
STATE HOUSING BOARD MINUTES 
Colorado Division of Housing 

1313 Sherman St., Denver, CO, Room 318 
Tuesday, May 12, 2009 

 
 

BOARD MEMBERS PRESENT:  Theo Gregory, Sally Hatcher, Mike Rosser, Karen Weitkunat, 
Suzanne Anarde, and Gene Lucero 

 
BOARD MEMBERS ABSENT:    None 
 
DOH STAFF PRESENT:  Susan Kirkpatrick, Kathi Williams, Teresa Duran, Rick Hanger, 

Trang Van, Stephanie Troller, Shawn Wright, Melissa Stirdivant, 
Stephanie Morey and Julianna Nelson. 

 
CALL TO ORDER:    Meeting was called to order by Theo Gregory at 1:00 p.m. 
 
APPROVAL OF MINUTES:   Minutes from the April meeting were approved. 
 
 

DIRECTOR’S COMMENTS 
 

Introduction of Julianna Nelson; she will replace Trang Van who was in charge of the logistics, notes, 
and technical guidance for the SHB meetings.  Introduction of the new Asset Managers: Shawn 
Wright, Melissa Stirdivant and Stephine Troller. 
 
Director Kathi Williams provided an update on Housing in the Legislative Session. 

• Legislative session finished  
o HB 1213- passed it allows funds to rollover and extended funds for need assessments 

and foreclosure.  
o The bill was signed in a public meeting in Arvada by the Governor on May 9, 2009. 
 

• American Economic Recovery Act/Homeless Prevention and Rapid Re-Housing Plan 
o May 18, 2009 HPRP plan due to HUD. 
o $8.1 million for rental and utilities assistance for those facing homelessness and/or 

having a hard time stabilizing housing due to economy.   
o 3 indicating factors used unemployment, completed foreclosures and homelessness. 
o Metro Denver Homelessness Initiative, Pikes Peak and Balance of State (the 

Continuum of Care around homelessness issues recognized by HUD) used to find out 
what percentage of the monies will be going into each. 

o RFP to manage the distribution of funds is out and the draft can be found on the DOLA 
website.   

 
• Public Hearing concerning NSP II  

o Attendance and interest is high.  
o Looking into hiring a grant writer for NSP II. 
o All the guidelines concerning NSP II are not in yet but are expected in approximately 2 



weeks. 
 

• Posted the Request for Grant Application on website for Minority Outreach 
o Hope to have response soon. 
o Kathi and Mike met with the Director of the Civil Rights Division. 
o Research has been done around the Colorado Foreclosure hotline to see if minorities 

are using this resource. 
o Minorities have been represented through this outreach method.  

 
 
 

APPLICATIONS REVIEWED IN MAY 
 

 
Rocky Mountain Community Land Trust      Project Number:  09-065 
El Paso County Scattered Site Homeownership Program 
  
Project Manager & Address:  Mr. Robert Koenig Jr. 

Rocky Mountain Community Land Trust 
1212 West Colorado Ave. 
Colorado Springs, Colorado 80904 
(719) 447-9300 telephone 
(719) 329-0900 fax 
rfkoenigjr@msn.com email 

 
Property Address: Various in El Paso County 
 
Project Description:  Rocky Mountain Community Land Trust (RMCLT) is requesting a grant of 
$98,685 to support their on-going scattered-site homeownership program in Colorado Springs and El 
Paso County through September 30, 2009.  These funds will be used to assist with the acquisition of 
nine (9) properties.  Through the Community Land Trust model, the RMCLT acquires and holds title 
to the land permanently and grants to the homeowner use of the land investment via a 99-year land 
lease that can be renewed for an additional 99 years.  The RMCLT connects with potential homebuyers 
through the Realtor community, the City of Colorado Springs acquisition/rehabilitation program, and 
new homebuilders. 
 
Staff Recommendation:  Full Funding                        Date of Meeting: May 12, 2009 

 
Anarde Full Funding 

 
Lucero Full Funding 

 
Gregory Full Funding 

 
Rosser Full Funding 

 
Hatcher Full Funding 

 
Weitkunat Full Funding 

 
The Board approved Full Funding for this project. 
 

 
 



OTHER BUSINESS 
 

 
• Foreclosure Report/Update – Ryan McMaken 

 
o Number of completed foreclosures has declined. 
o Number of opened foreclosures has increased. 
o If unemployment continues to rise, foreclosures may increase. 
o Foreclosure filings mean that a family/individual has become 3 months delinquent and 

in default.  
 

• Codes Update – Steve Bernia 
 

o Final rule is still unavailable a consensus is still trying to be found within the industry. 
o Half prefer time period after 65% of state and local Jurisdiction. 
o An option to adopt code of 2006 & 2009. 
o Mold has become a huge issue.  Bigger manufactures are producing indoors and 

should be fine. 
o Alternative construction- significant work in the field is being done to make the homes 

safe and inhabitable.  Manufacturers want to build and then ship to the work site. 
o Looking at Pennsylvania’s model. 
o Would like to have issues resolved in the next couple of weeks and move forward. 
o Can accept code with amendments.  Amendments must be published with the rule in 

order to be adopted. 
  

