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We are a unifi ed voice supporting the preservation and production of quality aff ordable housing for low-  and moderate-
income Coloradans through education and advocacy statewide in order to build a strong economy and healthy 
communities.

VISION

MISSION

HOUSING COLORADO 

A decent, safe, and aff ordable home in a healthy and sustainable community for every Coloradan. Housing Colorado is the voice for 
a statewide, multi-sector network 
of over 3,500 professionals 
engaged in all facets of aff ordable 
housing development.   
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The Housing Colorado 2008 Facts Book marks the third consecutive year we have offered 
this resource to illuminate the myriad of housing challenges facing our state. 

To better understand the interconnectedness of housing and quality of life, we have probed 
the relationship between housing and education, economic development, energy, health 
care, and transportation. We have also updated our 2006 report card to assess how well 
Colorado is meeting our affordable housing challenges. For the fi rst time, Housing Colorado 
has tapped experts in a variety of fi elds to help ensure the accuracy and relevance of this 
information.  Many thanks to our Editorial Board, see page two, for taking the time to share 
their insights and constructive critiques. 

While we highlight Colorado’s housing statistics through this publication, our priority remains 
to advocate on behalf of the real Coloradans these numbers impact.  This 2008 Facts Book 
looks at how our neighbors - the homeless, seniors, children, people with special needs, 
homeowners, and renters are really doing. We hope this book will help you understand 
more about housing issues, educate others, and make a difference in Colorado!

Michael Martinez, President, Housing Colorado Board of Directors 
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 Photo credit: Energy Outreach Colorado

COLORADO BY THE NUMBERS

10.5% population growth since 2000

2.53 people live in each household

54,100 new jobs since May 2006 

4,000 fewer housing industry jobs than 2006

New housing permits fell 6.2% in 2006-2007

Buys a $210,000 home (at 30% income)

272,100 pay > 30% of income on rent

20% are below self-suffi ciency standards 7 

Although sales dropped, 6% growth in 2006

Up $22 over 2006 prices

4.7 million Coloradans 1     

1.8 million Colorado households 3 

2.6 million employees 3     

4.3% unemployment rate statewide 3

2,053,178 housing units statewide 4   

$52,015 was the median household income in 2006 5 

$32,765 was the median renter income 5 

11.1% of Coloradans live below the poverty line 6 

$233,471 median cost, single-family home, 2006 8  

$854 average fair market rent for a 2BR apartment 9 

LOOKING BEYOND THE NUMBERS
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      FEDERAL FUNDING                                     STATE FUNDING     

Colorado receives several different grants for housing programs from the U.S. Department of Housing and Urban Development 
(HUD).  However, federal funding has declined by 60% over the last 30 years and Colorado’s share of this diminishing funding 
is among the lowest in the nation.10  The state currently ranks 50th for Community Development Block Grant (CDBG) funds and 
43rd for HOME funds.11  

Note: The Colorado 
Division of Housing 

(CDOH) and the 
Colorado Housing 

& Finance Authority 
(CHFA) are the 

major administrators 
of these programs, 

but in some 
instances funds go 

directly to larger 
cities and counties.

Federal funding has declined 
by 60% over the last 30 
years.60% 

2007  2004
F u n d i n gEmergency Shelter 

HOME

Community  Development Block
Grant

Federal Low-income Housing Tax 
Credits

Section 8 (State Allocation Only)

1.6 Million (2007)

20.5 Million (2007)

38.5 Million (2007)

11 Million (2007)

17 Million (2007)

KEY FEDERAL PROGRAMS APPROPRIATED 
THROUGH HUD TO COLORADO 12 
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The Colorado Division of Housing managed a budget of $31.3 
million, mostly federal dollars, in FY 2007-08.13  Yet as federal 
dollars decline, the State of Colorado continues to under-fund 
affordable housing programs. 

  

Colorado allocated only $1.2 million to affordable housing in 
2007, losing the opportunity to leverage an additional $8-$10 
for each new dollar of public investment (based on historic 
trends). The Colorado Division of Housing estimates the level of 
need for proposed projects to be $17,070,999, a number that’s 
likely to rise as regional needs assessments are completed.

      FEDERAL FUNDING                                     STATE FUNDING     

Colorado spends only 31 cents 
per citizen annually on housing 
investments. 31cents/ citizen

38.5 Million (2007)



COLORADO REPORT CARD
This is the 3rd year Housing Colorado has prepared key indicators to track housing issues on a statewide basis.

Indicates an 
improvement  

Indicates a 
worsening situation 

Indicates 
no significant change

K E Y

RENTER HOUSING COSTS
2006  - 
2007  -

33% of the households in Colorado are renters and generally earn half as much as home-
owners.  If a renter pays more than 30% of their income towards rent, they are considered 
rent burdened and less able to cover their health care, utilities, food, and other costs. Rent-
ers paying more than 50% of their income for housing are deemed severely rent burdened.  

In 2006, the statewide fair market rent for a one-bedroom apartment increased to $681 a 
month, requiring a renter to earn $27,248 a year (or $13.10 an hour). There are only 10 
counties in Colorado where someone earning the average, local renter wage can afford 
the Fair Market Rent for a one-bedroom apartment and only one county where that same 
worker could afford a 2BR.14

-

Our annual indicators refl ect the latest available statistics at the time of print. 
Our online 2008 Facts Book will be updated with any vital changes or 
corrections. Please contact Cate Tiller, 303.863.0126, with suggested 
revisions to the electronic version of our 2008 Facts Book. Please visit our 
website for a directory of local, state and national housing resources, 
www.housingcolorado.org/Resources.



-

STATE FUNDING
2006  +
2007  +

While 38 states across the nation and 350 cities and counties have secured reliable funding to support affordable housing, Colorado 
lacks a sustainable state source.  The Colorado Blue Ribbon Panel on Housing concluded in 2006 that Colorado needs to, “Provide 
new permanent and reliable funding sources for the acquisition, production, and preservation of affordable housing.” 15

The state budget for affordable housing grew in 2007 to $1.2 million, a small increase over 2006 ($123,000) but still distant from the 
2002 highpoint of $4.57 million.16  Designating a permanent funding source and creating a Housing Investment Fund (See page 30), 
would install a stable and adequate stream for housing funds.

