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FOREWORD
From the President & CEO, Civic Results

I am proud to introduce the Future Housing Toolkit, a resource designed to help Colorado commu-
nities expand housing choices and strengthen local economies. Across our state, the demand for 
housing that meets the needs of working families, older adults, and first-time homebuyers continues 
to grow. At the same time, communities are striving to preserve character, address infrastructure 
demands, and ensure long-term sustainability. 

This toolkit is the result of thoughtful collaboration through the Future Housing Coalition (FHC) – a 
partnership of mayors, local leaders, housing experts, and community stakeholders. The initial 
toolkit includes communications and public sector components, and illustrative examples that show-
case how missing housing can fit seamlessly into existing neighborhoods. 

Our goal is simple: to equip local governments and partner organizations with practical tools to 
inform dialogue, foster trust, and move from concept to implementation. By supporting transparent 
engagement and providing clear policy pathways, we aim to help communities of all sizes expand 
housing opportunities for residents while maintaining the qualities that make each place unique. 

Future iterations of the toolkit will build on this foundation, adding components for the Private Sector 
and Financing Options  These additions will focus on ensuring that middle housing serves house-
holds in the 80–120% AMI range – including teachers, healthcare and essential workers, and the 
public safety workforce – who are vital to the prosperity of every community.

While the FHC offers useful references, the toolkit is NOT intended to serve as a template for state 
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legislation, but rather as a resource to help LOCAL governments identify approaches that best fit 
their own community needs. 

This is just the beginning. As we continue to refine and add to the Future Housing Toolkit, I invite you 
– local leaders, community members, and partners—to use these resources, adapt them, share 
your experiences and send us examples. Together, we can create stronger communities, more  
resilient economies, and a future where every Coloradan has a place to call home.  

With gratitude,

Heidi K. Williams 
President & CEO, Civic Results

FOREWORD
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Accessory Dwelling Unit (ADU) - is a smaller, secondary housing unit on a property that already  
has a residential unit. ADUs are built for several reasons including increasing property values, adding  
affordable housing, and/or providing a private space for family members like adult children or  
aging parents. ADUs are sometimes called secondary suits, accessory apartments, granny flats, in-
law suits, backyard cottages, carriage houses, among others. ADUs may be attached or detached 
from the primary structure. AARP has some helpful information about ADUs. 

ACCESSORY DWELLING UNIT

Figure 2: Various Types of ADUs.  
Source: APA 
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Adaptive reuse, retrofitting, and rehabilitation all refer to construction related to existing buildings.  

ADAPTIVE REUSE VS. RETROFIT 
VS. REHABILITATION
Adaptive Reuse - ”is the practice of refurbishing 
an existing building for a new purpose.”

Rehabilitation – is the process of renovating and 
restoring older (or deteriorating) buildings and 
properties. This term is often associated with 
historic buildings. 

Retrofit – is the process of renovating an existing building to improve its energy performance.  

Figure 4: Examples of a different types of retrofitting.
Source: Civic Results. Image derived from  
Building Energy Experts

Figure 5: Example of a rehabilitiation of a home. 

Source: Business Insider

Figure 3: Pancratia Hall in Denver was a dormitory that 
was converted into afforable housing.

Source: Denverite
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Housing Affordability - is when a household pays less than 30% of their gross  income (income  
before taxes) towards housing costs. 

Big “A” Affordable - is formal, government-subsidized housing with strict income limits.

Little “a” affordable - unsubsidized housing that is naturally affordable based on market rates or 
older construction

Figure 6: Housing Affordability. 

Source: Civic Results. Image derived from Holly Springs

AFFORDABILITY

Cost-Burdened - is spending more than 30% of a 
household’s gross income on housing costs 	

Severely Cost-Burdened - is spending more than 50% 
of a household’s gross income on housing costs.
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Area Median Income (AMI) - is the median (midpoint or middle) income of a region. This  means 
50% of households earn more than at the midpoint, and 50% earn less than at the midpoint. This is 
calculated by the size of the household. AMI is determined yearly by the  Department of Housing 
and Urban Development (HUD).  

