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Purpose of this Document
The purpose of this document is to provide BMAHC with a thorough analysis of the approaches and tools that jurisdictions facing similar housing
challenges have used to stimulate new affordable housing options. The housing organizations examined are seen as both leaders in affordable housing
and are located in municipalities with comparable population size and industry to the Town of The Blue Mountains.
While this pre-read include examples from multiple communities, it contains profiles from these comparable jurisdictions in Appendix A:

These municipalities are similar in: population, median income, home prices and industries. These similarities are explored on slide 20.
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DRAFT FOR DISCUSSION PURPOSES

Background and Context

TBM’s Economic Considerations
TBM’s Changing Average and Median
Income
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Blue Mountain Village and its partners directly employ between 2,700 to 3,300
full-time, part-time and seasonal employees with 150 positions vacant at any
given time. Based on recent economic studies, it can be estimated that there
are approximately 450 Blue Mountain Village employees in need of affordable
housing.
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Other Economic Consideration
Tourism Employees
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Seniors

TBM’s average age is nearly 52 years, almost 11 years older than the provincial
average. According to the South Georgian Bay report, much of the region’s
population growth can be attributed to older, affluent populations moving to
the area. However, for low-income seniors in TBM, the influx of affluent
community members may make securing appropriate housing more
challenging.

10%
5%
0%

Avg. Income
2011

2016

Median Income
Percent Change

While average incomes saw substantial growth from 2011 to 2016, median
incomes saw less substantial growth, demonstrating the community’s growing
income inequality. Further demonstrating the community’s income inequality,
TBM’s population with annual income over $150,000 is over 20% of the
population, compared to the region’s roughly 12%.

Working Families

81% of Blue Mountain’s working population remains in the South Georgian Bay
area for their place of work. However, the Region has seen an outflow of
working age population. If real income growth continues to vastly lag increasing
housing prices, this outflow will continue. This could put more strains on TBM’s
labour market and community profile.

Like the comparable jurisdictions presented in this pre-read material, TBM residents (working families, seniors, etc.) are having significant difficulties
accessing the housing market due to its desirability as a tourism and retirement area. This is affecting the local economy.
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TBM’s Housing Market
Other Housing Considerations

TBM’s Private Dwelling Type
Housing Burden

+30%
49%

51%

A general market determinant of housing affordability is if the resident is
spending 30% or less of their income on housing. Over 23% of TBM’s population
is over this 30% threshold. When examining tenants specifically, nearly 42% of
TBM’s tenants are over this threshold, demonstrating affordability issues.

Housing Pricing

Primary Residence

According to MLS, the current average price (Aug 12 – Sep 09) for a TBM house
is $726,000. The Town saw a 32% increase over the last year. In addition, 96% of
TBM listings are receiving their asking price or above. This price increase is
vastly outpacing the median income increase in the area, demonstrating
affordability issues.

Secondary Home/Short-term Rental
Housing Pipeline

TBM’s housing market faces multiple pressures driving prices upward. One
pressure is the amount of secondary homes and short-term rental units that
compose the local market. Unlike the region, which 76% of private dwellings
are inhabited by primary residents, TBM’s private dwellings that are inhabited
by primary residents is only 51%. The local demand for secondary homes and
short-term rentals is one factor that is pricing out the local population.

According to TBM’s website, there are 269 single detached, 82 semi-detached
and 167 townhouses proposed to be developed. There are no apartment
buildings proposed in the municipality. As outlined in the South Georgian Bay
report, developers in the region are incentivized to create luxury units because
of the influx of affluent community members. As a result, it is unlikely that
these projects contain affordable housing units.

In the last year, housing prices increased by 32%, while median income from 2011 to 2016 only increased by 18%. This is causing an unaffordable housing
burden for some residents. Looking to the pipeline, it is unlikely that the market will create affordable housing to alleviate this pressure. The Town must
take an active role to combat this challenge. The following slides demonstrate available policies.
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Review of Affordable Housing Policies

Policy Overview
There are different approaches to affordable housing polices. Comparable jurisdictions are generally not bound to one single approach, but instead,
choose polices from a range of different approaches based on their local needs.
Supportive Zoning Approach

Market Intervention Approach

Supportive Market Approach

Description

Description

Description

The municipality passes supportive zoning
policies to encourage developers and landlords
to create and sustain affordable housing units.