FEDERAL FUNDING FOR HOMELESSNESS
2006  -
2007  -

Colorado’s population has grown steadily in the last decade but so has the state homeless population.  The 2007 statewide count 
found 12,050 Coloradans experiencing homelessness.17

HUD provides Colorado with an Emergency Shelter Grant to address homelessness.  In 2007, the statewide amount of $1,662,716 
refl ected an increase of only 1% (less than the rate of infl ation) from the previous year. Colorado receives less per homeless person 
(Approximately $137.98 a year), than neighboring states – which have signifi cantly lower homeless populations.  According to the 
Colorado Division of Housing, the state is ranked 48th nationally in terms of funding for the homeless. 18

-



THE HOUSING CHOICE VOUCHER PROGRAM 
2006  -
2007  -

Colorado helps provide housing for those with very low incomes through the Housing Choice Voucher Program, which ensures that 
enrolled families do not pay more than 30% of their incomes for housing costs.  In 2007, Colorado was allotted 27,993 vouchers for 
statewide distribution (formally called the Section 8 program).19

The state has a documented need for an additional 40,160 vouchers, although this number is considered inaccurate due to the fact 
that many waiting lists were closed years ago due to budget cuts.20   There is a direct correlation between homelessness and the 
lost (unfunded) vouchers in Colorado.21

COLORADO’S FORECLOSURES
2006  -
2007  -

Job losses, a decline in home values, and over-fi nancing of risky home loans has caused a torrent of Colorado foreclosures over the 
last three years.  In 2006, the state became the leader for the most foreclosures in the U.S. 

In response, state and local agencies formed the Colorado Foreclosure Taskforce and Hotline to provide counseling to those on the 
verge of losing their homes.   State legislation was passed in the 2007 session to address systemic problems. Despite this new pro-
gram, Colorado continues to suffer through ever-climbing foreclosures.  2006 alone had 28,453 fi lings and it is anticipated the 2007 
fi gure will surpass 36,000, a 30% increase.22 Shortly after launching in 2006, the hotline received up to 3,000 calls asking for help. 

-

-

COLORADO REPORT CARD



COLORADO’S MEDIAN HOUSING PRICE VS. MEDIAN WAGE
2006  -
2007  -

One way to determine the affordability of a housing market is to compare median housing prices to median household income. A 
ratio of 2.5:1 is considered to be healthy. Colorado’s out-of-reach ratio was 4.5:1 in 2006. According to the Joint Center for Hous-
ing Studies at Harvard University, more than 50% of Colorado’s low-income households have severe housing cost burdens.23  This 
has resulted in a range of issues, including larger home loans (more debt burden), less of an ability to pay other bills (health care, 
energy, etc.) and more painful foreclosures.

Median Colorado home prices soared from $140,047 in 
2000 to $233,471 in 2006.24  This represents a nearly 
66% increase in 6 years.  During the same time, median 
wages in Colorado have only increased 18%, from $13.40 
an hour in 2000 (or $27,872 a year), to $15.82 an hour 
(or $32,905 a year) in 2006.25  This graph dramatically 
depicts the expanding affordability gap between housing 
costs and what people can afford to pay in the Denver 
Metro area.

Andy Knudtsen, Economic & Planning Systems, Inc.  
Denver, CO - June 2007

-
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       HOUSING AND THE ECONOMY

$1 million in housing sales = $448,000 in secondary economic benefi t. 

HOUSING INDUSTRY IS ADJUSTING IN 2007

Housing construction
and sales account for 
10%  of Colorado’s gross
state product.

The Colorado economy is moving through a complex 
period of restrained growth and adjustment.  There have 
been up to 4,000 job cuts in the housing industry in 
the last year, refl ecting a 19% slowdown in new home 
permits from 2005 (45,891) to 2006 (38,343) as existing 
inventory bulged to historic highs (31,900 available units 
in Denver alone in late 2006).  Widespread foreclosures 
have meant more properties for sale.  2007 is on track 
for a 22% decline in new home permits, with a target of 
only 31,303 new units for the year.27 

  THE HOUSING INDUSTRY DRIVES THE  
  ECONOMY STATEWIDE 

From a multi-story apartment building in downtown
Colorado Springs to green condos in Lafayette to 
affordable family single-family houses in Durango, 
housing provides jobs, grows businesses, expands 
the tax base, and improves a community’s quality of 
life. 

Housing construction and sales account for 
10% of Colorado’s gross state product. Every $1 
million in housing sales generates $448,000 in 
secondary economic benefi t and creates 9 new jobs.26 

Colorado’s housing industry employs over 302,837 
Coloradans (comprising builders, lenders, developers, 
realtors, advocates and other professionals).



ww
w.

ho
us

ing
co

lor
ad

o.o
rg

11

THE WORKFORCE REQUIRES ADEQUATE HOUSING 

Communities need value-added businesses that produce quality products or 
services and pay top wages for their residents. Workforce housing located close 
to employment centers provides businesses with better access to a larger and 
more reliable labor pool. Businesses and governments are working together 
through entities like the Northwest Council of Governments, the Douglas County 
Housing Partnership and the Calling Mesa County Home Program (Grand 
Junction Housing Authority) on strategies to house their workers. 

35%
drove to jobs outside  
their county of  residence.

ACCORDING TO THE NATIONAL 
GOVERNORS ASSOCIATION: 

Housing costs are a primary 
factor in determining whether a state 

can eff ectively attract and retain 
employees and businesses.