 
• Funding cycles update- Rick Hanger 

 
o April started new cycles CHDO reviewed internally. 
o May is the first Rental Development round- 7 applications received. 
o The question was posed as to whether the Board wanted applicants who received “No 

Funding” to come forward. 
o Board would like a summary of how staff determines recommendation- matrix-

explanation of why recommendation was made. 
o  Time consuming issue that will be done in a pre-meeting discussion & lunch at June’s 

board meeting.  
  

 
 
 

 
 

 

The meeting adjourned at 2:40 pm 
  
 



Name: Volunteers of America (VOA)/La Plata County Regional Housing Alliance (RHA)/City of 
Durango 
 
Project Number: 09-047 VOA/Elderly Housing II   3160A East Animas Village Dr., Durango, 
CO 81301 
 
Project Manager & Address:  Mandy De Mayo   De Mayo Associates 

4002 Pete’s Path 
            Austin, TX 78731 

(512) 454-1444 Fax (512) 454-1112 
mandy@demayoassociates.com 

 
Project Description:  Volunteers of America, The La Plata County RHA, and the City of Durango are 
requesting a $256,768 grant to construct 25 units of low-income elderly rental apartments in the City of 
Durango.  The three-story structure will be funded primarily with a HUD 202 Capital Advance which 
operates as a 40 year loan which is forgiven at the end of the term and requires no payment.  HUD 202 
funds have been maximized and the project requires CDOH funding to fill the gap.  The building will 
contain 24 one-bedroom 1 bath apartments which will be supplemented with a Project Rental assistance 
Contract from the HUD 202 program that will ensure that no resident pays more than 30% of their 
income in rent.  Qualifying tenants will all be at or below 50% of Area Median Income.  One two-
bedroom unit will also be constructed to provide residence for an on-site manager.  The development 
will be located on .98 acres adjacent to the phase I Cedar View Apartments, within two miles of the 
Durango Senior Center, and on a public transportation route.  
 

 Unit Type 
 

Unit # 
 

 Beneficiaries’ Income   
Affordable Units 

(24) 1BR 
 

Manager’s Unit 
 (1) 2BR 

 
Total Units 

 
 

24 
 
 
1 
 

25 
 

 
 

< 50% of AMI ($23,150 - $26,500) 
 

 
 



 
PROGRAM BUDGET 

 
Project Activities 

 
Total Project 

Cost 

 
State Funds 
Requested 

 
Other Funds 

 
Source 

 
Status 

Land Acquisition, MCI $100,000  $100,000 HUD  Committed 
 
Appr, Mkt. Study, Survey, 
Soils, Env. MCI 

 
$35,993 

 
 $18,800 

$17,193 

HUD 

VOA 

Committed 

Committed 
 
Bldg. Permit, Tap Fees, 
Impact Fees 

 
$156,456 

 
 $94,006 

$62,450 

City of Durango 

HUD  

Committed 

Committed 

On-Site Infrastructure  $307,149 $256,768 $50,381 HUD 202 Committed 
 
Construction 

 
$2,761,349 

 
 $2,761,349 HUD 202 Committed 

Contingency $108,554  $108,554 HUD 202 Committed 
 
Architect, Engineering 

 
$257,259 

 
 $257,259 HUD 202 Committed 

 
Const. Interest, Fees, 
Taxes, Ins. 

 
$27,224 

 
$27,224 HUD 202 Committed 

Permanent Financing, Legal 
Costs 

$45,500  $45,500 HUD 202 Committed 

 
Developer’s Fee  

 
$162,000 

 
 $162,000 HUD 202 Committed 

Marketing $7,462  $7,462 HUD 202 Committed 

 
Totals 

 
$3,968,946 

 
$256,768 

 
$3,712,178  

 

 

 

PROJECT ASSESSMENT FOR Rental New Construction 

Criteria Project Data DOH Range 

Building Cost           

Cost/Unit/Sq. Ft.  $158,758 /Unit  $169 /SF $135 to $205 

Hard Cost/Unit/Sq. Ft.  $133,340 /Unit  $142 /SF $105 to $160 

Soft Cost/Unit/Sq. Ft.  $21,418 /Unit  $23 /SF $25 to $40 

Land Cost/unit  $4,000 /Unit     $10,000 to $18,000 

Hard/Soft Cost   86:14 Hard   Soft   

Cost Effectiveness Rating            

DOH subsidy/unit $10,699       $4,000 to $10,000 

Annual Cost/Person & Rating  5 50 years 1 to 10 Scale 

Externality Rating  8     1 to 10 Scale 

Rent Savings Rating  6  34%   1 to 10 Scale 

Financial Leveraging Rating  10  1:14   1 to 10 Scale 



Composite Score   29      1 to 40 Scale 

Operating Cost           

PUPA $5,270    $3,700 to $4,700 

Annual Replacement Reserve $250    $300 ($250 for seniors) 

