has seen the largest increase in jobs since 
2000, followed by the Central and North submarkets. These submarkets have all increased 
jobs for different reasons, for example land supply and new commercial development in the 
Southeast submarket, urban intensification and redevelopment in the Central submarket, 
and growth in institutional employment and tech and supportive industries in the North 
submarket. While employment growth is forecast to grow at slower rates through 2050, job 
growth will continue to occur, which will lead to increased demand for housing across the 
submarkets. 
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Exhibit 14. Population change, regional submarkets, 2000–2020 

 
Source: ECOnorthwest analysis of U.S. Census Bureau Decennial Census 2000, 2020. 

Exhibit 15. Job growth, regional submarkets, 2005–2021 

 
Source: ECOnorthwest analysis of LODES data 2005 and 2021. 
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New housing supply varies across the submarkets 

Housing production trends across the submarkets can help paint a more complete picture of 
regional dynamics, especially in the context of the population and job growth trends. As 
shown in Exhibit 16, the submarkets have experienced varied amounts of new construction 
and differences in the types of housing being built.  

Exhibit 16. Housing production, regional submarkets, 2000–2020 

 

Source: ECOnorthwest analysis of U.S. Census Bureau Building Permit Survey. 
Note: Unincorporated portions of the regional submarkets are not included in these totals. 

The Central submarket has seen a large increase in housing production after recovering 
from the 2008 recession. The Central submarket saw both the fastest housing recovery post-
recession as well as seeing new housing production at rates both higher than other 
submarkets and higher than the previous 2002–2008 period of economic expansion. During 
the post-recession market recovery, the Central submarket began shifting toward more 
dense multifamily development in response to previous plans and policies. In 2022, the 
Central submarket delivered over 9,200 housing units, substantially more than its pre-2008 
recession peak year.  

The North submarket has returned to pre-recession levels of housing production, but new 
housing development is not occurring at rates that reflect rapid population growth in the 
submarket. The submarket had a record year in 2018, delivering just over 5,300 units. In 
2022, over 4,000 units were built, similar to its early 2000s pace. While single-unit 
development continues to make up the largest share of new housing, there has been a 
notable increase of new multifamily units that make up a larger share of new production 
than in the pre-2008 economic cycle. 

The North Central submarket appears to have struggled to fully recover post-recession 
compared to other submarkets. Housing production remained slow, with just under 3,000 
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units delivered in 2022, well below its pre-recession peaks and not in line with observed 
population growth, which can lead to housing pressures in the submarket.  

The Southeast submarket has recovered to its pre-recession housing production levels, 
especially over the last few years. The submarket saw a record production year in 2021 with 
over 9,100 housing units permitted, and another 6,500 units in 2022. The Southwest 
submarket also saw a large increase in the share of multifamily production in 2021 and 
2022.  

The West submarket's production pace stayed relatively flat over the past decade. Fewer 
than 2,000 housing units were permitted between 2000 and 2020, which contributes to both 
limited housing availability and relatively slow population growth that has occurred in many 
of these smaller communities across the foothills.  

Differences in housing production are partially reflected in the different rates of housing 
vacancy across the submarkets, as shown in Exhibit 17. 

Exhibit 17. Vacancy trends by regional submarket, 2000–2022 

 

Source: ECOnorthwest analysis of U.S. Census Bureau Decennial Census 2000, 2010; American 
Community Survey 5-year 2022 estimates. 

The North Central, Southeast, and Northern submarkets currently have the lowest vacancy 
rates for both ownership and rental housing in the region, indicating constrained housing 
markets as shown in Exhibit 17. The Central submarket indicates vacancies are slightly 
higher than other submarkets likely due to higher rates of recent multifamily development 
that has led to absorption periods for a larger volume of new units. The West submarket 
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has seen relatively stable vacancy rates since 2000 due to relatively slow changing housing 
stock given the less urban character of communities in the submarket. 
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4. Systemic barriers to meeting 
housing needs 

Two key challenges in meeting the Denver region’s housing 
needs include building housing that supports the diversity of 
housing needs across all income levels and household types 
and ensuring that diverse housing options exist across the 
region’s submarkets. When looking at the region as a whole, the 
production of market-rate housing has kept better pace with the 
demand from higher income households. This level of 
production needs to be sustained to continue meeting projected 
needs, and should be more evenly distributed across 
communities to create more opportunity for residents to make 
choices based on their needs and preferences. At the same 
time, the region will need to significantly increase the 
production of affordable housing, especially for the lowest income households to meet the 
scale of existing and future needs. 