A  lack of affordable housing hinders business 
relocation  and expansion. 28 These findings were 

echoed in a recent Urban Land Institute survey, which 
found large companies are especially impacted when 

trying to retain qualified entry and mid-level 
employees due to a lack of affordable housing. 29

“Denver’s professional, socio-
economic and cultural diversity 
impacts our economic vitality and 
quality of life. Affordable housing 
is vital to a community’s ability 
to attract and retain businesses 
and jobs, and homeownership 
contributes to a sense of community, 
social stability, and a vested interest 
in the neighborhood. Our workforce 
needs opportunities to live in our 
community through affordable 
housing without long commutes.”  
Denver Mayor John Hickenlooper
August 2007

35% of Coloradans commuted to jobs 
outside their county of residence in 
2000.30  While that may be more 
palatable in a metro region, long drives, 
often over steep mountain passes, can 
make employment in Colorado’s resort 
regions risky business.
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HOUSING AND EDUCATION

A STABLE HOME ENVIRONMENT PROMOTES 
BETTER SCHOOL ATTENDANCE

When students miss school, their lower attendance rate 
measurably reduces reading and school performance 
levels.  Students who had a nearly perfect (95%) 
attendance record had 20% higher testing scores than 
peers who attended class 80% or less of the time.31

HOMELESS 
CHILDREN LOSE 
MORE THAN TIME 
FROM SCHOOL 
ABSENCES

Colorado has 12,689 
students living on the 
streets, in shelters, 
or doubled up who 
are enrolled in public 
schools.32  Homeless 
children miss up to 25% of 
school days due to a range 
of circumstances.  Their 
absence not only reduces 
class time, but also limits 
their interaction with 
peers and essential social 
development at a young 
age. 33 

Homeless 
children 
miss up to 25% 
of school days.

Photo credit: Grand Junction Housing Authority
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Photo credit: Grand Junction Housing Authority

HOUSING POLICY IS SCHOOL POLICY

The lack of housing balance in many neighborhoods can lead to economic 
isolation that is magnifi ed in schools’ enrollment patterns and detrimental to 
educational success for all students.  There is a direct correlation between a 
school’s socioeconomic profi le and its scores on the CSAP test. Numerous 
studies have shown that when low-income students attend schools where 
the majority of students are middle-class, they score signifi cantly better on 
standardized tests.34  

A child’s home directly 
impacts their performance at 
school. 

A child’s home directly impacts their 
performance at school. From the doorbell to 
the school bell, decent, safe, affordable homes 
play a central role in helping students do well 
in school, by providing a stable foundation and 
a healthy environment that reduces 
absenteeism and improves performance.
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HOUSING AND TRANSPORTATION

Over 44% of working families nationwide spend more 
than half of their total earnings on their housing and 
transportation costs.35

These expenses don’t factor in the escalating public 
costs of increased congestion, pollution and building 
more roads to accommodate those “driving till they 
qualify.”  New, expensive infrastructure costs local 
governments twice as much when it’s built outside 
city centers and the taxpayer foots the bill.37 

FAMILY AND PUBLIC BUDGETS BECOME 
CRUNCHED ALONG ROADWAYS63%

total renters’ incomes

Nationally, housing 
and  transportation 
costs =  more than 

half (52 cents) of every 
dollar earned.36

Colorado is a large state with a dispersed population.  
Residents must travel great distances, sometimes 
through dense cities, over high mountain passes or 
through windswept plains.  Housing and transportation 
costs can easily dominate a family budget. As housing 
costs rise, residents are pressured to live farther from 
work, and renters are pushed further from achieving the 
dream of home ownership by decreasing their ability to 
save.  In an expansive state like Colorado, transportation 
costs can be steep.

52
cents of 
every dollar
earned

COSTS HIT RENTERS HARDER

Because renters generally earn about half 
the income of homeowners in Colorado,
transportation costs take up a greater 
percentage of their total income.  Renters 
spend an average of 63% of total income 
for housing and transportation costs.41 
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For every dollar 
saved in housing, an 
additional 77 cents 
will be paid to cover 
transportation costs.

For every dollar a family saves by moving to a house that’s more affordable but farther 
from work, they pay an additional 77 cents to cover transportation costs (car payments, 
maintenance, gas, insurance, parking).38

Offering fewer transportation options, these outlying areas leave residents car dependent 
and without lower cost choices like transit and walking.

Working families in the Denver-area spent 59% of their income on housing and 
transportation costs in 2005.  That means that a family earning $40,000 a year spends 
almost $2,000 a month for housing and transportation ($1,933).39 

SOARING GAS PRICES ERODE PURCHASING POWER OF COMMUTERS

Driving to the suburbs used to mean more home for less money but transportation costs 
have changed that dynamic.  A commuter can expect to pay around $3 a gallon for gas 
and 50 cents per mile for car maintenance today. Traveling 50 miles a day in a car which 
averages 26 miles per gallon, that same commuter will spend up to $646 a month, or 
$7,753 a year, just for transportation to and from work.  If that same commuter moved 
closer to their job, driving a 10 mile a day distance, they would reduce their costs by 
$1,550 a year. 40

COMMUTING DOES NOT MEAN A CHEAPER COST OF LIVING
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HOMELESSNESS IMPACTS CHILDREN’S HEALTH

There are approximately 4,486 homeless children in Colorado.43

Children lacking a stable home are much more likely to develop 
a range of health issues.  Respiratory infections, diarrhea, constipation, 
asthma and small wounds are 5 times more common in homeless 
children.44

Homeless children also suffer from poor nutrition. 21% of homeless 
children reported not getting enough food to eat in the previous week. 
50% of homeless children will incur a nutritionally based disease that 
will impact them for their entire lives.45

HOUSING AND HEALTH CARE
Affordable housing is good for your health.  Faced with both high costs of housing 
and healthcare, Coloradans often have to choose one or the other, or not enough of 
either. When people are paying more than 30% of their income for their home, they 
are less able to afford health care.  In Colorado alone, there are 770,000 residents 
who have no health insurance (Colorado ranks 15th worst in the nation).42  When 
people are forced to live in poor quality housing, it often exacerbates the problem, 
affecting their health in a variety of ways. 

