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An inventory of current community 
housing and future expansion 
opportunities in Eagle County

and a review of current guidelines 
and strategies affecting supply



Project Sponsor: Town of Avon 
Timing: RFP released in the spring of 2022

RFP Goals:

• Comparative analysis of adopted housing policies and strategies within the region
• Consult with partner communities to identify adopted housing policies and strategies for increasing the supply of 

community housing to meet the needs of each of the jurisdictions

• Inventory of real property in Eagle County with potential for development as community
housing 

• Research vacant, undeveloped real properties, or lands with redevelopment opportunities both publicly and 
privately held, that are within the partner communities as well as within one mile of existing bus stops, Highway 6 
and I-70 in Eagle County

• Identify community housing solution partnerships and opportunities for additional regional 
collaboration



Housing Policy Comparison
General Policy Goals - provide immediate and long-term solutions to increasing the supply and affordability of 
homes for year-round residents living and working within Eagle County
• Average prices in the County are well above what a family making the median income or those making well 

above the median can afford, creating a large affordability gap:
• Eagle County’s location as a highly sought-after mountain resort area
• Lack of readily available new land for development
• Proliferation of short-term rentals
• Difficulty in permitting and developing new projects 

• Neighborhoods closest to Vail and Beaver Creek typically have higher market prices and a more significant delta 
to what is affordable to the workforce. 

• Down valley communities are less dense, have more land available for additional development, and can still 
produce housing at prices within a closer reach of the local workforce. 

• Downside to affordability and location is the environmental offsets of having housing down valley and 
employment centers up valley.

• the impacts felt from traffic 
• having a dependable workforce of different income levels in proximity to job centers

• Variability of housing needs is reflected in the goals, land use policies, and workforce-related land use code 
requirements of each community; 

• Local variability, does not align with the reality that the County is one region, and all jurisdictions are largely 
dependent upon each other



Housing Policy Comparison
• Areas feeling the most pressure (Vail, Avon and the County itself) = most stringent and comprehensive policies. 

• Considerably more resources than many of the other communities, allowing them to expend more resources to 
address the housing issue. 

• Red Cliff and Gypsum do not have any community housing polices and have let the natural market work within 
their jurisdictions (due to either location, available land resources or other circumstances)

• Minturn and Eagle have code requirements for residential development but lack similar requirements for 
commercial development, nor have they adopted additional programs that some of the other communities 
have instituted. 

• This is likely both by design (to attract income generating commercial revenue) and necessity due to finite resources within these 
communities

Yes



Housing Policy Comparison
• Codes for residential and commercial projects based on formula applicable to projects with three or more 

units
• Allow community housing in Industrial / Commercial Zones
• Development bonus mechanism in Title 7 Development Standards
• Deed Restriction Program – Mi Casa (35 units to date)
• Funding: 2% tax on STRs – 2% transfer tax on units that are not primary residences

• Code Requirements only for residential Projects (no Community Housing required for 
commercial projects)

• Eagle requires 10% of residential projects to be protected as Community Housing
• Minturn requires 20% of residential projects to be projected as Community Housing

• No Community Housing Code Requirements in either Gypsum or RedCliff



Housing Policy Comparison
• The County, with greater funding, is a resource for each community and often collaborates or even 

operates programs for individual communities
• Valley Home Store 

• serves as an information hub for deed restricted units throughout the county, 
• assists buyers and sellers in the purchase and resale of deed restricted homes, 
• consults with the local municipalities on policy, compliance, and best practices.

• Four main Strategies
1. New Construction of Deed Restricted Housing for Owners and Renters

• Affordable housing guidelines and code requirements
2. Better Utilize Current Stock of Developed Real Estate

• Good Deeds – convert existing unrestricted to deed restricted
• Rent Local Program – rental incentive program
• Aid for ADU’s – create deed restricted ADU’s

3. Down Payment Loans and other Assistance programs
• Down Payment Assistance Programs – Eagle County Load Fund, Eagle Ranch Housing Corp., Colorado Div

of Housing Assist.
• Locals First Program – a cash buy program to hope local residents competing with cash buyers
• Rent for Locals – rental assistance for locally employed full-time, year-round renters