The municipality directly intervenes in aspects
of the local real estate property to create
affordable housing units.

The municipalities provide direct subsidies to
support low to medium income residents to
afford market priced units.

Example Policy and Program Options

Example Policy and Program Options

Example Policy and Program Options

•

Accelerated Approvals

•

Rent Restrictions

•

Secondary Suites Policy

•

Inclusionary Zoning

•

Resale Price Restrictions

•

Housing Fund

•

Density Bonus

•

Subsidized Rent

•

Demolition Policy

•

Development Charges Relief

•

Land Use or Swap

•

Partial Ownerships

•

Rental Guarantees

Learning from jurisdictions of comparable population and housing market size, the Town of The Blue Mountains may consider adopting polices and
program options from some or all of the approaches available.
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Affordable Housing Policies: Supportive Zoning
Outlined below are policies commonly used to address a community’s affordable housing.
Policy
Accelerated
Approvals

Inclusionary
Zoning

Description

Drawbacks

•

Prioritizes the municipality’s approvals of
affordable housing projects

•

Reduces red tape and bureaucracy for
affordable housing developers

•

Creates a two-tiered approval system which
may be seen as unfair

•

Establishes zoning regulations that require
affordable housing development
Can be applied to a percentage of units
developed
Allows for off-site affordable development
Allows for in-lieu payment to a housing fund

•

Wide spread appeal as the single most
commonly used policy (84% of US cities and
42% of Canadian surveyed)
Flexibility in how to design policy

•
•

Could cause NIMBYism if included on site
Could increase market prices if costs are
passed down to buyers
Negative impact to developers

Practice of granting density beyond what
normally would be permitted if allotted to
affordable housing

•

•
•
•

•
Density Bonus

•
Demolition
Policy

Benefits

Requires the replacement of rental
accommodation during the redevelopment
of a site or the protection of deed restricted
units from destruction

•

•

•

•

Supports affordable housing creation while
benefiting industry

Protects housing inventory without a cost to
the municipality

•
•
•

Difficult to implement in sparsely populated
communities
Could lose “small town” charm
NIMBYism
Is only able to maintain current affordable
housing inventory and not increase stock
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Affordable Housing Policies: Market Intervention
Outlined below are policies commonly used to address a community’s affordable housing:
Policy

Description

Benefits
•

Rent
Restrictions

Resale Price
Restriction

•

•

Restricts rental rates for certain types of
housing

Placing a covenant or deed restricting the
amount prices can increase over a specific
time for specific properties

•

•

Seen as effective in providing affordable
housing
Costs are offloaded to landlords instead of
municipality
Has had wide success in the US where this
policy is very popular with municipalities

Drawbacks
•
•
•
•
•
•

Applicable to only rental units
Can drive market price if rent restricted
units make a material portion of market
Heavy market intervention
More complex than rental restrictions
Limits home owner’s return on investment
Needs a dedicated housing organization to
evaluate resale prices
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Affordable Housing Policies: Supportive Market (1/2)
Outlined below are policies commonly used to address a community’s affordable housing:
Policy

Secondary
Suite Policy

Description

•

•
Housing Funds

Secondary suite policies encourage the
development of auxiliary housing options
through rebates or grants

Benefits
•
•

Funds established by legislation or
ordinance to receive dedicated public
funding for affordable housing

•
•

Drawbacks

Implementation can be easier than other
policies as landlords take on the overall cost
Has shown ability to increase supply of
affordable housing

•

Receives ongoing revenues
Provides more security and allows for
longer-term planning

•

Subsidized
Rent

•

Tenants or landlords receive rent subsidies
for market priced units

•

Requires no inventory of affordable housing

Development
Charge Relief

•

The municipality does not charge affordable
housing projects development charges

•

Decreases costs for developers

•

•

High costs for home owner can be incurred
to bring in auxiliary units in compliance
NIMBYism
Generally, increases taxes for a group of
residents or businesses
Dependent on other government programs

•

Large financial obligation to municipality or
housing organization

•

Decreases revenues for the municipality

11

Affordable Housing Policies: : Supportive Market (2/2)
Outlined below are policies commonly used to address a community’s affordable housing:
Policy