770,000 Colorado residents  
have no health insurance.
Colorado ranks 15th worst 

in the nation.

Aff ordable housing creates a stable platform for cost-eff ective delivery of services. 
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CROWDED AND UNCLEAN CONDITIONS CAUSE 
HEALTH PROBLEMS

As many as 23,000 Coloradans live in substandard housing
(Meaning it lacks complete plumbing or a complete kitchen,
has inadequate heating, has structural or maintenance
problems or lacks adequate electricity). An additional
10,700 people live in overcrowded, unsafe conditions.46  

Unable to afford better housing and health care coverage,
these residents often go without treatment and thus suffer
from chronic health problems, including impairing allergies,
asthma, respiratory infections, and obesity.47 

Thousands of Colorado children who live in infested
conditions often develop an allergy to cockroaches, mold, and
animal dander, which create respiratory problems such
as asthma.  They are 3.4 times more likely to need
hospitalizations and urgent medical care (78% more 
unscheduled visits than other asthma patients).48 

23,000 Coloradans live in substandard housing.

78% more urgent 
care visits due to asthma.

STABLE HOUSING IMPROVES HEALTH 
AND SAVES MONEY

When people have affordable housing (costs less than 
30% of their income) they are more able to cover their 
basic healthcare costs, seek treatment earlier, and do 
not rely on the emergency room visits which Colorado 
taxpayers  subsidize.  

Affordable housing creates a stable platform for cost-
effective delivery of services.  It costs the City and 
County of Denver approximately $40,000 a year to 
maintain the health and safety of a chronically homeless 
person, but once a person is housed, the average cost 
dropped to about $17,000. 

Denver’s Road Home documented a 60% decrease in 
the use of emergency services (hospitals, jail, etc.) by 
739 people enrolled for two years in the Housing First 
program.
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Affordable housing developers build housing for renters and homeowners, often to see their efforts literally go up in smoke as 
370,000 low-income Coloradans struggle to pay their energy bills.49 While the buzz recently has been about going green to save 
energy costs at home (by changing light bulbs, insulating, and using less heat and AC), families on a limited budget are focused on 
the challenge of paying bills in the short term.  These costs must be factored in when assessing housing affordability.

HOUSING AND ENERGY COSTS 

LOW INCOME COLORADANS GET HIT HARD 
WITH ENERGY BILLS

In 2002, those enrolled in energy assistance programs 
received an average of $302 and paid $281 on their own for 
the November through April period.  In 2007, due to funding 
cuts and increased enrollment, the assistance fell to $280, 
while those in need had to pay up to $673, due to higher 
energy prices.  107,256 Colorado households were served 
by LEAP government assistance in 2005-2006 and 93,473 in 
2006-2007.51

The Mile High United Way, based in Denver, saw a 1000% jump 
for energy assistance requests between 2002 and 2006 due to 
escalating prices. These requests were second only to rental 
help, showing the challenge of paying housing and energy 
bills.52 

N a t u a l  g a s  c o s t s  i n c r e a s e d  1 1 5 %  i n  t e n  y e a r s .

ENERGY COSTS INCREASE TO 
HISTORIC HIGHS50

$2.15 

$1.13/
gallon 

$4.80/ 
1000 
cubic sq. 
feet

$10.29 9.06 cents

7.01 
cents/ 
kilowatt-
hour

2006 2005

2001
1996

1990

2006

Gasoline

Natural Gas

Electricity
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19PERMANENT FUNDING TO OFFSET ELECTRIC AND GAS 
BILLS IS ILLUSIVE

Many Coloradans rely upon the federal and state government to provide energy 
assistance.  Yet funding levels for these critical programs has been a roller 
coaster ride in the last few years.  In 2004-2005, $38 million was allocated 
from federal and state funds. These funds climbed to $62 million in 2005-2006 
but dropped to $37 million for 2006-2007.  This resulted in a gap of nearly $19 
million, or a reduction of over 30% in one year.  Colorado needs reliable funding 
for energy assistance in the future for both families and developers trying to 
keep housing affordable over the long term.54

HOMELESSNESS BROUGHT ON BY 
INABILITY TO PAY ENERGY BILLS

The annual Point in Time Survey found in 
2006 that an “inability to pay for utilities” 
was ranked the 6th most common reason 
(out of 26 categories) for a family becoming 
homeless.  53% of these respondents were 
households with children.

HELPING LOW INCOME 
HOUSEHOLDS BRIDGE THE 
GAP

On average, each year Energy Outreach 
Colorado helps to improve the energy 
effi ciency of 500 households across the 
state through its Energy Solutions Grants 
Program. Likewise, the State Energy 
Saving Partners Program weatherizes, on 
average, 4,000 homes (both renter and 
homeowner) per year. 53

6th
most common reason

for a family 
becoming homeless.
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In 2006, Colorado was unhappily dubbed the state with the highest rate of home foreclosures in the entire U.S.55  That year saw 
13,643 foreclosures.  Front Range communities like Weld, Adams, Arapahoe, Pueblo and Denver counties led with annual numbers 
as high as 1 foreclosure for every 98 homes (the national average is 1 in 704 as of July 2007).56 

COLORADO HOME FORECLOSURES

WHY IS THIS HAPPENING?  A NUMBER OF COMPLEX FACTORS AT WORK

In 2002, the non-traditional loan industry (touting a range of interest-only and payment option features) 
made up 4% of the housing market.  By 2005, it had grown to 38% of home loans.  Major lenders created 
their own “affordability products” to compete with one another. 58

Many of these loans featured adjustable rates that began with a low payment.  At the end of an initial time 
period (typically after two to fi ve years), this payment could increase by as much as three times in some 
cases. Wall Street fi rms then packaged multiple loans into securities to resell to investors.  Typical real 
estate portfolios are “low risk” but these portfolios often triggered a broader loss as risky loans defaulted 
from within. 60

Without rapid appreciation of home values in Colorado, homeowners are not able to use the safety valve 
of selling their homes if they can’t make their payments.  Many borrowers with no-interest loans have 
found themselves actually owing more than the original sale price and far more than the house could sell 
for under current market conditions. 

