Town of Snowmass Village
Agenda Item Summary

DATE OF MEETING:
April 12, 2021

AGENDA ITEM:
Housing Master Plan Update and Work Session

PRESENTED BY:
Betsy Crum, Housing Director

BACKGROUND:
The Housing Department currently owns and manages some 300 rental units and
oversees another 175 "deed-restricted" units that are owned by qualified employees of
Snowmass Village and Pitkin County. In addition, fifteen (15) units of deed-restricted
for-sale housing are nearing completion in and around Stallion Circle, known as Coffey
Place. We have been working from a long-standing goal of housing some sixty percent
(60%) of the year-round workforce between these two housing types. Understanding
the importance of our workforce to our viability as a community, in recent years our
scope has included seniors, individuals, families, and others that make up a diverse and
vibrant community.
Study after study has documented our region’s unaffordable housing prices, inventory
shortages, and ever-expanding commute for its workers. Except for locally-sponsored
deed-restricted and government-subsidized units, there are functionally no units in the
upper Valley that are affordable to its own workforce. Market imbalances throughout the
region have resulted in extremely long commutes, which in turn impacts our roads,
quality of life, and the environment. Year-round business has grown and thrived while
second homeownership and short-term rentals have put increasing pressure on prices.
These combined market forces lead to income disparity, growing difficulty recruiting
employees and filling jobs, and multiple negative impacts on the environment and our
economic sustainability.
Housing continues to be one of the highest priorities to ensure the future economic and
social sustainability of Snowmass Village. Our 2018 Comprehensive Plan prioritizes
workforce and affordable housing in multiple ways, noting that “diversification of the
economy will hinge upon the availability, type, and range of housing alternatives for
employees in the community….” The Plan further prioritizes “exploring [housing]
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opportunities that best balance the character and resources of the Town,” including
incentivizing more and smaller development, senior housing, and accessory dwelling
units. The Roaring Fork Regional Housing Study, completed in April 2019, concludes:
“It is a statement of the obvious that the Aspen to Snowmass Area is the highest-priced
market in the Greater Roaring Fork Region with an average sales price of approximately
$2.4 million in the 3rd quarter of 2018. It is also no surprise that the local housing supply
does not meet the locally-generated housing demands,” and quantifies a housing gap of
3,000 units for the Snowmass-Aspen area. The 2019 Snowmass Village Community
Survey underscores the emphasis on housing, with 81% of residents agreeing that
increasing the amount of affordable housing in the Village is “important”, “very
important” or “extremely important.” Applicants for TOSV rental housing need at least
five years’ employment time to rise to the top of the list, and each for-sale unit is oversubscribed by about 15-1.
In early 2019, the Snowmass Village Town Council revisited their policy objectives and
community goals, incorporating the framework and strategic initiatives outlined in the
2018 Town Comprehensive Plan. As a result of this process, the Town Council
reaffirmed its pledge to “a near-term strategy that will actively identify opportunities,
creative approaches, and partnerships to address housing needs, and incentivize the
development of an additional 185 units.” This goal is incorporated again in the 2021
Town Council Goal Statement.
In response to this focus, we embarked on the development of a “Conceptual Master
Housing Plan” for the advancement of approximately 185 units of affordable workforce
housing for Snowmass Village. The attached draft plan is well on its way to being a
final draft for consideration but is still flexible enough for feedback from the Council. As
you will see, several over-arching goals guide the plan and need to added and/or
continued to be emphasized :
•
•
•
•
•

Remain true to the aspiration statement, guiding principles, strategic initiatives
and other critical values, such as fiscal responsibility, called for in the 2018
Comprehensive Plan.
Include a mix of affordable rental and deed-restricted homeownership
opportunities that meet the needs of a diverse workforce.
Fit within the character and environment of the surrounding neighborhood(s) and
the Town of Snowmass Village as a whole.
Build attractive, sustainable, high-quality homes that are cost-effective, welldesigned, and blend seamlessly into the community.
Concentrate development in and around the existing nodes of activity and,
where, in proximity to local and regional transit.

The local team of Connect One Design, DJ Architects, and JVA Consulting Engineers
worked with Town staff to develop the Plan. The team completed extensive site and
schematic analysis to determine what each of the sites might support in terms of
housing. They considered access, infrastructure, proximity, and consistency to
neighboring uses, view planes, zoning considerations, site safety, and overall building
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massing. They did not consider a detailed architectural design at this time but instead
looked at the “big picture” of what might be supported and how it might be situated on
each site. Under our direction, they looked to maximize each site for housing; however,
many can be modified for a phased development plan if desired. Some may also lend
themselves to mixed uses, including the potential for mixing market-rate development or
ownership units with rental housing as a way to increase financial sustainability. The
consultants also were sensitive to our goals of working within the existing topographies,
creating a mix of housing sizes (one-, two- and three-bedroom units), and retaining
existing public parking (where applicable).