Description
•

Leverages municipal land inventory to
incentivize affordable housing development
by using public land or swapping it to spur
development

•

•

The municipality owns a portion of the
development to decrease risk and cost on
developer

•

A significant incentive for decreasing the
developer’s risk exposure

•

A municipality or business guarantees a
certain rental percentage of a group of units
to the landlord
This ensures a certain amount of occupancy
revenue is generated either by tenants or if
occupancy levels are not reached, the
backer would pay the remaining difference

•

Decreases the risk exposure for the landlord

Land Use or
Swap

Partial
Ownership

Rental
Guarantee

Benefits

•

A significant incentive for developers to
build affordable housing because costs
substantially decrease

Drawbacks

•

Capital asset loss to the municipality

•

Large financial commitment to the
municipality

•

Increases risk and potential financial
commitment from the backer (municipality
and/or business)
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Policies Implemented by Jurisdiction
Outlined below are the policies currently used in comparable jurisdictions of size and industry base:
Jurisdictions

Accelerated
Approvals

Inclusionary
Zoning

Aspen, CO

✓

✓

Mt. Crested
Butte, CO

✓

✓

Banff, AB

✓

Ketchum, ID

✓

✓

Breckenridge, CO

✓

✓

Jackson, WY

✓

✓

Mammoth Lakes,
CA

✓

Telluride, CO

Density
Bonus

Rent
Restrictions

Resale Price
Restrictions

Secondary
Suites

Housing
Fund

✓

✓

✓

✓

✓

✓

✓
✓

Land
Use

Partial
Own.

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

Steamboat
Springs, CO

✓

✓

✓

✓

✓

✓

Sun Valley, ID

✓

✓

✓

✓

✓

✓

Vail, CO

✓

✓

✓

✓

Whistler, BC

✓

✓

✓

✓

✓
✓

✓

✓

Development
Charge Relief
✓

✓

✓

Demolition
Policy

✓
✓

✓

✓

✓

✓

✓

✓

✓
✓

✓
✓

✓

✓

✓

✓

✓

Rental guarantees were not included in our jurisdictional scan as private sector companies generally enact them
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Review of Affordable Housing
Strategies and Tools

Strategies and Tools Overview
There are different strategies and tools municipalities use to support affordable housing policies. Comparable jurisdictions are generally not bound to
one single strategy or tool, but instead, leverage different combinations of them to support the local needs of their communities.

Tools

Strategies
Description

Description

These are used to provide the municipality the data and path forward
to address affordable housing issues specific to that community. It can
also be used a communications document to express the need for
investment.

These are used as supporting initiatives to operationalize affordable
housing policies.

Examples
•

Affordable Housing Strategy

•

Growth Management Strategy

Examples
•

Public Private Partnerships

•

Housing Organization

•

Land Banking for Affordable Housing

•

Waitlist System

•

Affordable Housing Needs Assessment

•

Dedicated Tax Revenue

Learning from jurisdictions of comparable population and housing market size, the Town of The Blue Mountains may consider adopting a range of
strategies and tools.
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Affordable Housing Strategies
Outlined below are strategies commonly used to by municipalities to address their affordable housing challenges.
Strategies and Tools
Affordable Housing
Strategy
Growth Management
Strategy

Description
•
•
•

Analysis

A document commissioned by the local government which recognizes and quantifies
affordable housing shortage
Contains recommendations to address shortage

•

Communities that have strategies generally
are more proactive instead of reactive

Creation of smart growth principles that takes into account environmental, cultural,
economic and social considerations in city development

•

Allows for a comprehensive strategy to
municipal development
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Affordable Housing Tools
Outlined below are tools commonly used to by municipalities to address their affordable housing challenges.
Strategies and Tools
Public Private
Partnerships
Affordable Housing
Needs Assessment
Housing Organization

Land Banking for
Affordable Housing

Description
•

•

•

Generally involves a contribution from the public sector in the form of land and/or
zoning and the private sector is responsible for servicing and building
Public sector can provide grants to keep the prices affordable to renters/owners

Allows for the public sector to increase its
ability to create affordable housing

•
•

Determines the parameters of the community’s housing challenges
Confirms to the funding organization and residents that the need is genuine