The foreclosure forecast calls for continuing instability.  9,254 filings were reported in the first quarter of 2007.
 57

$680
billion in
adjustable 
rate 
mortgages 
are expected to 
reset across 
the country 
within the 
year 2007. 59
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Struggling to Finance the American Dream

The number of Colorado foreclosures fi lings more 
than doubled between 2003 (13,575) and 2006 
(28,435). Over 70% of Colorado’s foreclosures 
occurred to homes valued at less than $200,000 
and 95% were in homes with a loan amount of 
less than $300,000 in the fi rst quarter of 2007.61 

Helping Those on the Brink: Colorado 
Foreclosure Hotline 1 877 601 HOPE 

Even when risky loans have already been signed 
by borrowers, the most effective approach is 
to offer advice to those in trouble. Created by 
a CDOH-convened task force to provide free 
services through professional counselors, the 
hotline has received over 18,000 calls since 
opening in October 2006. The results so far are 
impressive.  At least 4 out of 5 callers to the 
hotline who speak with a housing counselor 
end up avoiding foreclosure by working out a 
repayment plan, modifying the mortgage, or in 
some cases selling their home.62   

COLORADO FORECLOSURE HOTLINE

1  8 7 7  6 0 1

HOPE

Prevention through 
Homeownership Education

The Colorado Housing and 
Finance Authority (CHFA) 
offers free homebuyer and 
fi nancial management classes to 
anyone interested in attending. 
Additionally, CHFA requires 
borrowers in its programs 
to attend the class within 12 
months of purchase. The 
effectiveness of the requirement 
is evidenced by CHFA’s 
extremely low default rate.  
Historically the foreclosure rate 
for CHFA loans has been less 
than 5%.63 

The number of Colorado 
foreclosures more than 
doubled between 2003 
and 2006. 

The hotline has received 
over 18,000 
calls since opening in 
October 2006.

Photo credit: 
Adams County Housing Authority
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The widespread foreclosures 
triggered by riskier mortgage 
products threaten to erode some 
of these gains.  While a number 
of hurdles stand in the way for 
thousands of Coloradans striving 
to realize the American dream—
the biggest one is trying to leap 
the affordability gap created by 
incomes that have remained 
basically fl at over the last seven 
years, while housing prices 
continued to rise.

COLORADO HOMEOWNERSHIP

BUILDING A HOME IN COLORADO COSTS MORE THAN EVER

Land costs and availability have become critical issues.  The Colorado Blue 
Ribbon Panel on Housing cited a lack of affordable land in areas like the mountain 
resort region, where approximately 67% of the land is federally owned according 
to the North West Council of Governments.65  Land banking, tax incentives for 
land donations, and obtaining federal land for affordable housing would help 
address this problem.  Even where land is available in areas like Pueblo and the 
Eastern plains, the lack of costly infrastructure for water, roads, sewer, and power 
poses another obstacle. 

Municipal requirements can mean higher development costs.  A study by the 
Colorado Division of Housing in 2000 found building fees for a single-family 
house ranging from $17,129 in Eagle County to $9,004 in Fort Morgan to $20,754 
in Arvada.66  While intended to address the added costs of development on a 
community, these fees expand the affordability gap.  Some cities, like Brighton, 
discount fees based on the percentage of affordable units, while the city of 
Loveland freezes development fees for subdivisions if the project sets aside 20% 
of units as affordable. 

Material costs have climbed steadily in the last decade.  The price of concrete 
pavement, a staple for a housing development (including foundations, culverts, 
and driveways), has climbed from $20.56 a square yard in 2000 to $47.80 in 2006, 
up 132% in six years.67

A variety of programs for fi rst time 
homebuyers and alluring mortgage 

options have grown Colorado’s rate of 
homeownership from 68.5% in 2001 

to 70.1% in 2006.
64
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DANGEROUS LOANS RESULTING IN 
BROAD FORECLOSURES, CUTTING 
INTO HOME GAINS

Up to 36% of home loans in Colorado in 2006 
used an interest-only product.  These 
higher-risk “non-traditional” loans are more 
prone to defaults than a fi xed-rate loan.

MINORITIES LAG IN 
HOMEOWNERSHIP RATES

While major efforts have been 
undertaken in Colorado to increase the 
number of homes owned by minorities, a 
wide gap in ownership rates still exists.  
Colorado’s statewide homeownership 
rate reached 70.1%, but the rate varies 
signifi cantly when broken down by race 
and ethnicity. (See graph). 69

70.1% of 
Coloradans were 

homeowners in 
2006.

Housing costs 
vary widely across 
the state.  Using a 

building calculator, 
a 2,000 square 
foot home with 
a 2-car garage 

in Salida would 
cost $171,134 

but in Longmont, 
it would cost 

$207,450, 
and in the 

mountain resort 
communities, 
it would cost 

$282,173 (these 
all exclude land 
costs).68 These 

ranges refl ect 
varying costs for 
labor, materials, 

and municipal 
impact fees.