The Colorado Department of Local Affairs (DOLA) explains, AMI “accounts for the typical  income in 
a specific housing market and compares needs across markets/ regions.”  

The Eagle County Housing and Development Authority explains that AMI is important because it:
•	Determines Housing Affordability: It establishes benchmarks for affordable housing 
•	Qualifies for Housing Programs: Many housing assistance programs use AMI to determine eligi-
bility 

•	It helps in setting rent limits for affordable housing units

AREA MEDIA INCOME (AMI)

Figure 7: Income and Housing Spectrum. 
Source: Civic Results. Image derived from 

Camoin Associates

AGE IN PLACE
Age in Place – is when an older adult lives in their own home or smaller homes in  
their communities while they age.  
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To understand AMI better, below is an example: 
•	If a 1-person household makes $58,000 per year: 

•	 In 2025, the AMI (100%) in Douglas County is $98,100 for a 1-person household.  
•	 The $58,000 income would be roughly 60% of the AMI. 

•	 In 2025, the AMI (100%) in Lake County is $73,100 for a 1-person household. 
•	 The $58,000 income would be roughly 80% of the AMI. 

•	If a 3-person household makes $75,000 per year 
•	 In 2025, the AMI (100%) in Douglas County is $126,100 for a 3-person  household. 

•	 The $75,000 income would be roughly 60% of the AMI. 
•	 In 2025, the AMI (100%) in Lake County is $94,000 for a 3-person household. 

•	 The $75,000 income would be roughly 80% of the AMI. 
•	If a 6-person household makes $73,000 per year 

•	 In 2025, the AMI (100%) in Douglas County is $162,600 for a 6-person household. 
•	 The $75,000 income would be roughly 45% of the AMI. 

•	 In 2025, the AMI (100%) in Lake County is $121,300 for a 6-person household. 
•	 The $73,000 income would be roughly 60% of the AMI.

Figure 8: Examples of the differences in AMI by comparing Douglas County and Lake County.  
Source: Civic Results. Image derived from CHFA 2025 Income Limit and Maximum Rent Tables for  

All Colorado Counties
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BY RIGHT DEVELOPMENT 
By Right Development - is development that does not require discretionary approval. This right is 
granted to the property owner in the zoning code. For example, if someone owns land that is zoned 
for single-family housing, they are allowed to build a single-family home without requiring a special 
permitting process.

COMMUNITY ENGAGEMENT 
Community Engagement - is the process of including community members in the planning process. 
This can include informing, consulting, involving, collaborating, and/or empowering. There are var-
ious techniques for community engagement which are determined by the goal/needs of the com-
munity and project.   

CONDITIONAL USE PERMITS
Conditional Use Permits (CUP) - “allows property owners to use their buildings in ways that are not 
otherwise permitted within the zone in which the property is located.” This could include permitting 
a school or church in an area that is zoned as single family residential. CUPs allow for exceptions to 
the zoning through a specific process.

Figure 9:  The spectrum of uses outlined by a zoning code. 
Source: Madison Division of Extension
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DENSITY BONUSES
Density Bonuses - incentivize the development of affordable units. Local Housing Solutions explains 
that density bonuses allow “developers to build more units than would ordinarily be allowed on a 
site by the underlying zoning code, in exchange for a commitment to include a certain number of 
below-market units in the development.”

Figure 10: Visualizations of Density Bonuses.  
Source: Civic Results. Images derived from MRCS

Figure 11: Visualizations of Density Bonuses. 
Source: Civic Results. Images derived from City and County of Denver.
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DESIGN REVIEW 
Design Review - is a formal process to confirm that a development meets the design standards set 
by a city.

DESIGN STANDARDS
 Design Standards - are formal guidelines for development related to the design of a project.

FLOOR AREA RATIO (FAR)
Floor Area Ration (FAR) - is a zoning tool that controls the size of buildings in relation to the 
parcel of land. FAR = Gross Floor Area / Parcel Size

Figure 12: FAR Explained. 
Source: Matthew Lehman Real Estate 
(Left), Strong Towns (Right)
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HEIGHT LIMITS 
Height Limits - set restrictions on the  
maximum height of a building. Height limits 
can be imposed for many reasons including 
to preserve views, as well as the look and 
feel of neighborhoods. Height limits can also 
restrict density.