Debt Coverage Ratio N/A    1.10 to 1.20 

Capitalized Operating Reserve $17,193    4 months debt & operating 
costs 

Financial Commitments           

Terms of Primary Financing N/A 0 years     

P.V. Tax Credits  N/A        $.75 to .85 

Other Criteria 

Fully Accessible Units 2 /5 % 5% of Units Encouraged 

Visitable Units 
 

25 /100 %, plus all common facilities All units Encouraged 

Energy-Efficiency Standard HERS Rating 80 CDOH Energy Standards 
Policy 

Water Efficient Landscape Yes Denver Water Board 
Recommendation 

30% AMI Units 24/ 100 % 5% of Units Encouraged 

CDOH Funding Eligibility HOME, CDBG, HDG   

Action Plan Priority Strategies 2 and 7 CDOH Action Plan Priority 

Minimum Application Criteria  Yes 
CDOH Application 
Minimum Criteria Policy 

Housing Needs Assessment 
Supports Project Yes 

Local Housing Needs 
Assessment 

 
Comments: 
Management Capacity 

Pro:  VOANS is the development and management arm for Volunteers of America which 
also includes a Colorado chapter.  VOANS currently owns and operates 4,000 units of affordable multi-
family housing.  They have previously received CDOH funds to build independent living for seniors in 
two locations in Montrose and at the adjacent Cedar View in Durango.  The RHA is sponsoring the 
project which is identified as a part of the implementation strategy following the needs assessment for La 
Plata County.  The City of Durango with the assistance of VOA/Durango, is passing CDBG funds through 
to VOANS for CDBG eligible costs.  The City has CDBG management experience in the previous 
VOA/Durango Shelter project, similarly sponsored by the RHA as part of the strategic plan. 

Con:  None. 
Public/Private Commitment 

Pro:   The City of Durango, which does not have entitlement status to receive CDBG or 
HOME funds, is waiving $94,006 in tap fees and land use fees.  As part of the HUD 202 process, 
VOANS has made a $17,193 capital investment that will remain in the project funding to cover any 
operating deficits. 

  
Con:  None. 

Market Demand 
Pro:  The La Plata County needs assessment indicated an immediate need for 255 rental 

units affordable to seniors at or below 50% AMI.  Of 150 units of low-income senior housing in 



Durango, occupancy is 100% with a one year waiting list for the adjacent Cedar View containing 30 
units.  Only 48 new units of new affordable senior rental housing have been built in this market since 
2000.  Vacancy levels have been around three percent for several years, with vacancy in subsidized 
projects at less than two percent.   

 
Con:  None 

Explain Variances from ranges – Construction costs are high due to the location, which requires 
transportation costs to the mountain region, and high labor costs due to competition from neighboring 
resort communities.  High hard costs reflect the higher cost of one bedroom units on a per square foot 
basis.  HUD 202 projects cannot borrow additional funds to finance the project. 
 
Projects funded in La Plata County in the last year:  HSSW CHDO operating $42,563   
 
County Area Median Income :  $66,200 
 
Staff Recommendation:  Full Funding 
 
Date of Meeting:  June 9, 2009 
 
Anarde  Lucero  
Gregory  Rosser  
Hatcher  Weitkunat  
    
 
 
 



Name:  Longmont Housing Authority 
   Aspen Meadows Neighborhood, Phase 2 Project Number:  09-061 
 
Project Manager & Address:  Michael Reis 

Executive Director 
Longmont Housing Authority 
1228 Main Street 
Longmont, CO  80501 
Telephone:  303-651-8581, Ext. 25 
Fax:  303-682-2899 
Email:  Michael@longmontha.com 

 
Project Photo:   
 

 
 
Project Address:   50 21st Avenue, Longmont, CO  80501 
 
Project Description:  The Longmont Housing Authority (LHA) is requesting a grant of $250,000 to 
assist in repayment of a loan to First Main Street Bank for the acquisition of the land for this project.  
LHA acquired 4 acres of land in 1999 and sold the western 2 acres to Aspen Meadows Associates, LLLP 
for a senior housing complex.  The remaining 2 acres is the site for the Aspen Meadows Neighborhood 
(AMN), Phase 2 (subject project), which is located at 50 21st Avenue, in northeast Longmont, Boulder 
County.  AMN is a townhome-style new construction project consisting of 28 units of rental housing, two 
2-bedroom units at 30% AMI, eighteen 2-bedroom units at 40% AMI, six 3-bedroom units at 40% AMI, 
and two 4-bedroom units at 40% AMI.  This project received 9% Low Income Housing Tax Credits from 
CHFA in Round 1 of 2009.  LHA will project base twelve Section 8 vouchers at this property. 