4. Education
• Valley Home Store resources



Housing Policy Comparison

• Homes for residents are seen as infrastructure - a community support system - not unlike roads, 
bridges, water and sewer and similar services delivered by municipal government

• Vail Housing Department and the Vail Locals Housing Authority - advocate and advance the Town’s 
vision in ensuring the availability of homes for year-round Vail residents

• Codes – inclusionary zoning – formulas for both residential and commercial projects 
• Deed Restriction Program – Vail InDeed (has acquired 170 units in the program)
• Vail Housing 2027 – acquire 1000 new deed restricted units by 2027
• In total Vail currently has approximately 1050 deed restricted (rental and for sale units) in Vail



Housing Policy Comparison – Example Project
To better understand the actual impacts of the various inclusionary housing codes we analyzed what inclusionary 
requirements a newly proposed mixed-use project consisting of:

• 100 residential units, 
• a restaurant and 
• a boutique hotel. 

• Town of Vail requires a developer to mitigate new residential development by providing 10% of the new Gross 
Residential Floor Area (GRFA) being developed as Employee Housing Units (EHU).

• Commercial development has formulas to determine the number of employees generated by new 
development, which require the creation of EHUs to mitigate this impact. 

• The project above would require the developer to provide a total of 26 units to mitigate the impacts of 
development – the most comprehensive housing requirements in Eagle County

• 23,891 s.f. of GRFA (or 22 units) for the residential portion and mitigation for 11.7 employees generated by the commercial portion of the 
project (an additional 4 units)

Yes



Geospatial Analysis Methods 

• Multi-step procedure to review and spatially analyze parcels and related data in a Geographic 
Information System (GIS). 

• Area of Interest for this study involved all parcels located within a 1-mile setback from 
Interstate 70, Highways 6 and 24, and all public bus stop locations within the County

• First step in assessment of suitable community housing parcels involved identifying parcels as 
belonging to one of four broader categories, 

1. existing community housing parcels, 
2. currently developed parcels that could be re-developed for community housing
3. vacant parcels suitable to receiving community housing, 
4. all remaining parcels that are either currently developed and/or occupied or otherwise deemed unsuitable to 

developing additional community housing

• Develop a site suitability model to better inform parcel locations while also providing a 
consistent metric for scoring and ranking all parcels in consideration for community housing 
development. 

• Site suitability models are spatial models developed in a GIS that determine the best locations 
for a specific use given a set of user-supplied criteria for consideration



Geospatial Analysis Methods 

SITE SUITABILITY CRITERIA

• Contour developed the initial criteria list 
and requested additional criteria for 
consideration from Partner Communities. 

• Responses were used to develop the final 
list of site suitability model criteria.

• It should be noted that each community has 
varied individual priorities when assessing 
community housing and how and where it
best fits within their individual community. 

• Model uses an average of the scores that 
were provided and do not necessarily reflect 
the priorities of each community.

Criteria Sub-Criteria Criteria Weight Sub-Criteria 
Weight

Proximity 0.5
To bus stop 0.24
To highways 0.15
To preschool or daycare 0.17
To elementary school 0.15
To middle or high school 0.10
To grocery store 0.12
To healthcare facility 0.07

Total 1.0

Development Potential 0.3
Developable slopes 0.44
Zoning 0.13
Within incorporated areas 0.17
Land ownership 0.26

Total 1.0

Environmental 0.2
Wetland and riparian areas 0.83
Critical big game habitats 0.17

Total 1.0
Total 1.0



Geospatial Analysis Findings

Summary of existing community housing parcels in Eagle County

Location Parcels Acres

Avon 47 51.57
Eagle 55 26.33
Gypsum 476 99.12
Minturn 0 0
Red Cliff 0 0
Vail 199 115.69
Unincorporated Eagle County 231 99.12

Total: Eagle County CH Parcels 1008 391.83



Geospatial Analysis Findings

Summary of community housing parcels and units planned, approved 
or under construction in Eagle County

Location Parcels Acres Units

Avon 2 9.3 64
Eagle 3 36.99 150
Gypsum 34 408.8 971
Minturn 0 0 0
Red Cliff 0 0 0
Vail 1 2.07 72
Unincorporated Eagle County 8 182.12 723

Total: Eagle County Planned/Approved WFH Parcels 48 639.28 1,980



Geospatial Analysis Findings
Summary of parcels identified for potential redevelopment to support expanded community 

housing supplies with mean/minimum/maximum scores from the site suitability model

SS Scores

Location Parcels Acres Mean Min. Max.

