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Workforce rental housing, or 1-2 bedroom units from 80% AMI to 125% AMI, in the current
market would require around $72,000 of subsidy per unit based on the gap model on the
previous page and current construction prices (see page 37 for a detailed gap analysis). For
instance, if the community wants to increase the current pipeline by 10%, approximately
$1.4M of additional subsidy will be required. Workforce rental housing models have not
been executed yet, and will be piloted with Fort Lewis College this year (50-70 units).

The HomesFund anticipates 90 affordable homeownership opportunities through their
mortgage programs over the next three years. FLC's new initiative (15 mortgages), Bayfield's
efforts at Cinnamon Heights (30 units), and the City of Durango’s programming (60 deed-
qualified units) over the next 3 years would create 195 homeownership opportunities in
total. The average subsidy required to create affordable homeownership opportunities is
nearly $200k per home. Increasing this existing pipeline by 10% would require
approximately $3.5M of additional subsidy.

-

Planning for a coordinated land development initiative that will provide an estimated 300
additional units of rental and for-sale housing is a significant undertaking that will need the
combined resources of local and state governments as well as support from the private sector.
If the community wanted to provide more than 300 units, we estimate a per-unit subsidy that
averages the amounts needed for rental and for-sale units, resulting in a $134,000 per unit
cost.

La Plata County is actively supporting nonprofit mobile home park preservation efforts which
are also reflected in unit counts for the next three years on the chart on the next page. Costs
for acquisition per unit/lot is $118,000. What is not included on the chart are costs for park
improvements and lot replacements. We do not have cost estimates, but wanted to create a
placeholder and highlight that this will be a funding need in the near future.









https://pagosadailypost.com/wp-content/uploads/2021/10/21-Root-Regional-Housing.pdf
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STRATEGY IMPLEMENTATION

RENTAL

Coordinate the allocation of Private Activity Bonds through a regional agreement

Private Activity Bonds (PABs) are a public funding resource that is allocated to La Plata County
and the City of Durango by the State of Colorado. The Colorado Division of Housing (DOH)
also allocates separate PABs in a statewide pool. This resource alone is not adequate to fund
projects but combined with the 4% Low Income Housing Tax Credit (LUHTC), it is a powerful
tool to support larger affordable rental developments. The PAB allocation process for housing
is managed by the Colorado Housing and Finance Authority (CHFA) and the Colorado Division
of Housing (DOH). Local governments have the choice to allocate PABs to a local project or
assign them back to CHFA to support affordable housing statewide.

The community has a track record of coordinating PAB allocation with the first housing
project in 2019; the use of PAB allocations to preserve Tamarin Square Apartments (68 units
of low-income senior and disabled housing) was a significant win for the local community. in
2022 the community again coordinated PAB allocation for use by TWG development in its
efforts to convert the Best Western into affordable housing through a PAB/4% LIHTC funding
model. The team is hopeful that there will be more opportunities to use this limited resource
to either preserve or promote rental housing projects, and also expects pressure from out-of-
area developers and projects who have the ability to ask local governments to transfer their
PAB cap to projects on the Front Range in Colorado. The consulting team recommends as a
powerful yet simple action that the City of Durango and La Plata County coordinate their
allocations annually by using a shared process for inviting applications from project
developers, and jointly evaluating and selecting projects to increase resource leverage for
both entities. As part of the appendix to this report the team is providing a draft template for
coordinating PABs for future years.
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¢ (nitiate preliminary discussions with local governments to identify any possible
incentives for locating in or near the county. State incentives prioritize counties with
lower AMUs, therefore entrepreneurs interested in starting a modular company may be
more interested in locating in neighboring counties. While it would still benefit La Plata
County residents to have a modular factory nearby and not in the county itself, the
county might lose out on the job creation that would accompany the new business.

¢ (dentify where modular housing could be placed throughout La Plata County, and assist
with the entitlement process, as this will be a key action to confirm feasibility. Looking at
lot availability over the next 24 months as well as possible lots available within a five-to-
10-year horizon is critical to creating enough scale for modular to become a permanent
tool for the communityls workforce housing efforts.