AFFORDABILITY  
Type of Units 

 
# of 
Units 

 
Income of Beneficiaries 

(4-person households in Boulder) 
 

CDOH HOME-Assisted Units 
(2) 2BR 

 
Other Affordable Units 

(2) 2BR 
(16) 2BR, (6) 3BR, (2) 4BR 

 
Total Units 

 
 

  2 
 
 

  2 
24 
 

28 

 
 

< 40% of AMI ($35,640) 
 
 

< 30% of AMI ($26,730) 
< 40% of AMI ($35,640) 

 
 

 
PROJECT BUDGET 

Project Activities Total Project 
Cost 

State Funds 
Requested Other Funds Source Status 

Land Acquisition Costs 
 

$347,500 
 

$250,000 
 

$97,500 
 
St. John’s 
Foundation (SJF) 

Committed 
 

Building Permits, Tap Fees 
 
 
 

$452,085 
 
 
 

 

$218,056 
 
 

$234,029 

City of Longmont 
(COL) Fee 
Reduction 
1stBank Loan 

Committed 
 
 
Committed 

Infrastructure Costs 
 
 
 
 
 

$150,000 
 
 
 
 
 

 

$50,000 
 

$75,000 
 

$25,000 
 

Federal Home Loan 
Bank AHP 
COL HOME grant 
(2009) 
COL Affordable 
Housing Funds 

Pending 
 
Committed 
 
Committed 
 

Construction Costs 
 
 
 
 
 
 
 
 
 

$4,389,964 
 
 
 
 
 
 
 
 
 

 

$3,817,764 
 

$100,000 
 

$300,000 
 
 

$172,200 
 
 

1stBank Loan & 
LIHTC Equity 
COL HOME grant 
(2008) 
Longmont Housing 
Authority (LHA) 
Equity 
Longmont Housing 
Development Corp. 
Loan 

Committed 
 
Committed 
 
Committed 
 
 
Committed 
 
 

Contingency $189,411  $189,411 1stBank Loan Committed 

Architectural & Engineering $285,464  $285,464 SJF Committed 

Interim Costs 
 

$340,752 
  

$117,036 
$223,716 

SJF 
1stBank Loan 

Committed 
Committed 

Permanent Financing Costs $165,200  $165,200 LIHTC Committed 

Operating & Debt Service 
Reserve 

$70,000 
  

$70,000 
 
LIHTC 
 

Committed 
 

Developer’s Fee $663,000  $633,000 LIHTC Committed 

Deferred Developer’s Fee $153,000  $153,000 LHA Committed 

Totals $7,206,376 $250,000 $6,956,376     
 



 
PROJECT ASSESSMENT FOR Rental New Construction 

Criteria Project Data DOH Range 

Building Cost           

Cost/Unit/Sq. Ft.  $247,371 /Unit $205 /SF $135 to $205 

Hard Cost/Unit/Sq. Ft.  $184,927 /Unit $147 /SF $105 to $160 

Soft Cost/Unit/Sq. Ft.  $  61,122 /Unit $49 /SF $25 to $40 

Land Cost/unit  $  11,321 /Unit     $10,000 to $18,000 

Hard/Soft Cost  75% Hard 25% Soft   

Cost Effectiveness Rating            

DOH subsidy/unit $8,929       $4,000 to $10,000 

Annual Cost/Person & Rating $1,815 5 40 years 1 to 10 Scale 

Externality Rating  6     1 to 10 Scale 

Rent Savings Rating 53% 10     1 to 10 Scale 

Financial Leveraging Rating 28 10     1 to 10 Scale 

Composite Score   31     1 to 40 Scale 

Operating Cost           

PUPA $4,110    $3,700 to $4,700 

Annual Replacement Reserve $300    $300 ($250 for seniors) 

Debt Coverage Ratio 1.15    1.10 to 1.20 

Capitalized Operating Reserve $70,000 4 mos   4 months debt & operating 
costs 

Financial Commitments           

Terms of Primary Financing 
 

7.5% Const to 
Perm Loan 20 years  1stBank   

P.V. Tax Credits   $.75      1stBank $.75 to .85 

Other Criteria 

Fully Accessible Units 2 / 7% 5% of Units Encouraged 

Visitable Units 3 – 6 units All units Encouraged 

Energy-Efficiency Standard Enterprise Green Communities and 
CHFA Energy Efficiency Standards 

CDOH Energy Standards 
Policy 

Water Efficient Landscape Yes Denver Water Board 
Recommendation 

30% AMI Units 2 / 7% 5% of Units Encouraged 

DOH requirements            

Priority 
 

High - Increase the supply of affordable 
rental housing 

 CDOH Action Plan Goals 
 

CDOH Funding Eligibility HOME, HDG   

Minimum Application Criteria 
  

Yes 
 

CDOH Application 
Minimum Criteria Policy 

Housing Needs Assessment 
Supports Project 

Yes – Boulder County Housing Needs 
Assessment completed in 2005. 