Avon 14 24.37 9.810 9.462 9.950
Eagle 1 2.10 9.476 9.476 9.476
Gypsum 0 0.00 NA NA NA
Minturn 7 48.00 9.318 9.001 9.425
Red Cliff 0 0.00 NA NA NA
Vail 1 17.26 8.645 8.645 8.645
Unincorporated Eagle County 6 20.72 9.324 9.114 9.627

Total: Eagle County Redevelop WFH Parcels 29 112.18 9.320 8.645 9.950



Geospatial Analysis Findings
Summary of parcels identified as suitable for potential expanded community housing units in the study 

area with mean/minimum/maximum scores from the site suitability model.

SS Scores

Location Parcels Acres Mean Min. Max.

Avon 19 267.85 9.380 8.363 9.875

Eagle 18 208.49 9.523 8.371 10.000

Gypsum 23 139.95 8.979 7.334 9.895

Minturn 4 96.88 8.543 8.435 8.642

Red Cliff 4 1.81 7.517 7.206 7.862

Vail 28 150.28 8.323 6.624 9.793

Unincorporated Eagle County 57 450.64 8.344 6.890 9.770

Total: Eagle County Suitable WFH Parcels 153 1,315.90 8.686 6.624 10.000



Geospatial Analysis Findings
Vail Suitable Parcel Details 

SS Scores

Ownership Parcels Acres Mean Min. Max.

Private 18 36.13 8.593 7.266 9.793

Avon 10 114.15 7.838 6.624 9.257

Zoning Parcels Acres Mean Min. Max.

R 2 26.49 7.361 6.807 8.454
RSM 5 11.34 8.574 8.147 8.849

Town 21 112.46 8.330 6.624 9.793

Vail Subtotal 28 150.28 8.323 6.624 9.793



Geospatial Analysis Findings
Vail Top 10 Suitable Parcels 

  SS Model Scores    Developable Area Floodplain Wetlands Riparian Area 
Rank Parcel ID Mean Std. Dev. Owner Acres Acres % Acres % Acres % Acres % 

1 210312119001 9.793 0.030 Private 0.72 0.72 100.0% 0.00 0.0% 0.00 0.0% 0.00 0.0% 
2 210312401022 9.658 0.058 Private 1.04 1.04 100.0% 0.00 0.0% 0.00 0.0% 0.00 0.0% 
3 210312314003 9.558 0.000 Private 0.30 0.30 100.0% 0.00 0.0% 0.00 0.0% 0.00 0.0% 
4 210312402003 9.257 0.245 Town 3.19 3.16 99.2% 0.00 0.0% 0.00 0.0% 0.00 0.0% 
5 210312100005 9.238 0.515 Private 0.96 0.87 90.9% 0.02 2.5% 0.13 13.5% 0.00 0.0% 
6 210106300002 9.201 0.257 Private 1.37 1.37 100.0% 0.00 0.0% 0.00 0.0% 0.00 0.0% 
7 210301404003 9.118 0.221 Private 2.18 2.14 98.1% 0.03 1.6% 0.01 0.6% 0.00 0.0% 
8 210314102027 8.849 0.467 Private 0.57 0.38 66.1% 0.00 0.0% 0.00 0.0% 0.00 0.0% 
9 210312312040 8.842 0.484 Private 0.43 0.42 99.3% 0.00 0.0% 0.05 10.7% 0.00 0.0% 

10 210314102028 8.729 0.246 Private 0.36 0.29 80.6% 0.00 0.0% 0.00 0.0% 0.00 0.0% 
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Geospatial Analysis Findings
Vail Parcels 



Questions 

Follow up
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