The barriers to meeting housing needs described in this report were identified by regional 
stakeholders including, local government staff, representatives from lending and investment 
institutions, developers, professional associations, state and regional agencies, consultants, 
as well as infrastructure/utility providers and advocacy and service organizations. The 
barriers to producing more housing—and at a higher rate than past trends—are varied, 
operate at multiple levels, and interact in complex ways. These obstacles are not uniform 
across the region; they vary significantly depending on the unique characteristics of each 
geographic location and evolve over time in response to changing circumstances. Typically, 
it is the combination and intersection of these barriers that hinders housing projects—
especially those affordable at low and moderate incomes—either by preventing them from 
moving forward altogether or by resulting in the development of fewer units than what 
might be allowed or desired under current conditions. 

The categories discussed below highlight key issues that affect how and how much housing 
is built in the region. Appendix D contains a more detailed discussion of each category and 
examples of how these barriers are experienced in communities across the Denver region.  

Land use and zoning 

Land use refers to the way in which land is utilized and managed, including how land 
should be allocated for various purposes, such as residential, commercial, industrial, 
agricultural, recreational, or conservation areas. Land use planning provides a vision for 

» This chapter 
summarizes the varied 
and intersecting 
barriers to producing 
more housing overall 
and more diverse types 
of housing in the 
region. 
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future development within neighborhoods, districts, towns, cities, counties, regions or other 
defined planning areas. Local jurisdictions play a crucial role in determining the balance of 
land uses within their boundaries through comprehensive plans, zoning ordinances, and 
development standards. They aim to ensure that the allocation of land aligns with the 
community's vision, goals, and priorities while considering factors such as economic 
development, environmental sustainability, and quality of life. 

Zoning regulates local land use by establishing guidelines and restrictions used to control 
and guide property development in various areas within cities, towns, and counties. 
Communities are divided into districts or zones, each with specific regulations governing 
allowed uses, building size, dimensional requirements, density, parking, and other 
development standards. 

Land use and zoning barriers include: 

» Zoning that supports a narrow range of housing types limits the land available for more 
housing production and options. 

» Open space and off-street parking requirements limit housing production by making 
many types of housing infeasible in many locations. 

» Exclusively commercial zones also reduce the land available for more housing 
production. 

» Permitting and procedures reduce housing production feasibility through greater costs 
including additional time, other delays, uncertainty, and risk. 

» Where local regulation-based incentives are not matched to needed housing types, the 
value of such incentives are not able to make up for additional costs needed to increase 
housing production and options. 

Infrastructure 

Infrastructure refers to the fundamental facilities and services that support a community's 
development and operation. In the context of housing, key infrastructure includes 
transportation networks such as roads, public transit, sidewalks, and bikeways; water and 
sewer systems; stormwater management systems for collecting and treating runoff; energy 
sources such as electricity and natural gas; and community facilities such as schools and 
parks. The costs and construction of new infrastructure are often shared between the private 
and public sectors where private developers install infrastructure related to their projects 
and public sector agencies provide and maintain larger, off-site infrastructure systems, 
funded through taxes, user fees, and impact fees charged to developers. However, over time, 
the roles of the private and public sectors in providing and funding infrastructure projects 
have become more blurred due to funding challenges. Increasingly, private developers are 
required to contribute more to off-site infrastructure improvements, while public agencies 
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need to explore innovative partnerships and financing mechanisms to deliver and maintain 
necessary facilities and services. 

Infrastructure barriers include: 

» Limited infrastructure funding leads to a heavy reliance on user fees, potentially 
burdening existing residents. Additionally, jurisdictions face the risk of taking on 
burdensome bond obligations, so they often delegate infrastructure development to 
developer-led special districts. 

» Limited capacity of existing systems may require developers to facilitate upgrades 
themselves. These added costs can make housing projects less financially feasible, 
especially for affordable housing, resulting in less housing production, fewer units in the 
projects that do move forward, or a focus on higher-priced housing units that can absorb 
these additional costs. 

» The presence of multiple service providers within a single jurisdiction complicates 
efforts to coordinate and potentially reduce or waive development fees. 