Local Housing Needs 
Assessment 



Comments: 
• Management Capacity 

Pro: 
1. LHA has been serving low to moderate income families and seniors in Longmont since its 

inception in 1975.  LHA owns, is part of the partnership, or oversees LHDC units totaling 203 
units in 8 properties.  Hudson Properties provides property management to all units except three 
single family houses and the ten Briarwood units which LHA manages. 

2. Michael Reis has been with LHA since 2003 as the Development Director, and since 2007 as the 
Executive Director.  Prior to that, he was the Development Director for the Boulder County 
Housing Authority/Louisville Housing Authority for 13 years.  LHA has contracted with Sarah 
Batt, Housing Consultant, to assist them in obtaining funding for this project.  Sarah has 
extensive experience in working with affordable housing projects. 

3. LHA has successfully completed several new construction projects.  The Aspen Meadows 
Apartments (senior housing) was built on the adjoining site in 2002.  The Longmont Housing 
Development Corporation (a non-profit subsidiary of LHA) is completing construction of the 
Lodge at Hover Crossing, another senior rental housing project for which CDOH provided 
funding. 

Con:  None. 
 
• Public/Private Commitment 

Pro: 
1. The City of Longmont provided LHA with a HOME pre-development grant of $100,000 for 

AMN in 2008.  It also approved HOME funding of $75,000 and an Affordable Housing Fund 
grant of $25,000 in 2009 for infrastructure costs.  The City has also agreed to waive 
approximately $218,056 in permit and tap fees (roughly 50% of the cost) for this project 
according to its Fee Reduction Program for affordable housing. 

2. LHA received a grant of $500,000 from the St. John’s Foundation for use in providing 
permanently affordable rental housing to families at or below 50% AMI in Longmont.  LHA 
applied for a grant of $150,000 from the Federal Home Loan Bank AHP on May 1, 2009.  The 
award decision will not be made until August 2009. 

3. AMN received an allocation of 9% Low Income Housing Tax Credits from CHFA in Round One 
of 2009.  1stBank of Longmont has issued a Letter of Understanding for the purchase of the tax 
credits based on a price of $.75 on the dollar.  LHA has paid a $15,000 reservation fee for that 
commitment. 

Con:  None. 
 
• Market Demand 

Pro: 
1. A Market Study was prepared by Prior & Associates in January of 2009.  It states that most of the 

existing affordable rental housing inventory targets households at 50% and 60% AMI, suggesting 
that households at 30% and 40% AMI are underserved.  It projects a capture rate of 10.6% and 
19.9% respectively.  AMN’s proposed 40% AMI rents are 18% to 25% lower than the surveyed 
weighted average market-rate rents.  The study predicts full lease up of the property in 
approximately 4 months and once occupied, predicts a stabilized occupancy rate of 93%. 

2. These units will be built to the Enterprise Green Communities standards and will provide Energy 
Star rated appliances which will reduce tenants’ utility costs.  Additionally, LHA will provide 
supportive services to AMN residents through a staff member acting as a Family Resource 
Coordinator.  Residents will have access to the community room at the Aspen Meadows 
Apartments next door and will share an on-site manager. 

3. The 3rd quarter 2008 vacancy rate for market rate units in Boulder/Broomfield County is 4.4% 
and for affordable units it is 3.9%. 

Con:  None. 
 
 



Explain Variances from ranges: 
• The Soft Cost/Unit /Sq. Ft. is higher than the DOH range due to the high cost of low-income tax credit 

projects and the small size of this project with only 28 units. 
 
Other projects funded in Boulder County since 5/08: 
• 4/09 – Imagine!, Longmont SmartHome, grant $90,000 
• 3/09 – Boulder County HA, Longs Peak Energy Conservation, grant $250,000 
• 12/08 – Thistle Community Housing, CHDO Operating, grant $16,000 
• 5/08 – Thistle Community Housing, Cannery Apts., grant $750,000 
 
Other projects funded for Longmont Housing Authority since 5/08: 
• None 
 
Boulder County AMI:  $89,100 
 
Staff Recommendation:  Full Funding Date of Meeting:  6/9/09 
Anarde  vacant  
Gregory  Rosser  
Hatcher  Lucero  
Weitkunat    

  



COLORADO DIVISION OF HOUSING  *  HOUSING DEVELOPMENT ANALYSIS SPREADSHEET
Project Name: Aspen Meadows Neighborhood Spreadsheet directions are to the right --->
Date: 6/2/2009 PAGE #1
Applicant: Longmont Housing AuthorityOperating Proforma
Spreadsheet Version: SHB Packet Required for Project Applications