Figure 13: Different Building Height Standards. 
Source: Montgomery County Department of Permitting Services

•	Interest Rates
•	Economic Conditions
•	Public Policies
•	Economic Growth
•	Mortgage Availability & Rates
•	Population Change
•	Demographic Change

HOUSING STOCK VS SUPPLY
Housing supply and housing stock have various definitions and are sometimes used interchangeably. 
For the purposes of this toolkit, we will use the following definitions:

Housing Stock - is the total number of residential units, occupied or vacant in a specific area.  
 
Housing Supply – is the number of residential units available for sale or rent in a specific  
housing market. This housing market could refer to a neighborhood, city/town, county, region,  
state, country, etc. 

Factors that impact housing supply include but are not limited to:

•	Higher Incomes
•	Unemployment
•	Home Rrices
•	High Rents
•	Economic Conditions
•	Location
•	Construction Costs
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INFILL DEVELOPMENT
Infill Development - refers to new construction on already developed land. This development is  
“within unused and underutilized lands within existing development patterns,” by developing vacant 
land, reusing existing buildings and/or demolishing existing buildings for new construction. 

Figure 13: Example of Infill Development.  
Source: NH Housing Toolbox

Figure 15:  Example of infill development in Edmonton, Canada.  
Source: Infilled Monton
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LARGE LOT MINIMUMS 

Large Lot Minimums - set a minimum lot size for development. This can ensure that all develop-
ments have access to public infrastructure like water and sewer access. On the other hand, it can 
be used to maintain the “social and economic exclusiveness of an area.” Large lots can also create 
affordability issues because large lots generally increase the price per square foot and encourage 
building larger homes. 

LAND USE
Land Use - refers to the activities that occur on specific land. Common land use categories include:

•	 Residential: land designated for housing
•	 Commercial: land designated for business and economic activities
•	 Industrial: land designed for manufacturing, processing, or storage of raw materials
•	 Agricultural: land designated for farming and livestock
•	 Recreational: land designed for activities (ie. parks)

On land use maps, different land uses are represented with specifc colors specified in the Land Based 
Classification Standards.

Figure 16: Lot Sizes and Density.  
Source: Mid Coast NSW
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LOT COVERAGE 
Lot Coverage - is the percentage of property 
that may be covered by development.

LINKAGE FEE PROGRAMS
Linkage Fee Programs - are sometimes called impact fees and are alternative ways to fund  
affordable housing. Market-rate development is linked to affordable housing production by 
charging a fee to market-rate development. The revenue generated from fees is then used to fund 
affordable housing.

Figure 17: Linkage Fees.  
Source: Civic Results. Derived from City and County of Denver

Figure 18: Sample Lot Coverage Circulation. 
Source: Civic Results. Derived from: Covington, 

KT Neighborhood Development Code. 
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MIDDLE HOUSING
Middle Housing - can refer to a specific income range and housing type. Middle housing refers to 
the housing that is between detached single-family homes and high-rise apartment buildings.  
These include a variety of housing types which include: 

•	Duplexes
•	Cottage courts
•	Townhomes
•	Triplex
•	Fourplex
•	Multiplex (can include condominiums or rental)
•	Live-Work 

These housing types were once widely popular but have decreased since the rapid expansion of 
single-family homes restricted or limited their development. Middle housing is often referred to as 
“Missing Middle Housing” for this reason.

Figure 19: Middle Housing Spectrum.  
Source: Opticos Design

Colorado’s Middle Income Housing Authority considers middle income to be between 80% and 120% 
AMI, or 140% AMI for rural resort areas. (Note: SB22-232 and revised by SB23-035 created the  
Middle Income Housing Authority.)
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Parking Minimums - regulate the number of parking spaces for new construction. This number is 
determined by the type of development. Zoning codes may require a specific number of parking 
spaces per dwelling unit or square foot. Generally, parking minimums are viewed as a barrier to  
developing affordable housing and drive up the cost of development. But, if there is not reliable 
public transportation, then it is difficult to reduce parking.