» Access to opportunity presents a dual challenge in housing development. Areas that are 
destination-rich, compact, walkable, and well-served by existing transit typically have 
higher land costs, making development more expensive. Communities along historically 
underinvested corridors have concerns about the loss of more affordable housing options 
when the real estate market responds to regional transit improvements. 

Development costs and market factors 

The most important factor determining whether and what kind of housing gets built in our 
communities is financial feasibility. Both for-profit and nonprofit developers need the 
expected revenues of a finished project to at least cover the cost of repaying loans, providing 
a return on any investor equity, and covering their staffing and operational expenses. Local 
policies contribute to total project costs—regulations governing the size, unit density, 
materials and other design factors all affect a project budget. At the same time, broader 
market conditions influence the basic costs of development in ways that can make housing 
more expensive or less likely to be built. 

Development costs and market barriers include: 

» Rising interest rates and insurance costs affect housing development by slowing down 
development activity across all housing types, particularly affordable housing projects. 

» Elevated land values may discourage public agencies from providing their holdings to 
support housing production due to their limited revenue options.  

» Securing adequate water supply often incurs costs beyond just the infrastructure needed 
for delivery, further increasing development expenses. 
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» The construction industry faces a labor shortage, stemming from employment levels that 
have not fully recovered since the Great Recession, further exacerbated by high housing 
costs and the cyclical nature of Colorado's development industry. 

» Construction defect liability laws have discouraged developers from building dense 
ownership housing, particularly condominiums.  

Funding and finance 

The terms "funding" and "financing" are often used interchangeably, but there is an 
important difference between the two. Funding describes the ultimate sources of money to 
pay for development costs and generally comes from private developers (for-profit or 
nonprofit) and investors or public sector partners (whether from local revenue sources, 
state funds, or federal funds). For affordable housing especially, the limited amount of 
funding available from all sources is the primary challenge to ramping up construction and 
preserving the affordable housing that already exists. 

Financing describes mechanisms to distribute funding, such as loans, grants, and equity 
investments (among others). The features and requirements of different financing tools 
have implications for development costs, and some tools are better suited—or restricted, 
as in the case of tax credits—to certain kinds of development. Even jurisdictions that have 
limited sources of funding may be able to adjust how they finance development in order to 
better leverage funds to meet housing production needs. 

Funding and finance barriers include: 

» There’s an over-reliance on limited federal resources for affordable housing 
development, with annual applications for federal tax credits in the state consistently 
exceeding the available supply.  

» The lack of a dedicated source of regional gap funding creates challenges for projects 
that often face delays or even cancellation due to the time-consuming and complex 
process of assembling gap funding from multiple sources.  

» Local incentive programs (e.g., voluntary inclusionary zoning) designed to boost 
affordable housing production often fall short of their intended goals. 

» Existing funding programs for affordable housing development often favor larger-scale 
projects with experienced developers because of perceived lower risk, putting smaller 
communities at a disadvantage. 

Community consensus and collective action 

Beyond official rules, processes, and market factors, community consensus and collective 
action play crucial roles in shaping the local and regional housing landscape. The 
commitment of key stakeholders and elected officials is essential for enacting policies and 
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allocating resources that support housing development. A lack of commitment or consensus 
can derail even well-intended efforts to meet housing needs. Similarly, collective action by 
community members and advocacy groups can either push housing initiatives forward or 
oppose development. Community consensus and collective action barriers include: 

» Local resistance to new housing development, particularly affordable housing and 
diverse housing types, poses a significant barrier to addressing housing needs.  

» The lack of consistent local data hinders a comprehensive understanding of housing 
needs across different jurisdictions. 

» Colorado's state tax policy, particularly the Taxpayer Bill of Rights (TABOR), significantly 
constrains the government's ability to generate revenue that keeps pace with population 
growth and demographic changes. This often limits the capacity of government to fund 
housing initiatives and related services. 