STABILIZED FIRST YEAR INCOME EXPENSES
% AMI #of units Sq. Ft. Monthly Rent Total Annual Rent Administrative Expenses

2bd/1ba 30% 2 987 510 12,240 Management Fee 11,288 4.65%
2bd/2ba 40% 6 1058 705 50,760 On-site Personnel Payroll 13,000 FTE
2bd/1ba 40% 12 1115 705 101,520 Health Ins. & Benefits 3,000
3bd/2ba 40% 6 1400 790 56,880 Legal & Accounting 8,500
4bd/2ba 40% 2 1500 890 21,360 Advertising 2,333

0 Office Supplies 1,500
0 Telephone 2,500
0 Audit
0 Other
0 Total Administrative Expenses 42,121 17.35%
0 Operating Expenses
0 Utilities (owner paid) 35,000
0 Trash Removal 3,265
0 Fire & Liability Insurance 5,304
0 Other
0 Total Operating Expenses 43,569

Total units 28 Total Rent Income 242,760 Maintenance
Total sq ft 33,102 Maintenance 16,243

Parking Income 0 Repairs 2,500
Laundry Income 0 Grounds (inc. snow removal) 1,500

Other Income 0 Extermination 750
Total Income 242,760 Total Maintenance 20,993

Vac. Rate 0.07 Less Vacancy -16,993 Real Estate Taxes
Effective Gross Income 225,767 Operating Reserve 0 unit avg.= 0

Replacement Reserve 8,400 unit avg.= 300
DEBT SERVICE TOTAL ANNUAL EXPENSES 115,083

1st Mortgage (96,657) NET OPERATING INCOME 110,684
2nd Mortgage 0 P.U.P.A. Expenses * 4,110
3rd Mortgage 0      * P.U.P.A = Per Unit Per Annum Expenses

TOTAL DEBT SERVICE (96,657)
BEP 87.22% Poss D/S @ 1.1 DCR 100,622  *Note:  

BEP = Break Even Point Project Debt Coverage Ratio 1.15
Poss D/S @ 1.1 DCR = Possible Debt Service at a 1.1 Debt Coverage Ratio



Name : Renaissance Housing Development Corporation – Renaissance Uptown Lofts Apartments 
 
     Project Number:  09-071 
 
Project Manager & Address: Mr. David Klimut 

Director, Housing Development 
Renaissance Housing Development Corporation 
2111 Champa Street 
Denver, Colorado 80205 
303.285.5232 telephone 
303.293.2309 fax 
dklimut@coloradocoalition.org  

 
Project Photos:   
 

  
 
Project Address:  517 East Colfax Denver, Colorado 80205 
 
Project Description:   
 
The Renaissance Housing Development Corporation (RHDC), a community housing 
development organization (CHDO) and development subsidiary of the Colorado Coalition for 
the Homeless (CCH), requests a grant of $1,000,000 for the new construction of the Renaissance 
Uptown Lofts, a 98 unit, mixed-income, transit oriented affordable housing development located 
at 517 East Colfax Avenue in Denver, Colorado.  The project will integrate housing provided 
through the Denver Housing First Collaborative and other Colorado Coalition for the Homeless 
(CCH) service programs to meet a variety of community needs.  The Denver Housing First 
Collaborative is designed to create a comprehensive and integrated strategy to assist persons who 
are chronically homeless to move from the streets and shelters into stable, permanent housing 
and receive the services required to achieve greater self-sufficiency.   This new construction 
project will incorporate several façade elements from the existing building and will include street 
level retail and parking elements with the residential development to be constructed above the 
ground floor podium structure.   
 
 
 
 



 
AFFORDABILITY 

 
Type of Units 

 
# of Units 

 
Income of Beneficiaries 

(4-person households in Denver Metro) 
 

CDOH HOME-Assisted Units 
(1) 0BR, (7) 1BR 

 
Other Affordable Units 

(2) 0BR, (33) 1BR 
(29) 1BR, (1) 2BR 
(15) 1BR,(1) 2BR 
(7) 1BR,(1) 2BR 

 
Employee (1) & Market Rate Units (0) 

(1) 2BR 
 

Total Units 

 
 
8 
 
 

35 
30 
16 
8 
 
 
1 
 

98 

 
 

< 30% of AMI ($21,500) 
 
 

< 30% of AMI ($21,500) 
< 40% of AMI ($28,680) 
< 50% of AMI ($35,850) 
< 60% of AMI ($43,020) 

 
 

unrestricted 
 
 

 
 
 
Project Budget: 
 