•

Data and public facing document to gain
support

•

An organization dedicated to monitor affordable housing inventory, develop and
implement affordable housing programs

•

Allows for a coordination and dedicated
resources for this issue

•

Acquisition of property for affordable housing when there is no immediate plan to
develop this land

•

Allows for municipalities to have an inventory
of land to develop
Increase costs of maintaining unutilized lands

•
Waitlist System
•

•
Dedicated Tax Revenue

Analysis

•

Reflects the gap of non-market affordable housing other than social housing (where
numerous waitlists are being utilized) and prioritizes potential beneficiaries
Can be used as a lottery system and point system to prioritize applicants

•
•

The municipality or government creates a dedicated tax revenue stream to support the
•
development of affordable housing
•
This is generally in the form of an increase to municipal taxes in which the increase is
used solely to fund affordable housing

Criteria for waitlist and receiving affordable
housing can be contentious

Need public buy-in
Some municipalities have used referendums to
gain support
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Strategies and Tools Implemented by Jurisdiction
Outlined are comparable jurisdictions in terms of size and industry base with a wide array of implemented strategies and tools.
Affordable
Housing
Strategy

Needs
Assessment

Housing
Organization

Waitlist
System

Public
Private
Partnerships

Growth
Management
Strategy

Aspen, CO

✓

✓

✓

✓

✓

✓

Canmore, AB

✓

✓

✓

✓

✓

✓

✓

Banff, AB

✓

✓

✓

✓

✓

✓

✓

Bowen Island, BC

✓

✓

✓

Tofino, BC

✓

Fernie, BC

✓

Squamish, BC

✓

Revelstoke, BC

✓

✓

Whistler, BC

✓

✓

✓

✓

✓

✓

✓

✓ *

Telluride, CO

✓

✓

✓

✓

✓

✓

✓

**

Jackson, WY

✓

✓

✓

✓

✓

✓

Jurisdictions

Land
Banking

Dedicated
Tax
Revenue
✓

✓

✓

✓

✓

✓

✓
✓

✓ *

✓ *
✓

✓ *
✓ *

* BC has implemented a tax on short-term rentals to be directed to affordable housing
projects
**Ballot initiative proposed
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Appendix A: Jurisdictional Examples

Jurisdictional Benchmarks (1/2)
The below communities have been identified as comparable jurisdictions to the Town of The Blue Mountains. Outlined below is background
information about each municipality.
Municipality

Population

Median Household Income

Average Home Price

Major Industries

Whistler, BC

11,850

$79,752

$1,674,500

• Tourism

Banff, AB

7,840

$75,143

$1,350,000

• Tourism

Aspen, CO

7,350

$70,300

$1,616,400

• Tourism

Martha’s
Vineyard, MA

15,000

$77,598

$663,000

• Tourism

Jackson, WY

10,530

$75,406

$778,000

• Tourism

TBM

7,020

$78,490

$726,000

• Tourism
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Jurisdictional Benchmarks (1/2)
The below communities have been identified in North America as part of the top 24 leading jurisdictions in terms of affordable housing
creation according to SmartGrowth BC. They are comparable in size and market pressures.
Municipality

Successes

Whistler, BC

• Has achieved 78% of workforce within town boundaries
• Self-sustainable model

Banff, AB

• Ranked as a leading North American jurisdiction according to SmartGrowth BC
• One of seven Canadian municipalities in this list

Aspen, CO

• Ranked as the leading North American jurisdiction according to SmartGrowth BC utilizing 15 out of the 16 best practices
• Has a range of affordable unit options ranging from dorms room to family houses

Martha’s
Vineyard, MA

• Island Housing Trust Martha’s Vineyard (IHTMV) is an affordable housing developer on the island who secures land,
project funding, and working capital for affordable housing through a ground lease model. Dukes County Regional
Housing Authority (DCRHA) serves as the property manager
• IHTMV has sold 60 homes and rented 26 apartment units

Jackson, WY

• Jackson has 655 affordable ownership units and 28 affordable rental units
• 7% of workforce lives in affordable housing units

Conclusion: The above jurisdictions have utilized a mix of strategies, policies, and tools to address affordable housing. There is no single, best
approach to address affordable housing, and the Town of the Blue Mountains should identify the mix of strategies and policies that best meet
their housing needs and are also implementable in the Town.
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Whistler Housing Authority (1/4)
Community Need