72.6%

42.3%
51.4%

62.7%

Homeownership Rates
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A home is considered affordable if it costs no more than 30% of the renter’s income, including 
utilities.  Colorado is one of 13 states where over half of the low-income households pay more 
than 50% of their income on rent.70 

COLORADO RENTAL MARKET AND RENTAL ASSISTANCE

In Colorado, the Fair 
Market Rent for a two-
bedroom apartment 
is $854, requiring an 
annual household 
income of $34,176.71   
The average one-
bedroom apartment 
costs $681, and is 
affordable to someone 
making $27,248. Yet 
Colorado is home 
to over 123,000 
households who earn 
less than $20,000. 72 
Denver County alone 
is short over 25,600 
units for people 
earning less than 
$20,000.73  

more than   
50%

Share of low-income households with severe burdens74  
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SECTION 8

To help bridge budget gaps, many residents need government assistance paying their rent.   But the 
Housing Choice Voucher Program in Colorado has lost up to 315 vouchers due to formula or budgeting 
changes in the last two years.  A 43% increase in vouchers is needed just to help those on waiting lists.75  

LOW-INCOME HOUSING TAX CREDITS

Approved by the Federal government and allocated by CHFA, these federal tax credits for housing are the 
primary means of developing affordable multi-family rental developments, but the demand for this limited 
resource is generally two times the available allocation.76  

YEAR AMOUNT REQUESTED AMOUNT ALLOCATED
2005 $17,416,611 $8,827,974

2006 $24,102,312 $10,112,533

2007 $19,938,309 $11,079,476 (estimated) 

HOME INVESTMENT PARTNERSHIP PROGRAM

This federally funded program includes tenant based rental assistance, but, Colorado ranks 43rd in the 
nation, receiving only $4.40 per capita compared to $6.87 for Wyoming.77 

GOVERNMENT RENT ASSISTANCE IS SHRINKING COLORADO 
RANKS 

43RD IN THE 
NATION IN 

FEDERAL 
HOME 

FUNDS.
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COLORADO SENIORS

FEDERAL FUNDING FALLS SHORT FOR 
SENIOR HOUSING 

HUD’s Section 202 Program, established in 1959, 
is a federal program for the construction of rental 
housing as well as rental assistance for seniors over 
62 years in age earning less than 50% of median 
income. In 2001, the AARP estimated that there are 
nine seniors waiting for each 202 unit that becomes 
available. Yet in 2005, only 4,700 new units were 
built.79 

ECONOMIC AND HOUSING CHALLENGES

The Colorado Dept. of Labor estimates total jobs will increase 28.6% by 2014. At the same 
time, up to 55,150 employees will be retiring each year. Without housing for the younger 
workers who fi ll those positions, the Colorado economy will be at risk.81

Seniors in Colorado 
are a growing, 
diverse group, with 
a varying ability 
to pay for their 
changing housing 
needs and services 
and a shared desire 
to remain in their 
homes, which are 
often the epicenters 
of their lives. 

LIMITED INCOMES REDUCE 
HOUSING CHOICES AND 
SAFETY

A majority of seniors in Colorado 
live on fi xed incomes such as 
social security, retirement funds, or 
pensions that typically do not keep 
pace with the cost of living.  Over 
38,000 Coloradans over 65 (8.6%) 
live below the poverty level.80   

Retrofi tting a home for a senior 
with physical disabilities can cost 
thousands of dollars (including 
wheelchair ramps, railings, stair lifts, 
shower benches, wider doors) which 
is often too much for limited senior’s 
budgets.

COLORADO IS GRAYING FASTER THAN THE RATE OF THE NATION

In 2007, the Colorado Demography Offi ce estimated Colorado has 149,193 residents aged 
65 to 69.  That number is anticipated to grow by 90%, to 284,229 in the next ten years.78
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Colorado’s residents with special needs are interwoven into the fi ber of our communities. Whether coping with 
physical or developmental disabilities, mental illness, chemical dependency these individuals generally need 
supportive services to reach the highest levels of self-suffi ciency.  Safe, stable housing offering good access to 
transportation and needed services is the foundation for maximizing success.  The necessary home and work 
adaptations can, however, be a challenge to obtain.  Housing options must fi t and work over the long term.

SPECIAL NEEDS COLORADANS ARE OFTEN PRICED OUT OF HOUSING OPTIONS 

Residents who rely on Supplemental Security Insurance (SSI) cannot afford the high cost of housing in Colorado.  
According to a 2006 study by the Consortium for Citizens with Disabilities, monthly SSI payments of $628 fall 
short of the Fair Market Rent in Colorado of $681 for a 1-bedroom apartment.  Colorado’s State SSI supplement 
for people with disabilities living independently is $25 a month (not enough to pay the phone bill).82 

NEW COLORADO REBATES MAKE A DIFFERENCE AT HOME 

A 2004 program helps special needs residents with very low incomes ($11,000 year). Qualifi ed applicants can 
receive up to $600 towards their property taxes and $192 for their heating expenses, and up to 10% of their rent 
payments.  According to the Colorado Department of Revenue, this program awarded $41,326,191 in rebates to 
residents since 2004 and $11,676,772 was awarded in 2006 alone.83  

STATE PROGRAMS FALL SHORT OF HELPING ALL SPECIAL NEEDS RENTERS 

Targeted programs combine assistive services with affordable housing.  The Colorado Supportive Housing and 
Homeless Program (with 65 service agencies) works with disabled residents to maximize services.  In 2007, 
Colorado had 3,100 Section 8 rental units that were specifi cally utilized for those with special needs.  Yet there 
are three hundred special needs residents sitting on a closed waiting list for a unit.84 

COLORADO’S SPECIAL NEEDS POPULATION There are 
34,773 

Colorado 
residents 

who rely on 
SSI.
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Communities across Colorado are making broad strides to recognize, strategize, and act to address widespread homelessness.  But 
this year’s forecast continues to be stormy.  Economic diffi culties, staggering housing costs, and increases in the costs of food, fuel, 
and health care have resulted in an elevation of Colorado’s homeless population.  

COLORADO’S HOMELESS

STATEWIDE COUNT PROVIDES CLEAR RESULTS 

A small army of volunteers fanned out in the night of January 
29th, 2007, to complete a statewide homeless survey. Led by 
the Colorado Interagency Council on Homelessness, the results 
showed 12,050 Coloradans experiencing homelessness. 59.6% 
(six out of ten) of Colorado’s homeless are in households with 
children, and 28.1% of all homeless persons are children and 
teens.85

HOMELESSNESS IS NOT JUST AN URBAN ISSUE

According to the homeless count, the Denver metro area has 
65.4% of the state’s homeless population and the Colorado 
Springs/Pueblo area has 7.9%.  This leaves 26.3% of Colorado’s 
homeless living outside of the major metro corridors, in the 
mountains, in the plains, and on the Western Slope. 