Project Activities 
Total Project 

Cost 
State Funds 
Requested Other Funds Source Status 

Acquisition $2,200,000 $1,000,000 $1,200,000 Denver HNDS Pending 

Appraisal & Market Study $17,000   $17,000 Tax Credit Equity Committed 

Architect/Engineering $611,504   $611,504 Tax Credit Equity Committed 

Building Permit & Tap Fees $150,000   $150,000 Tax Credit Equity Committed 

Construction $11,299,816   

$800,000
$4,186,316
$1,500,000
$3,963,500

$400,000
$450,000

Denver HNDS 
Tax Credit Equity 
First Mortgage  
CHFA ARRA (TCAP) 
HUD Supportive Housing  
Federal Home Loan Bank AHP 

Pending 
Committed 
Pending 
Pending 
Committed 
Committed 

Contingency $758,014   $758,014 Tax Credit Equity Committed 

Construction Loan Expenses $458,750   $458,750 Tax Credit Equity Committed 

Perm Loan Expenses $140,500   $140,500 Tax Credit Equity Committed 

Operating Reserve $300,000   $300,000 Tax Credit Equity Committed 

Developers Fee $1,000,000   
$882,539
$117,461

Tax Credit Equity 
Deferred Fee 

Committed 
Committed 

Other $931,877   $931,877 Tax Credit Equity Committed 

Totals $17,867,461 $1,000,000 $16,867,461     
 



 
PROJECT ASSESSMENT FOR Rental New Construction 

Criteria Project Data DOH Range 

Building Cost           

Cost/Unit/Sq. Ft.  $182,321 /Unit $215 /SF $135 to $205 

Hard Cost/Unit/Sq. Ft. $132,404  /Unit  $156 /SF $105 to $160 

Soft Cost/Unit/Sq. Ft. $27,468  /Unit $ 33 /SF $25 to $40 

Land Cost/unit  $22,449 /Unit     $10,000 to $18,000 

Hard/Soft Cost   83% Hard 17%  Soft   

Cost Effectiveness Rating            

DOH subsidy/unit $10,205       $4,000 to $10,000 

Annual Cost/Person & Rating 3  50 years 1 to 10 Scale 

Externality Rating 6      1 to 10 Scale 

Rent Savings Rating 4      1 to 10 Scale 

Financial Leveraging Rating 10      1 to 10 Scale 

Composite Score 23        1 to 40 Scale 

Operating Cost           

PUPA $4,911    $3,700 to $4,700 

Annual Replacement Reserve $300    $300 ($250 for seniors) 

Debt Coverage Ratio 1.53    1.10 to 1.20 

Capitalized Operating Reserve  6 months    4 months debt & 
operating costs 

Financial Commitments           

Terms of Primary Financing 6.0%, 30 Years,  $1,500,000   

P.V. Tax Credits  .675        $.75 to .85 

Other Criteria 

Fully Accessible Units 5 / 5.1% 5% of Units Encouraged 

Visitable Units 
 

98 All units Encouraged 

Energy-Efficiency Standard Enterprise Green Communities (2008) CDOH Energy Standards 
Policy 

Water Efficient Landscape No Landscaping planned Denver Water Board 
Recommendation 

30% AMI Units 43 / 44% 5% of Units Encouraged 

DOH requirements            

Priority 
High -  Increase Supply of Rental 
Housing  CDOH Action Plan Goals 

CDOH Funding Eligibility HOME, HDG   

Minimum Application Criteria  No – incomplete supporting documents 
CDOH Application 
Minimum Criteria Policy 

Housing Needs Assessment 
Supports Project Yes 

Local Housing Needs 
Assessment 



Comments: 
• Management Capacity 

Pro: 
 
1.  RHDC and CCH have developed over 1,300 units of transitional and supportive 

affordable housing in the Denver Metro area and have assisted statewide in providing 
supportive housing services. 

2.  CCH currently operates numerous programs with demonstrated success including health 
care; mental health services; substance abuse treatment and counseling; tenant based 
rental assistance, affordable housing development; case management; emergency 
services; early childhood education and childcare; benefits advocacy; transportation; and 
vocational services. These programs, designed to create conduits to self-sufficiency, 
provide a continuum of services for homeless and low-income, at-risk individuals and 
families while filling gaps in the local infrastructure.   

 
Con: 
 
1.  This application was accepted by DOLA/CDOH after the 1st of the month (application 

documents dated May 20, 2009) and did not include the supporting documentation. 
2.  DOLA/CDOH asset management staff completed a monitoring of the CCH operated 

housing voucher program in May 2009 and found outstanding management and program 
findings.  The monitoring letter for this visit has not been completed to date. 

 
• Public/Private Commitment 

Pro: 
 
1. The Denver Housing Authority has committed 50 Section 8, Project-based Vouchers to 

this project and the project has also received a HUD Supportive Housing Grant for 
project costs and long-term operating costs. 

2. This project is a partnership with the Denver Housing First Collaborative that includes 
the Colorado Coalition for the Homeless, Mental Health Corporation of Colorado, 
Arapahoe House, Denver Health, Denver Departme nt of Human Services and the Denver 
VA Medical Center. 