•

Governance

• The Whistler Housing Authority (WHA) was established in 1997 as an incorporated housing authority with the
Resort Municipality of Whistler (RMOW) as the sole shareholder
• It exists as an independent municipally owned corporation of the RMOW
• WHA’s Board of Directors has 7 members appointed by municipal council, one representative from Whistlers’
Mature Action Committee, and a Resident Housing representative

Mandate

• To oversee the development, administration and management of resident restricted housing

Strategic Direction

•
1.
2.
3.
4.
5.

Portfolio Size

• 946 rental units
• 1087 home ownership units
• Together, they provide 6,500 beds

Whistler has a .5% vacancy rate. A healthy vacancy rate is 3-5%

WHA has five strategic goals:
House at least 75% of Whistler’s workforce within the community
Integrate diverse forms of resident restricted housing throughout the community
Be the primary community resource for all resident restricted housing
Conduct WHA operations in a fiscally responsible manner
Reduce the environmental and energy impacts of residential housing to improve the overall sustainability of the
resort
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Whistler Housing Authority (2/4)
Financial Model

• Operational funding is derived exclusively from revenues associated with the WHA rental housing inventory. This
covers the administration expenses, debt servicing, and replacement reserve contributions
• The WHA also receives revenue from waitlist registration fees and an “interest and miscellaneous” line item
• WHA does not take in revenue from home ownership because home owners sell directly to those on the waitlist
The WHA has right to first refusal and the ability to buy back the home if the home owner attempts to sell outside
the waitlist
• WHA operates without assistance from the municipal residential tax base

Eligibility

Home Ownership
• WHA home purchasers must demonstrate they are legal age, Canadian citizens or permanent residents, and
qualified employees or retirees. Employees must work a minimum of 20 hours per week in Whistler; retirees must
be an employee in Whistler for 5 of the 6 years prior to ceasing employment
• Applicants must take an asset means test to confirm they don’t own market real estate anywhere in the world.
They must also obtain a mortgage pre-approval indicating their financial threshold to purchase a restricted unit. The
largest portion of WHA applicants has pre-approval to purchase a property between $200,000 and $500,000
Renting
• All applicants must be of legal age, Canadian citizens or landed immigrants, and must be qualified employees or
qualified retirees. They must fulfill a minimum average of twenty hours of work per week, within the Resort
Municipality of Whistler
• Applicants, or their spouse, must not own, either personally, jointly, or indirectly through business assets any real
estate at the time of application, or during the tenancy. The WHA may make exceptions to this on a case-by-case
basis
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Whistler Housing Authority (3/4)
Polices for Ownership

• Owners of restricted homes sell directly to those on the waitlist; WHA provides the realtor. This direct approach is
to eliminate the need for WHA to buy it and then resell it.
• If an owner tries to sell outside the waitlist, WHA has the right to first refusal, so they have the right to buy back the
house before anyone else can buy it.

Polices for Rentals

• Applicants must plan to occupy the unit as their permanent primary residence, i.e. the residence that is the place
the applicant will ordinarily and continually occupy as a residence on a full-time basis. (See definition above).
• No corporate or business applications are allowed.
• All applicants must agree to the following covenants included in all WHA tenancy agreements:
a) The Tenant will not permit any pets (including but not limited to dogs, cats, birds, reptiles, insects and other
animals) on the rental Premises unless authorized by the WHA.
b) The Tenant will not smoke or permit smoking inside the Premises.
c) The Tenant will not sub-let or assign the Premises without the Landlord’s consent.
d)The tenant must meet the definition of employee or retiree for the duration of their tenancy.
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Whistler Housing Authority (4/4)
Supporting Tools
(administered by the
municipality)

• Price restrictions—Whistler enacts price controls to restrict the appreciation of both WHA- and non-WHA homes in
order to keep them affordable into the future. The formula to control prices is based on CCPI.
• Waitlists
• Commercial and tourist accommodation development levies
• Density Bonus
• Inclusionary Zoning
• Rent Restrictions
• Housing Fund
• Secondary Suites Program
• Infill Housing Strategy (2018)
• Needs Assessment (2017)
• Public Private Partnerships
• Real Estate Escrow Interest Grants
• Growth Management Strategy
• Land Banking
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Banff Housing Corporation (1/3)
Community Need

• Banff has a 0% vacancy rate. A healthy vacancy rate is 3-5%
• 77.6% of Banff households cannot afford a median priced apartment. 88.5% cannot afford a median priced house.