PARKING MINIMUMS

Figure 20: Cost of parking compared to lot size.  
Source: Parking Reform
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RESIDENTIAL DENSITY
Residential Density is the “number of housing units (such as houses, apartments, or condos) within  
a specific area, usually measured per acre.” Zoning codes and requirements impact the density  
of an area. 

Types of Density:

•	Low Density: few housing units per acre. Generally housing units are single-family homes.
•	Medium Density: more housing units per acre. Generally housing units are a mix of single-family 
homes and middle housing.  

•	High Density: many housing units per acre. Generally housing units are large apartment com-
plexes / high-rise buildings.

•	Gentle density: is used when discussing the density increase caused by middle housing. The 
Brookings Institute explains, “gentle density also enables better matching between the size of 
one’s house and the size of one’s household.”

Figure 21: Housing Density and Dwelling Units Per Acre.  
Source: Civic Results. Derived from Livable Communities Coalition
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SETBACKS
Setbacks - are the required dis-
tance from the property line to a  
structure on the property (fences, 
buildings, etc.). There are different 
requirements for front, side and rear 
setbacks. Setbacks can impact the 
roof pitch, chimneys, decks,  
windows, among other structures.

Figure 22: Example site plan with setbacks.  

Source: Civic Results. Derived from City of Sanford, NC

STARTER HOMES
 
Starter Homes - are generally smaller and afford-
able homes for first-time home buyers. Examples 
include small single-family homes, condominiums, 
townhomes, and multiplex homes, among other 
examples. The Common Sense Institute developed a 
free Starter Home Zoning Template for Freestand-
ing Single Unit Dwellings With or Without  Accessory 
Dwelling Units.

Figure 23: Example of a Starter Home  
Source: The Starter Home Project
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TRANSIT ORIENTED DEVELOPMENT
Transit Oriented Development (TOD) - is a mixed-use neighborhood development strategy  
near transit facilities. The Federal Highway Administration explains the potential benefits of  
TODs may include:

•	Increased land values
•	Establishes new prime retail spaces for businesses to attract customers
•	Increased higher-density development and up-zoning
•	Increased foot traffic and visibility to customers for businesses
•	New development subsidies to improve and maintain community infrastructure

Figure 24: Components of TODs.
Source: AECOM
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VARIANCE
Variance is a “request to deviate from current zoning requirements” based on use or 
areas/dimensions. For example, this could be a request to exceed the maximum height  
requirements or reduce the number of parking spaces required. Variances can provide flexibility, 
create economic benefits, and support community development.  Each municipality has a different 
process for requesting a variance. In Colorado, to receive a variance, property owners must prove 
hardship without negatively impacting the public good or changing the intent of the zoning code 
(C.R.S. 30-28-118).

Figure 25: Scenario for a Variance.  
Source: Greater Grand Sudbury
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ZONING
Zoning - “is the division of an area into zones within which uses (e.g. residential, retail/commercial, 
open spaces/parks, institutional uses, and industrial used) are permitted as set out in the zoning or-
dinance.” This includes site layout requirements (e.g. maximum building coverage and minimum lot 
size), requirements for structures (e.g. height structure and maximum stories), and procedures (e.g. 
appeal process). Each city has a unique zoning code. Zoning codes are made up of zoning text and 
zoning maps. 

Figure 26: Town of Elizabeth’s Zoning Map.  
Source: Town of Elizabeth
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CUMULATIVE ZONING
Cumulative Zoning - creates a hierarchy of uses with single-family at the top. 

For example:

•	An industrial zone may allow industrial, commercial, and residential uses;
•	A commercial zone may permit commercial and residential uses but not industrial uses;
•	A residential zone, being the most restrictive, typically permits only residential uses.

Figure 27: Visualization of Cumulative Zoning. 
 Source: Civic Results. Image derived from Hirt

CONTEXTUAL ZONING
Contextual Zoning - requires that new buildings meet the existing neighborhood character.  
This includes setbacks, building materials, height requirements.   
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FORM BASED ZONING
Form Based Zoning - Instead of only regulating land uses like Cumulative and Euclidean based 
codes, form-based codes focus on building “form” or design and land use.