 
Con:   
 
1.  Approximately $6,400,000 (or 36% of the budget) from various funding sources is still 

pending at this time from various sources.  These financial commitments are expected to 
be finalized within 90 days of the State Housing Board approval. 

 
• Market Demand 

Pro: 
 
1.   According to the Gaps Analysis undertaken by the Metro Denver Homeless Initiative in 

2006 there was an unmet “point in time” need for permanent and transitional housing for 
794 homeless individuals, including 513 chronically homeless individuals. 

2.  There is a significant waiting list for public and assisted housing in Denver with an 
average waiting list time of over 2 years for service enriched housing and housing 
vouchers. 



 
Con:   
 
1.  The marketability of the retail space in this project (approximately 7,700 square feet) will 

be challenging in the current market for space along East Colfax.  CCH is considering 
using this space for their own uses to minimize the market risks for this component of the 
project.  No income from the retail space is projected in the operating budget. 

2.  The 3rd quarter 2008 Vacancy Survey for deed-restricted units in Denver County found a 
4.3% vacancy rate and the 1st quarter 2009 Vacancy Survey for the overall rental in 
Denver County found an 8.6% vacancy rate. 

 
Explain Variances from ranges: 
 
• The PUPA is above the range due to the amount of on-site staffing necessary for successful 

property management. 
• The Debt Coverage Ratio is 1.53 in year one of the project budget analysis and is above the 

CDOH range.  This year one debt coverage ratio is necessary to maintain at least a 1.15 debt 
coverage ratio in year 15 of operations as required by the tax credit program.  

• Total cost per square foot is above the CDOH range and is due primarily to the cost of the 
land (and in-fill site) and the construction techniques necessary to meet on-site parking 
requirements.  

 
Other projects funded in Denver County since 5/09: 
 
• Denver Housing Authority – Park Avenue Block 4B - $705,500 grant 5/08  
• Volunteers of America, Casa de Rosal - $450,000 grant 2/09 
• Mercy Housing Colorado, Aromor Apartments - $567,500 grant 2/09   
 
Other projects funded for Renaissance Housing Development Corporation since 5/09: 
    
•  None. 
 
Denver County AMI:  $71,700 
 
Staff Recommendation: No funding at this time - review for final gap determination and project 
compliance    
 
     Date of Meeting: June 9, 2009 
 
Anarde  vacant  
Gregory  Rosser  
Hatcher  Lucero  
Weitkunat    
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STABILIZED FIRST YEAR INCOME EXPENSES
% AMI #of units Sq. Ft. Monthly Rent Total Annual Rent Administrative Expenses

O Bd 30-50% 3 400 358 12,900 Management Fee 34,000 5.28%
1Bd/1Ba 30% 10 550 300 36,000 Management Salaries 75,000 FTE
§8 1 Bd 30% 30 550 665 239,400 Health Ins. & Benefits 34,400
1Bd/1Ba 40% 14 550 400 67,200 Legal 5,000
§8 1 Bd 40% 15 550 665 119,700 Advertising 4,500
2 Bd 1Ba 40% 1 740 550 6,600 Office Supplies 8,000
1Bd/1Ba 50% 10 550 525 63,000 Telephone 3,000
§8 1 Bd 50% 5 550 665 39,900 Accounting 6,000
2 Bd 1Ba 50% 1 740 600 7,200 Leased Equipment 2,000
1Bd/1Ba 60% 7 550 525 44,100 Total Administrative Expenses 171,900 26.68%
2 Bd 1Ba 60% 1 740 700 8,400 Operating Expenses
2 bd Empl 1 740 0 0 Utilities (owner paid) 75,000

0 Trash Removal 5,000
0 Fire & Liability Insurance 20,000
0 Other
0 Total Operating Expenses 100,000

Total units 98 Total Rent Income 644,400 Maintenance
Total sq ft 54,210 Maintenance 100,000

Parking Income 0 Repairs 45,000
Laundry Income 2,400 Grounds (inc. snow removal) 6,000

Other Income (SHP) 48,000 Other Contractual 29,000
Total Income 694,800 Total Maintenance 180,000

Vac. Rate 0.07 Less Vacancy -48,636 Real Estate Taxes 0
Effective Gross Income 646,164 Operating Reserve unit avg.= 0

Replacement Reserve 29,400 unit avg.= 300
DEBT SERVICE TOTAL ANNUAL EXPENSES 481,300

1st Mortgage (107,919) NET OPERATING INCOME 164,864
2nd Mortgage 0 P.U.P.A. Expenses * 4,911
3rd Mortgage 0      * P.U.P.A = Per Unit Per Annum Expenses

TOTAL DEBT SERVICE (107,919)
BEP 91.44% Poss D/S @ 1.1 DCR 149,876  *Note:  

BEP = Break Even Point Project Debt Coverage Ratio 1.528
Poss D/S @ 1.1 DCR = Possible Debt Service at a 1.1 Debt Coverage Ratio