Governance

• The Town created the Banff Housing Corporation (BHC) as a not-for-profit developer whose sole shareholder is the
Town of Banff
• The sitting Council represents the sole shareholder and decides Board of Directors membership
• The Board includes two Councillors, four public members, and one senior Town staff member
• BHC has one employee (administrator) who works from home

Mandate

• BHC’s primary focus is to provide value-priced home opportunities

Strategic Direction

• To implement the Town’s Housing Sustainability Strategy to provide a range of affordable housing options that
ensure Banff residents can find a place to call home
• To support strategy development, BHC has two working groups that collaborates with municipal, community and
regional partners

Portfolio Size

• 183 ownership units and 3 rental units

Financial Model

•
•
•
•

Revenue generated from BHC’s equity share model units, rent and application fees
Commercial development levies
Provincial and federal (Parks Canada) funding
Mandated to not receive any subsidies from municipal taxes for the administration of new and existing
developments
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Banff Housing Corporation (2/3)
Eligibility

Basic Eligibility Requirements
• Anyone who meets Parks Canada’s eligible resident requirements and who will meet the BHC’s sublease
requirement of owner occupancy can own a BHC property. However, there is a scoring system
Point System
• Two points are awarded for every full year an applicant lived in Banff
• One point for every full year an applicant lived in the Bow Valley
• Ten points for each dependent child or dependent adult who lives with the applicant on a full-time basis
• Five points for each dependent child or dependent adult who lives with the applicant on a part-time basis
• Single parents can receive additional points for dependent children if they have sole custody of the dependent(s)
• Ten points for applicants without any other dwelling assets

Polices for Ownership

1. Equity Share Model
• BHC owns a percentage of the home (anywhere from 13.2 % to 35.32%), and the homeowner pays for the rest
• When the home is sold, the BHC can choose to continue in this arrangement with the new buyer, so that the new
buyer pays for less than 100% of the market value of the home
• Over time, if house prices increase, the dollar value of the BHC’s share and the dollar value of the homeowner’s
share both increase at the same rate
2. Price Restricted Model
• BHC owns a percentage of the home (generally a minimum of 20%, however at any time it is the difference
between the maximum price restricted amount and the Fair Market Value of the property at that time), and the
homeowner pays for and owns the rest
• The future resale price of these properties is tied to a price restriction of 2% per annum, compounded annually
27

Banff Housing Corporation (3/3)
Polices for Rentals

• Three rental units in BHC’s portfolio (2 two bedroom units and one family home)
• Rental applications use the same scoring model as the ownership model

Supporting Tools

•
•
•
•
•
•
•

Waitlists
Affordable Housing Strategy (Last report - 2017)
Needs Assessment (Last report - 2012)
Housing Organization (Est. 1993)
Public Private Partnerships
Growth Management Strategies
Land Banking
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Aspen Pitkin County Housing Authority (1/3)
Community Need

• Projected 5,700 unit deficit of available affordable housing by 2027 for households making less than the Area
Median income

Governance

• Seven board members (three County appointees and four City appointees)
• One staff member that works with the City and County’s Managers

Mandate

•
•
•
•
•
•
•

Strategic Direction

• Continue to develop a range of affordable housing units that meets the community’s changing needs

Portfolio Size

• Over 2,900 units (1,346 rentals and 1,619 ownership units)

Financial Model

• Revenues generated by application, property management and sales fees (67% of revenues generated)
• City’s Real Estate Transfer Tax and a portion of the sales tax (33% of revenues generated)

Review land use applications
Establish rental rates and sales prices
Establish criteria for qualifications and occupancy
Develop and prioritize current and long range housing programs
Provide information and develop a process for developing affordable housing
Program administrator and operations
Property management
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Aspen Pitkin County Housing Authority (2/3)
Eligibility