Form based codes allow for mixed uses, including middle housing in neighborhoods. Many middle 
housing advocates argue for more form-based codes.

Figure 28: Examples of Form Based Codes. 
Source: The Urbanist

DOWNZONING 
Downzoning - is the opposite of upzoning. It is the rezoning of land to allow to less intensive/ dense 
uses.
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Euclidian Zoning - is a type of zoning based on  
permitted land uses. Each type of land use is 
segregated  from the other For example, land 
zoned as single family, can  only have single 
family homes, and land zoned as commercial 
can only have commercial  buildings.  
This type of zoning was upheld as  
constitutional in the landmark Supreme Court 
case Village of Euclid v. Ambler Realty Co. 
(1926). The Court recognized zoning as a legit-
imate exercise of a community’s police power 
to protect public health, safety, and  
welfare. Single family residential zoning  
prohibits the construction of middle housing  
on designated land.

EUCLIDIAN ZONING

Figure 29: Visualization of Euclidian Zoning. 
Source: Civic Results. Image derived from  

Neighborhood Space
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MIXED-USE ZONING
Mixed-Use Zoning - allows for two or more additional land uses on a parcel. For example, this could 
look like having a barber on the first floor (commercial use) and apartments on the second and third 
floors (residential use). Mixed-use development can:

•	Foster community due to the availability of several activities and spaces in the area
•	Provide a range of housing options
•	Support the use of public transportation, walking and rolling (scooters, bikes, skateboard, etc.) 
rather than cars which can “reduce traffic congestion and improve air quality by bringing resi-
dents closer to jobs, neighborhood retail, and other sources of trips;

•	Generate new tax revenue while using fewer public infrastructure resources

Colorado Springs, for example, has 6 
mixed-use zone districts. These districts 
permit (allow for) residential and  
commercial uses. Each district has  
specific dimensional standards to align 
with the context of the neighborhood.

Figure 30: Example of Mixed-Use Development.  
Source: NH Housing Toolkit
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Alarado Business Park in Estes Park is a mixed-use building with Jimmy Johns restaurant and Estes 
Park Health Urgent Care on the ground floor and residential units on the remining floors. 

Bradburn Village is a 125-acre mixed-use community in Westminster. According to Continuum, Brad-
burn Village has “750 residential units including townhomes, live/work units and row house apart-
ments, all within a short walk of Bradburn’s village core with 100,000 square feet of shops, restau-
rants, offices and a newly opened Whole Foods Market.”

Figure 31: Photo of Alarado Business Park in Estes Park (Top).  
Source: Saunders

Arial view of Bradburn Village, CO (Bottom). 
Source: Homes.com 
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OVERLAY ZONES
Overlay Zones are special/additional zoning requirements related to natural resource protection or 
development guidance in addition to the base zoning code.  Some examples include:

•	 Wildfire Hazard Overlay District, Douglas County
•	 Geological Hazard Overlay District, Weld County 
•	 Streamside Overlay, Colorado Springs
•	 Floodplain Overlay District Overview, Jefferson County 
•	 Old Town Neighborhood Overlay District, Lafayette
•	 South Sloan’s Lake Design Overlay, Denver

SINGLE FAMILY ZONING
Single Family Zoning - differs by city and state but is generally defined as ”residential land zoned 
for detached single-family homes.” 

Figure 32: Aerial view of single-family housing.  
Source: Luskin School of Public Affairs, UCLA
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SPOT ZONING
Spot Zoning - is the rezoning of a small area or 
specific parcel of land that is different and incom-
patible from the surrounding area. This is illegal 
because it generally benefits the property owner 
and harms the surrounding properties

Figure 31: Diagram of Spot Zoning.  
Source: Illustration by Paul Hoffman for PlannersWeb

Upzoning - updating zoning codes to allow for greater density. Upzoning does not ban single-fami-
ly zoning. Instead, it allows multifamily housing to be built in zones that were initially single-family. 

Protentional Benefits of Upzoning:

•	Increased Density
•	Housing Affordability 
•	Increased Diversity
•	Increased Housing Supply

UPZONING
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