
Middle Income Housing 
Working Group

Tools to Goal Discussion

August 2, 2016



Agenda

1. Intro/logistics (5 min)

2. Update on approach to middle income goal 
(10 min)

3. Overview of Comp Plan Process (10 min)

4. Narrowing of Tools (45 min)

5. Public Comment (10 min)



Work Plan

1. Modify the current goal
2. Adopt policies and tools to preserve and create 

middle income housing
A. Provide direction for Boulder Valley Comprehensive 

Plan (middle income housing types and barriers to 
smaller units)

B. Adopt policies requiring a higher level of community 
benefit for annexations

C. Adopt community benefit policies and outline
regulations for an increase in development potential

D. Explore options to amend the current Inclusionary 
Housing (IH) regulations 

3. Identify funding options



1. DRAFT Goal Recommendation
• Goal: Build or preserve 5,000 middle income homeownership 

units (10% of the overall housing stock) by 2025

• Sub Goals:
– 1,000 (2% of the housing stock) of the units are deed 

restricted (tools + $$)
– 4,000 (8% of the housing stock) of the units are market rate 

(tools)

• Staff Work before Next Meeting: 
• Align with BVCP
• Relationship to projections 
• Look at past unit production



2A. Provide 
Direction for 

BVCP



2A. BVCP: Scenarios and Prototypes

Citywide Land Use Scenarios, Opportunity Areas
a) Regional and Neighborhood Centers
b) Light Industrial Areas
c) Major Corridors
d) Gentle infill

Citywide scenarios explore:
- Current policy (potential 6,750 housing units)
- Additional housing unit potential (10,500-12,750 

units) mostly in (a) and (b) above
- Not to exceed 1% average annual growth (to 2040)
- Infrastructure and services to support 

neighborhoods
- No significant new non-residential potential 



2A. BVCP: Scenarios

Housing prototypes fitting for different parts of city
a) Rowhouse/townhouse
b) Small lot single family
c) Also (not just for middle income housing):  

Micro Unit/live work, ADUs
Address:  character, transitions, neighborhood infill



2A. BVCP: Prototypes

Policy Options
a) Community benefit (affordable housing and other benefits) 
b) Land Use definition refresh
c) Policies and illustration for Built Environment Chapter (e.g., new 

visual illustrations, “Structure Plan”) 
d) Housing policy chapter updates

Milestones for your review
Planning Board – Aug. 25
City Council Briefing – Sept. 13
Public  events and survey –
Sept/Oct. 
PB and CC SS– Nov. 10



2A. After the BVCP: The Code

Identify regulatory barriers to missing middle 
housing types 

• Market is producing large, high end units

• City regulations largely responsible

Potential PH+S work plan item – revisions to BRC 
based on lessons learned from Boulder Junction 
form based code pilot



2B & 2C. Community Benefit:
Annexation & Bonuses

2B.  Annexation – Adopt policies requiring a higher level of community 

benefit for annexations. For example, require specific housing types that 
would be affordable to middle income households (attached, smaller in size, 
access to a yard, etc.) for both market and permanently affordable units.

2C.  Bonuses - Adopt policies providing guidance for community 
benefit for an increase in development potential through land use or 
zoning changes. 



2B. Community Benefit: Annexation
Policy & Practice

• Current Policy: Emphasis on permanently affordable housing

• Current Practice: Negotiated 40% to 60% of units permanently 
affordable
– % affordable based on overall community benefit provided

– For sale: ½ low/moderate and ½ middle income

– For rent: all affordable units consistent with low/moderate (IH) rents



• Recommended Policy: Specify housing types for both 
market and affordable units

• Recommended Practice

Require units to serve
• “missing middle” (duplex to 8-plex and townhomes)
• seniors (patio homes, accessible/universal design, 1-BR and 2-BR)

• families (2-BR to 4-BR, yard/outdoor play area)

Maximum house size: 2,500 square feet

2B. Community Benefit: Annexation
Policy & Practice



2C. Community Benefit: Density Bonus

• Current Policy: Allow additional units in RMX-2 
and MU-1 zones for affordable housing

• Current Practice: RMX-2 allows up to 20 units 
per acre (bonus of 10) if 40% are affordable

Palo Park: RMX-2 
did not produce 
additional units

Holiday Neighborhood: 
RMX-2 zones produced 
additional affordable 

units



2C. Community Benefit: Density Bonus

• Recommended Policy: Allow additional units in appropriate 
zones for middle income housing units through standards

• Considerations
– Mix of market and affordable
– Tenure (ownership)
– Housing type (senior, family-friendly, missing middle 

housing type, etc.)
– Requires future analysis 

• area specific v. citywide
• height FAR adjustment
• economic / legal analysis 



2D. Expand IH to Middle Income
Shared Equity 101

Shared 
Equity 
Co-ops

Community 

Land 

Trust

Deed 
Restriction

Balancing 
Interests

Goal
1. Serve Specific Incomes

2. Maintain Affordability over Time



2D. The Resale Formula

STABLE TENURE

HOMEOWNER 
MOBILITY

SOME EQUITY 
TO OWNER

EASE OF 
ADMINISTRATION

EASY TO 
UNDERSTAND

MAINTAIN AND 
IMPROVE 

HOME Year CPI

2008 2.2%

2009 2.4%

2010 1.0%

2011 1.9%

2012 1.4%

2013 1.0%

2014 2.8%

2015 2.8%

2016 1.0%

VALUES

City’s Formula: 
Indexed



2D. Expand IH to Middle Income: the market 
for for-sale deed restricted

1. Experience of deed-restricted homeowners

2. Feedback from Real Estate Professionals



2D. Expand IH to Middle Income

1. Current: Low/moderate: 20%

2. Proposal: Low/moderate: 15%, middle: 10%

3. Considerations

• Legal and economic analysis

• Easier for developer to absorb compared to low/moderate

• Tenure

• Cash-in-lieu

• On-site requirement 



Other Tools:
Potential Neighborhood Pilot Innovations

Infill in the Newlands 
Neighborhood Re-imagining Large Lots in RE Zones







Tools

1. Land Use Changes 

a) Density Bonuses 

b) Neighborhood Pilot (Newlands infill, re-envisioning large single-family lots)

c) Industrial Rezoning 

d) ADUs

2. Inclusionary Housing (Middle Income Tier)

3. Preservation

a) Targeted Funding

b) Homebuyer Assistance

c) Integrate Development

4. Annexation



Next Steps

• Meeting #5 - draft strategy – Aug. 16

– Goal

– Policy Amendments

– Tools

– Funding

• Planning Board – Sept. 15

• City Council – Sept. 27