Basic Eligibility Requirements
• Full time employees working in Pitkin County (working 15000 hours per calendar year)
• Use the APCHA unit as a primary residence (at least nine months per year)
• Owns no other developed residential property
Qualifying for Rental
• Meet basic eligibility requirements
• Meet minimum occupancy for offered unit
• Meet category income and asset limits
Qualifying for Resident Occupied Ownership
• Meet basic eligibility requirements
• Additional requirements may include income/asset maximums, regional work history (can be linked to a particular
area), family size and pet allowance
• Complete a APCHA education course
• These additional requirements are linked to the unit
Qualifying for Employer Owned Units
• A handful of Aspen employers rent and sell to full-time employees This process is operationalized through ASPCHA
• Candidates must meet basic eligibility requirements and be employed by the employer who owns the unit

Polices for Rentals

Non-Employer Rental Units
• Each unit is assigned an income limit and assets category
• To be eligible a tenant must meet the unit’s income and asset category
Employer Owned Units
• The above restrictions apply but the tenant must be a full-time employee of the company that owns the unit
30

Aspen Pitkin County Housing Authority (3/3)
Polices for Ownership

Deed Restricted Units
• Sale price is calculated based on previous purchase price, three percent simple annual appreciation or a multiple of
the Consumer Price Index (CPI) between date of purchase and date of sale (whichever is less), plus the cost of
approved capital investments, and home condition
• Sold through APCHA and a 2% sales fee is applied
• Next owner is accepted through lottery system, prioritizing applicants
Employer Owned Units
• The above restrictions apply but the owner must be a full-time employee of the company that owns the unit

Supporting Tools

•
•
•
•
•
•
•
•

Waitlists (category and lottery system)
Affordable Housing Strategy (Last report - 2018)
Needs Assessment (Last report - 2016)
Housing Organization (Est. 1972)
Public Private Partnerships
Growth Management Strategies
Land Banking
Demolition Policy
• The City has a section in its Land Use Code that requires 50% of the replacement units in a redevelopment
of residential housing that at any time house local employees be deed restricted affordable units
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Island Housing Trust Martha’s Vineyard (1/2)
Community Need

• 70% of homes on Martha’s Vineyard are seasonal homes, and 600 year-round working island individuals and
families are without stable housing
• Today, 2,000 commute to the island for work. Fifteen years ago, only 200 people commuted daily to the islands

Governance

• IHTMV is a community land trust, non-profit organization with a 9-person board

Mandate

• To assist the towns of Martha’s Vineyard with increasing year-round housing opportunities for residents with low
and moderate incomes

Strategic Direction

• In 2016, they set a goal of 100 affordable homes by 2020
• They project they will need to build 1100 units needed over the next 20 years

Portfolio Size

• 60 permanently affordable homes
• 26 (but soon to be 40 rental units) managed by regional housing authority

Financial Model

• 35-40% of revenue comes from developer fees and ground leases; the remaining comes from fundraising
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Island Housing Trust Martha’s Vineyard (2/2)
Eligibility

Home Ownership
• Individuals and families with 30%-150% of median income are eligible to apply for affordable housing through the
IHTMV
• Homes are awarded based on a lottery system, which is segmented by home type, income, etc.
Renting
• Individuals and families with 30%-150% of median income are eligible to apply through the IHTMV
• There is a lottery system, administered by the Dukes County Regional Housing Authority
• 70% of units are designated for the local workforces

Policies for ownership

• Because IHTMV’s uses a land lease model, if homeowners want to sell their homes, they must resell at an
affordable price through the lottery system

Supporting Tools

•
•
•
•
•
•
•
•
•
•

Affordable Housing Strategy
Needs Assessment
Public-private partnerships
Land banking
Density bonus
Inclusionary zoning
Rent restrictions
Resale pricing restrictions
Demolition policy
Secondary suite policy
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Jackson Hole Community Housing Trust (1/3)
Community Need

• The median home was 859% of median income (333% is considerable affordable)
• From last needs assessment (2014), the community is lacking 1,200 affordable units to meet workforce demand

Governance

• JHCHT is a private, non-profit organization comprised of seven community board members
• Four staff (Executive Director, Development and Communications Director, Homeowner and Tenant Program
Manager, and Director of Project Development)