LAND DEVELOPMENT INITIATIVE

Coalesce around 3big ideaj regional projects that bring together city and county

resources as well as private funds to create development at scale

As of May 2022, three primary projects are being discussed that could provide significant
opportunities for below-market housing: (1) Three Springs Phase 2a; (2) La Posta Road
Annexation; and (3) the Sinton property in the county. All three are in various stages of
development and will require that the City of Durango either change existing development
agreements to increase units and mitigate costs of development for hundreds of units,
consider an annexation that would increase lots for housing in the 300-400 unit range, or
look at possible projects near city limits to develop a below-market subdivision through a
public-private partnership. The county would be asked to offset infrastructure costs in at
least two of the above scenarios. The challenge in moving any of these major projects
forward is a lack of consensus on which projects to pursue, primarily because additional
information and technical assistance is needed. The consulting team was asked to provide
some guidance on how to coordinate stakeholders countywide to select one or more
projects to fully implement, define roles and responsibilities, and manage how to share
costs for these various initiatives.

Much of the decision making about which projects to pursue should use a site-prioritization
matrix approach, a best practice in the housing field and a transparent way to select
projects that may receive significant public investment. The consulting team recommends
using the Catalyst Fund committee discussed previously to coordinate a process to decide
in the next 60 days which regional initiatives to support. This committee represents all
major stakeholders and can facilitate a process with use of their consulting team. This is a
short-term solution to moving this process forward while the RHA searches for an executive
director. n the long run, it may make more sense for this kind of multi-year coordination to
happen through the Regional Housing Alliance.
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RESOURCES TO SUPPORT IMPLEMENTATION

Coordinated support for state funding applications

Once a year the Regional Housing Alliance or another entity should issue a letter of
interest opportunity for developers and sponsors interested in applying for the local
Private Activity Bond (PAB) cap, 4% tax credits or 9% tax credits from CHFA. The letter of
interest should be kept brief but ask for enough information for the community to
assess potential development opportunities and select projects to support.

CHFA currently has three funding rounds a year for LIHTC: February, April and August. in
order to provide support for any applications the local LOY process should happen in the
fall of the prior year, ie. October 2022 for 2023 applications. 4f no one submits an LOY
the agency should accept LOUs in the spring as well. This process will be simple, but will
yield significant opportunities to coordinate these critical resources.

The entity managing this process would release the LOY process, close it and convene a
committee or use the RHA board to review applications.

f there is more than one project requesting support the projects should be ranked
using the following factors:

e Developer experience

e Readiness to proceed, site control, zoning, market data etc.

e Development timeline

e Project type

e Partnership with local agency (versus private developer only)

Once projects are ranked, only one 9% LIHTC and one 4% LYHTC plus PAB cap project
should be selected for support annually to ensure local projects do not compete against
each other.

Given the competitive nature of these programs, the community should anticipate the
following level of demand for these resources:

e PAB plus 4% CAP, a project every other year at the most; the next project will likely
be a preservation request for an existing affordable housing portfolio. PAB plus 4%
projects require larger scale (usually over 80 units unless there is rental subsidy).

e The 9% LIHTC is extremely competitive and the community should expect a possible
award every few years. As such, it is critical that only one application from the area
go in at a time.
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https://drive.google.com/file/d/1Nxyq0zqP9Nzz9KVytRv8flqRjxwcJhAh/view?usp=sharing
https://drive.google.com/file/d/1B8ZwcdCzjPmlV_W2ROdzfoC9KjP1cmEE/view?usp=sharing
https://drive.google.com/file/d/1FOVRJkYAB_cBWlNPB7a_l1_bFpCYbpkq/view?usp=sharing
https://drive.google.com/file/d/1xQoAZ-nhIXdLO0ZDsXzSSYazrHjmk8vf/view?usp=sharing
https://drive.google.com/file/d/1OIz1VfMEyMokumoV2mdhLDVDAuF8IryP/view?usp=sharing
https://drive.google.com/file/d/1HzmAt8CoreB-479XimFLzxbmZ6agRaGf/view?usp=sharing
https://drive.google.com/file/d/1PJQzJxdttDW9zu-3HSeJQn5vUOpOqcg2/view?usp=sharing