Interplay of barriers to building housing 
Organizing barriers into key groups can help inform development of a future regional 
housing strategy with a framework that addresses both the broad issues and the on-the-
ground experiences in the region. The interplay between factors such as market conditions, 
the regulatory environment, infrastructure availability, community context, and financial 
resources can lead to unintended outcomes. For example, land use and zoning barriers may 
create mismatches between areas with access to needed infrastructure, land prices or 
market demand to support feasible construction of more housing. Such interplay limits 
location flexibility and choices for the development of more housing and more housing 
options, affecting many sectors’ ability to meet regional housing needs. Solutions to address 
these barriers will need to be multifaceted, well-researched, and comprehensive. 
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5. Moving toward a regional 
strategy 

Addressing a regional issue requires regional partnership. 
Many stakeholders in the region, including DRCOG’s 
member governments, have long identified the need for 
coordinating regional housing efforts to address the overall 
housing supply and affordability challenges. Local 
communities often struggle with access to consistent, 
reliable, and granular data for understanding demographic 
and housing trends that can establish a baseline to inform 
strategic and effective housing policy. Some communities 
may also lack the technical expertise and/or staff capacity 
to maintain regular coordination between neighboring 
jurisdictions that is necessary to meaningfully address 
housing affordability. 

With a long history of regional planning and coordination, DRCOG is well positioned to 
convene diverse partners through the development of a regional strategy. A regional housing 
strategy will align efforts across the region and identify collective actions to address housing 
supply and affordability. DRCOG has collaborated with stakeholders and partners, including 
the Advisory Group, to develop a framework, described below, that will serve as the 
foundation for creating a regional housing strategy. 

Components of a regional strategy 
A regional strategy is intended to foster shared understanding, collaboration, and actions to 
help jurisdictions make progress toward addressing the region’s housing needs. The 
housing strategy will aim to address the region's current and future housing needs outlined 
in this report while better coordinating housing and transportation. The framework offers 
preliminary purpose and vision, guiding principles, and focus areas to kickstart the process 
of developing a regional strategy led by DRCOG, in partnership with member jurisdictions, 
and other stakeholders. 

Purpose and vision 

Defining statements of purpose and vision help orient the strategy toward achieving broader 
goals for regional collaboration beyond the specific outcomes related to meeting housing 
needs. This preliminary vision builds on DRCOG’s mission as a regional planning 
organization and its relationship with member jurisdictions. 

» This chapter outlines a 
framework for 
developing a regional 
housing strategy to 
address the housing 
needs and challenges 
identified in the 
Regional Housing 
Needs Assessment. 
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♦ Support and further Metro Vision and the 2050 Metro Vision Regional Transportation 
Plan. 

♦ Develop a consistent, data-informed, and equity-centered approach to analyzing and 
responding to housing needs while coordinating with the current and planned 
transportation system. 

♦ Foster a culture of shared responsibility for addressing housing needs. 

♦ Build consensus around a shared framework for action. 

♦ Increase capacity within local communities to advance housing strategies and 
respond to evolving needs. 

♦ Build a region that is more resilient, inclusive and equitable. 

Guiding principles 

The following principles offer guidance for how a regional housing strategy can focus efforts 
and encourage coordinated action that accommodates a variety of partners. To achieve 
those ends, a regional housing strategy should: 

» Align with the region’s equity vision for communities that offer access to opportunity and 
meet the needs of all races, ages, incomes, and abilities. 

» Be data-informed, grounded in a shared understanding of the region’s diverse housing 
needs.  

» Ensure flexibility in responding to the contexts of communities across the region. 

» Be comprehensive in addressing the barriers to more housing and more diverse types. 

» Reflect the unique roles and authorities of each sector while facilitating collaboration 
and shared accountability. 

» Identify resource requirements to ensure actionable plans and deliver desired outcomes. 

» Balance near-term results with long-term resilience to meet housing needs under varied 
economic conditions. 

Focus areas and intended outcomes 

Clearly articulated outcomes are an essential component of a regional housing strategy. 
Organizing outcomes around the identified barriers to housing production in the Denver 
region clarifies how specific actions and interventions can directly address challenges and 
contribute to overall housing goals. 

Exhibit 18. Example outcomes of a regional strategy, by focus area 

Focus area Intended outcomes 
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Land Use, Zoning & 
Regulatory Processes 

Increased housing supply aligned with regional and local 
needs (by household size, income, location, and 
preferences). 

Infrastructure 
Better alignment between housing development and 
infrastructure availability, condition and capacity. 

Development Costs & 
Market Factors 

Construction of more—and more diverse and affordable— 
housing options. 

Funding & Capacity 
Expanded and sustained affordable housing and preservation 
efforts. 

Community Consensus & 
Collective Action 

Improved policy alignment, resource leveraging, and broad 
support for addressing shared housing needs. 