42.3% of those 
experiencing 
homelessness 
reported 
working 
in the past 
month.

The number of 
those who are 

newly 
homeless has 

increased since 
2006 by 23.5%.  28.1% 

of homeless are children and teens

Photo credit: Aurora
Housing Authority
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26.3% of 
Colorado’s 
homeless 
live outside 
of the 
major 
metro 
corridors.

HOMELESSNESS IS NOT AN 
INTRACTABLE PROBLEM 

Colorado communities are making documented 
strides to reduce homelessness through public-
private partnerships across the state.  A few include:

Colorado’s biggest city has the most homeless at 
over 4,600 individuals but an ambitious, driven plan 
to end homelessness within ten years (by 2016). 
Employing the “housing fi rst” model to couple stable 
housing with direct services (health care, training, 
etc), Denver’s Road Home plan is beginning to see 
results, through a mixture of local private dollars and 
public support.86

The Colorado Springs region had nearly one 
thousand area homeless residents. In 2005, it 
adopted a Five Year Blueprint to House Every 
Citizen of Colorado Springs in 2005. They are 
working to improve monitoring of the local homeless 
population, expand access to services, and change 
the “community-wide philosophy” to support  newly 
self-suffi cient individuals.87 

HOUSING COSTS REMAIN ONE OF THE 
LARGEST CAUSES OF HOMELESSNESS

The high cost of rental housing in Colorado directly 
contributes to homelessness. As rent payments 
increase, individuals and families on limited incomes 
are forced to choose between housing, medical 
care, food, transportation, childcare and other basic 
necessities.  Monthly Supplemental Security Income 
(SSI) payments for an individual with special needs 
are $603 in Colorado. An individual receiving SSI 
can only afford $181 in monthly rent, yet the FMR for 
a one-bedroom unit is $681.  An individual working 
full time, and earning the minimum wage of $6.85 an 
hour can only afford $356 in monthly rent or just half 
the fair market rent.

12,050 
Coloradans experiencing homelessness

SOLUTIONS TO HOMELESSNESS  



ww
w.

ho
us

ing
co

lor
ad

o.o
rg

30

While Colorado has witnessed a substantial increase in housing stock over the last decade, not enough units are considered 
affordable. The lack of suffi cient and reliable funding to construct and renovate affordable housing has meant Coloradans face a 
range of diffi cult choices when seeking affordable, decent and safe housing.

Colorado’s private market alone cannot provide suffi cient housing.  Public investment is an important factor in bridging this gap.  Yet 
federal funding for affordable housing has declined dramatically and the State currently contributes only $1.2 million annually (as of 
2007), far short of the $17,070,999 estimated by the CDOH to meet current needs in a preliminary analysis.

COLORADO’S HOUSING INVESTMENT FUND

WHAT CAN BE DONE?

The 2006 Colorado Blue Ribbon Panel 
on Housing concluded that, “New, 
reliable and adequate funding sources 
to deal with Colorado’s many housing 
challenges must be secured.” In order to 
do this, Colorado voters and legislative 
leaders need to create a Colorado 
Housing Investment Fund specifi cally 
designed to build and restore affordable 
housing.  This fund would equitably 
distribute funds across the state to 
fulfi ll the need for decent, safe, and 
affordable housing as assessed by local 
communities. 

HOW MIGHT THIS WORK?

The Housing Investment Fund would be overseen 
by an existing entity, such as CHFA or CDOH. The 
Fund would be generated by a reliable source of 
public revenue, such as a documentary fee on real 
estate transactions.  Sources like this provide a 
direct correlation between housing transactions and 
affordable housing creation and preservation.  If a 
real estate documentary fee is used, the sale of a 
$300,000 residential house would generate $120 
for the Fund.  Relying on Colorado’s real estate 
transactions in a given year, this source could 
generate $30 million for a housing investment fund.

$30 

m i l l i o n
to fulfi ll the 
need for 
decent, 
safe, and 
aff ordable 
housing.
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WHAT WOULD THE 
FUNDING BUILD?

A $26.5 million investment 
fund will annually produce 
3,400 affordable housing 
units, create 3,200 jobs, 
generate $334 million in 
economic activity, and 
stimulate $26 million 
in state and local tax 
revenues.

.

HOW CAN I GET INVOLVED?

Joining the Colorado Housing 
Investment Fund is a good fi rst 

step.  The Fund now has over 
200 organizational members 

and over 600 individual 
friends. For more information, 

go to 
www.colohousingfund.org 

or contact Kim Cooke 
at 303-525 7707 or 

kcooke@colohousingfund.org.

38
 states have 

statewide housing funds

Photo credit: Summit County Housing Authority

WHERE ELSE HAS THIS HAPPENED?

Across the country, funds like this have been created and proven highly 
successful.  There are over 600 housing trust funds that operate in the U.S., 
spending over $1.6 billion on housing opportunities each year.  Thirty-eight 
states have statewide housing funds.  By stimulating the production of 
affordable housing, states and cities are better positioned to attract and retain 
a reliable and committed workforce.
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HOUSING COLORADO MEMBERS

Adams County Housing Authority
AEGON USA Realty Advisors
Affordable Housing Alliance
Affordable Housing Management Assn.
Affordable Housing Solutions
Affordable Housing Support Services
Alliance Construction Solutions
Almost Home
AmeriSphere Mortgage Finance, LLC
American Sunrise Communities
Apollo Housing Capital, LLC
Applegate Law Firm, P.C.
Arapahoe County Housing & Community 
Development Services
Archdiocesan Housing/Housing 
Management Services
Atlantis Community Foundation
Bank of America
Bank of the West
BBC Research & Consulting
Blue Spruce Habitat for Humanity
Boston Capital Corporation
Boulder Housing Partners
Broomfi eld Housing Authority
Capmark Finance, Inc.
CAREHousing