Mandate

• To collaborate with private and public sector organizations to address Jackson’s affordable housing challenges
• To ensure the sustainability of existing affordable housing inventory

Strategic Direction

• To continue to create partnerships with the public and private sectors to create affordable housing for locallyemployed Jackson Hole residents

Portfolio Size

• Developed or acquired 122 homes for ownership and 28 rental units – serving 424 people

Financial Model

• The model is a mix of private philanthropy and municipal sector funding
• Relies heavily on public private partnership for developments. For instance, the Richmond Street Rentals leveraged
$5.7M in public sector funding with $7.4M from donors and private financing
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Jackson Hole Community Housing Trust (2/3)
Eligibility

Basic Eligibility Requirements
• Applicants are required work a minimum of 30 hours per week, year around in Teton County, WY
• There is an income limit of 120% of the areas’ median income
• There is also an asset limitation per household of $219,360, exclusive of retirement savings for certain unit types
• After meeting these basic requirements, there is a point system to prioritize applicants
Point System
• Years on file: 3 points maximum
• Years in Jackson region: 5 points maximum
• Employment: Points are awarded to applicants whose job responsibilities contribute to the unique characteristics
and critical infrastructure of Jackson Hole. 5 points maximum
• Community Involvement: Points are awarded to applicants who demonstrate commitment to community by way of
their volunteer efforts on behalf of local causes. 5 points maximum
• Current Housing Trust Homeowner: 2 points maximum

Polices for Ownership

Employee/Workforce Units (399 units)
• Ownership program in which certain units are restricted to ensure they are used by local workforce
Employment-Based Units (53 units)
• Do not have income or asset limits but they do have limited appreciation and are sold through a lottery process
Affordable Homes
• Priced based on income and asset limits
• Have limited appreciation and sold through a lotter process
Attainable Homes
• Have income and asset requirements but the appreciation is not limited and they are sold by the owner
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Jackson Hole Community Housing Trust (3/3)
Polices for Rentals

Employee/Workforce Rentals
• Rental program which certain units are restricted to ensure they are used by the local workforce
Affordable Rentals
• Have income and assets requirements for these properties

Supporting Tools

•
•
•
•
•
•
•

Scoring Matrix and Lottery System
Affordable Housing Strategy (Last report - 2017)
Needs Assessment (Last report - 2014)
Housing Organization (Est. 1992)
Public Private Partnerships
Growth Management Strategies
Land Banking
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Appendix B: Glossary of Terms

Affordable Housing Terminology (1/2)
Affordable Ownership
Housing

Housing with a purchase price that is affordable to households of low and moderate income, which are households
within the lowest 60 per cent of the income distribution for the housing region, as determined by the Statistics
Canada. Affordable in this context means monthly housing costs (i.e. mortgage principal and interest payment
amortized over 25 years and assuming a 25 per cent down payment, and taxes) do not exceed the average monthly
rent for the region, by unit type, as reported annually by the Canada Mortgage and Housing Corporation. Affordable
ownership price includes GST and any other mandatory costs associated with purchasing the unit.

Affordable Rental
Housing

Housing where the total monthly shelter cost (gross monthly rent including utilities – heat, hydro and hot water – but
excluding parking and cable television charges) is at or below one times the average City of Toronto rent, by unit type
(number of bedrooms), as reported annually by the Canada Mortgage and Housing Corporation.

Permanently Affordable
Housing

The City of Davis, CA defines permanently affordable housing that is affordable in perpetuity and subject to an
agreement between the developer and the City to maintain affordability. Such agreement shall be recorded. In the
case of rental units, permanently affordable units must be subject to rental screening and affordable rental
maintenance.

Affordable Market
Housing

Housing produced by the private sector and rented or sold at a price that is affordable to a broad segment of the local
population.
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Affordable Housing Terminology (2/2)
Area Median Income

The median divides the household income distribution into two equal parts: one-half of the cases falling below the
median household income and one-half above the median. For households, the median income is based on the
distribution of the total number of households including those with no income. The area median income is the median
household income for a defined area.

Cohousing

Cohousing is a concept that came to North America in 1988 from Denmark where it emerged over 25 years ago. It
describes neighbourhoods that combine the autonomy of private dwellings with the advantages of shared resources
and community living.
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