Implementation considerations 

Additional factors related to implementation will be critical to define through the strategy 
development process. These include: 

♦ Roles and Responsibilities: For each intervention, outlining the sector or specific 
actors best positioned to lead, those who will play supportive or complementary 
roles, and identifying DRCOG’s role will set the stage for coordinated action.  

♦ Costs and Timeline: Estimating the scale of investment, sources of funding, and time 
required for implementation will help jurisdictions prioritize and sequence actions to 
meet their local needs. 

♦ Impact: Given the diversity of barriers and issues the regional housing strategy aims 
to address, it may be valuable to characterize the impact of specific interventions, 
whether it directly results in additional housing unit, is focused on a specific 
segment of housing need (such as low-income or older adult housing) or contributes 
to capacity-building among jurisdictions or partners. 

What is DRCOG’s role? 
Given DRCOG’s broad reach and role in shaping regional development, it is uniquely 
positioned to coordinate regional housing needs and strategy, particularly because of its 
formal planning roles in regional transportation and growth, its ability and role in regional 
population forecasting, and collection of growth and permit data. Engagement conducted 
among a broad segment of member governments, housing developers, public agencies, 
community-based organizations, policy organizations and service providers suggests that 
DRCOG can build on these existing roles and strengths as the region moves toward 
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developing a housing strategy and taking a more coordinated, collaborative approach to 
addressing housing needs on a regional level than ever before. 

DRCOG is recognized as a valuable partner in ways that can be leveraged for regional 
housing work: 

♦ Convening and facilitation: DRCOG has been an effective and trusted convener of 
diverse stakeholders on issues of regional planning and policy that can facilitate 
greater resource alignment and partnerships. 

♦ Data collection and analysis: DRCOG is seen as an important source for 
comprehensive, standardized data for jurisdictions and other stakeholders across the 
region.  

♦ Technical assistance: DRCOG has a record of providing technical assistance to 
member governments that supplements and extends their local capacities. 

♦ Education: DRCOG's current role in sharing information and providing education on 
regional issues can be leveraged to share best practice strategies on implementation 
at the local level.  

Participants identified additional roles DRCOG could step into or expand from its current 
activities: 

♦ Policy alignment: DRCOG could be a voice for the region at the state level to help 
ensure that new legislation and policies related to housing are aligned with other 
programs and priorities (e.g., transportation investments, climate planning) and are 
designed and funded for effective implementation. 

♦ Funding coordination: DRCOG has been successful in setting the regional agenda for 
transportation planning and directing investments in line with those goals. A greater 
role with understanding, communicating and addressing regionwide housing needs 
could provide an additional new lens through which to evaluate and consider regional 
transportation system investments as well as housing-transportation coordination 
strategies.  

How DRCOG plans to move forward 
DRCOG will continue to engage member governments and other regional partners and 
stakeholders in a robust and collaborative process to craft a regional housing strategy 
starting in late 2024. This process will involve working closely with local communities, 
housing providers, advocates, and other key stakeholders to build on the shared vision and 
guiding principles outlines in this report and develop an actionable strategy for addressing 
the region's housing needs.   

A critical component of developing the regional housing strategy will be conducting 
extensive community engagement to gather input and insights from a wide range of 
perspectives. DRCOG recognizes that meaningful community engagement is essential for 
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crafting effective solutions that are responsive to the diverse needs and priorities across the 
Denver region. This engagement will aim to build broader awareness of regional housing 
challenges, identify local concerns and opportunities, and foster buy-in and collective 
ownership of the resulting strategy. 

The regional housing strategy will serve as an important tool for integrating regional housing 
priorities into DRCOG's other major planning initiatives. DRCOG will utilize the housing 
strategy to guide updates to Metro Vision and the Metro Vision Regional Transportation 
Plan. By aligning these plans with the housing strategy, DRCOG can ensure a more 
comprehensive and coordinated approach to addressing the region's housing needs in the 
context of transportation investments and other regional priorities. By working 
collaboratively to develop a comprehensive regional housing strategy and integrate it with 
other key planning efforts, DRCOG and its partners can take a significant step toward 
fostering more equitable, resilient, and livable communities for all residents of the Denver 
region. 
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Local needs and context

If you have difficulty using this document's content, please 
email access@drcog.org or call 303-455-1000. Please expect 
a response within 72 hours (three business days). 
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