Community Housing Development 
Association 
Community Strategies Institute
Daniel G. Morgan & Associates, Inc.
Delta Housing Authority
Denver Division of Housing & Neighborhood 
Development
Denver Urban Land Conservancy
Denver Urban Renewal Authority
Dominion Due Diligence Group D3G
Douglas County Community Development
Douglas County Housing Partnership
Eagle County Housing Dept.
Energy Outreach Colorado
Englewood Housing Authority
Enterprise 
Estes Park Housing Authority
Fannie Mae - Colorado
Federal Home Loan Bank of Topeka
FirstBank of Colorado
Fort Collins Housing Authority
Freddie Mac
Funding Partners
GMAC Residential Funding
Grand County Housing Authority

Casson Duncan Construction
Centerline Capital Group
Chase
Citigroup Markets & Banking
City of Aurora
City of Boulder, Division of Housing
Citywide Bank
Colorado AIDS Project
Colorado Apartment Association
Colorado Association of Realtors
Colorado Association of Realtors Housing 
Opportunity Foundation
Colorado Coalition for the Homeless
Colorado Department of Human Services - 
Supportive Housing and Homeless Programs
Colorado Division of Housing
Colorado Housing and Finance Authority
Colorado Housing Assistance Corporation
Colorado Manufactured Housing Assn.
Colorado Mortgage Lenders Association
Colorado NAHRO
Colorado Progressive Coalition
Colorado Rural Housing Development Corp.
Commerce City Housing Authority
Community Banks of Colorado
Community Capital Corporation



Grand Junction Housing Authority
Growing Home
Habitat for Humanity of Colorado
Habitat for Humanity of Metro Denver
Heitler Development
Help the Needy
HERO Alliance
Homestead Capital
Hope Communities
Housing Justice!
Housing Resources of Western 
Colorado
Humphries Poli Architects
IMA of Colorado
Independent Bankers of Colorado
Isaacson Rosenbaum P.C.
Jefferson County Community 
Development
Jefferson County Housing Authority
KD Housing Partners
KeyBank
Kiewit Building Group, Inc.
KTGY Group, Inc.
La Plata County Regional Housing 
Authority
Lehman Brothers
Littleton Housing Authority

These organizations 
contribute their time, 
money and passion 
to improving our 
communities and 
the lives of others by 
championing affordable 
housing. 
To learn more about 
our members visit 
us online at www.
housingcolorado.org.

U.S Bank 
United Western Bank
USDA Rural Development
Vectra Bank Colorado
Wachovia Bank
Warren Village
Washington Mutual
Wells Fargo Bank, N.A.
Wheat Ridge 2020
Yampa Valley Housing 
Authority

Longmont Housing Authority
Lorilisa, Inc.
Loveland Housing Authority
MBR Development Company, LLC
McDermott Properties, LLC
Medici Communities, LLC
Mendez, Steadman & Associates
Mercy Housing Colorado
Mercy Housing, Inc.
Mercy Loan Fund
MGL Partners, LLC
Mile High Housing Fund
Mile High United Way
MMA Financial
Modular Building Innovations, LLC
Monroe Group, Ltd.
Mountain Regional Housing Corp.
National Affordable Housing Trust
NeighborWorks® America
NEWSED 
Northeast Colorado Housing
Odell Architects, P.C.
Palace Construction
Parikh Stevens Architects
Partners in Housing
Proctor Community Enterprise, Inc.
RBC Apollo Equity Partners
Red Stone Agency Lending, LLC

Red Stone Partners
Related Capital Company
Reznick Group
Rocky Mountain Community Land 
Trust
Rocky Mountain Housing 
Development Corporation
Rocky Mountain Masonry Institute
Rocky Mountain Mutual Housing 
Assn.
Rosall Remmen and Cares Inc.
Rural Collaborative
Rural Community Assistance Corp.
S.B. Clark Companies
Senior Housing Options
Shaw Construction
Sun Power
TCF National Bank
Terry & Stephenson PC
The Highland Group
The Richman Group Affordable 
Housing Corp.
Thistle Community Housing
Total Longterm Care
Town of Crested Butte
Tri-County Housing & Community 
Development Corp.



PUTTING THE PASSION TO WORK: VOLUNTEER WITH HOUSING COLORADO!     ORGANIZATIONAL SPONSORS    

Contact us at 303.863.0125 or e-mail 
kirsten@housingcolorado.org for details on how 
you can get involved!  

CONFERENCE    
Plan the annual Housing 
NOW! Conference as a 
member of any of a variety 
of sub-committees including 
workshops, program, 
pre-conference and 
entertainment.

LUNCHEON SERIES  
Plan the monthly luncheon 
series through monthly 
meetings, coordination of 
speakers and topics, and 
set-up of monthly events.

MEMBERSHIP   
Help expand and diversify 
the Housing Colorado 
network.

GROW 
PROFESSIONALLY 

INFLUENCE 
CHANGE 

STAY INFORMED 

COMMITTEES

PUBLIC RELATIONS 
COMMITTEE  
Plan and design strategies 
to enhance public 
awareness about the value 
of affordable housing and 
the work of Housing 
Colorado.   

ADVOCACY COUNCIL 
Develop Housing 
Colorado’s advocacy 
strategy and policy 
priorities.

ACTION NETWORK 
Stay  on the cutting edge of 
state and federal 
issues and help educate 
your community about the 
importance of affordable 
housing.
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P R E S E N T I N G  O R G A N I Z A T I O N A L  S P O N S O R

G O L D  S P O N S O R S

F O U N D A T I O N S
The Denver Foundation     

The Rose Community Foundation

P L A T I N U M  S P O N S O R S



Special thanks to our presenting organizational sponsor: 

We make affordable housing happen.
www.enterprisecommunity.org

225 East 16th Avenue, Suite 575, Denver, Colorado  80203  
Phone: 303.863.0123   Fax: 303.863.0127   www.housingcolorado.org

HOUSING COLORADO!