MASTER PLAN RECOMMENDATIONS:
Site Recommendations:
The Master Planning process identified 5 sites (or clusters of sites) as “highly
developable” for housing. These represent the most promising possibilities for
achieving the Town’s affordable housing goals based on the objective criteria. If
maximized for housing development, the five sites have the potential to yield some 269
units of housing to meet our workforce rental and ownership needs. They could not
only address the 185-unit need identified in the Council’s goal but could provide the
opportunity to address additional needs that might be identified in the future.
The following is a summary of each site, which is more fully described and illustrated in
the attached Draft TOSV Master Housing Plan.
1.

Town Hall Draw and Point site

The site behind the Town Hall – known as
“The Draw” – offers the potential to develop as
many as 90 one-, two- and three-bedroom
units around a winding, switched-back drive.
By utilizing some spaces under walkways, the
site could potentially support 120 parking
spaces. This site could be developed in
phases (the inner buildings or the outer
buildings first) and lends itself to a combination
of rental and ownership units. The consultants
were able to provide density within the current
steep topography and include water and
debris retention areas. As envisioned, the
Point Site would remain undeveloped but could provide dedicated access.
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2.

Infill site – Public Works

The team looked at a variety of “in-fill” sites
to create smaller development on land
currently owned and used for other
purposes, and the site with the most promise
is the parcel just to the west of the
administrative offices of Public Works.
Currently shielded from Owl Creek Road by
a small berm, this site has the potential for
12 apartment homes with 20 dedicated
parking spaces. Access would be from the
Public Works parking lot and could be
incorporated with little disruption to the
operations and uses at the adjacent
administrative building. This is the only site
not currently on a bus line, so adequate parking is critical.
3.

Carriage Way Apartments and Parking Lot 1
This option combines the site of the existing
250 Carriage Way Apartments with Lot 1.
Lot 1 currently has approximately 48 winter
parking spaces (approximately half of which
are used by Blazing Adventures in the
summer) and Carriage Way Apartments has
12 units with 12 parking spaces. As
envisioned, the site would be developed in
the existing Carriage Way lot, with housing
also built into the hillside going up to Lot 1.
Lot 1 would be retained for parking, with ongrade parking on the lower lot for residential
tenants. This could provide some 39 oneand two-bedroom units, for a net gain of 27
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apartments. Given its proximity to transit, this site also has great potential for a car
share program.

4.

Daly Lane – Snowmass Inn with surrounding parcels

For purposes of this study, the team looked at
combining three sites: the Snowmass Inn, the
Daly Lane Depot, and the former community
pool site now owned by the Snowmass
Community Foundation. This latter site is the
only one in the study not currently controlled
by the Town. The plan would be to develop
the site into several “pods” that would include
lower-cost units facing Daly Lane, rental,
and/or for-sale multifamily units facing the
Benedict Park and with down-Valley views,
and the potential for larger and/or market-rate
condominiums at the top level. A mixed-use
approach would help offset some of the infrastructure costs associated with
underground parking. This site has the densest development and is 4-5 stories to match
the scale of the nearby Mountain Chalet. In total, the plan would create up to 72 units
and would add 69 parking spaces.
5.

Upper Numbered Lots – Parking Lots 10-12

The team looked at Lots 10, 11, and 12 of the
numbered parking lot for potential
development for multi-story, multi-family
housing. Intending to preserve the existing
320 skier spaces and work within the existing
slope, the design includes an open platform
above the current lots, over which
approximately 78 one- and two-bedroom
units could be built. Additional parking would
be built on-grade behind each of the
structures, and front and back decks would
be used to take advantage of the uphill and
downhill views. This design also lends itself
to a car share program, is on an active transit line, and is within walking distance to the
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ski slope and all Snowmass Mall amenities. It also has good potential to be built in
phases.
The team tested the massing study with architectural design standards and has
presented some conceptual looks in the Draft Master Plan for consideration. These are
just ideas; as we move forward with the sites, each will be approached individually from
a design development perspective, including the surrounding architectural context, and
would be subject to and compliant with all local approval processes.
One the major design issues that needs to be addressed are parking requirements.
The designs presented likely do not meet the current standards called for in the land
use code. As the review of this Master Plan continues forward, a policy level discussion
on the pros and cons of the current parking requirements will be needed. At this point,
Staff is recommending that a reduced parking standard be considered for workforce
housing.
Programmatic Recommendations:
From a programmatic standpoint, we remain committed to addressing the range of unit
sizes, types (rental and ownership), incomes, and populations (singles, roommates,
families, seniors, and people with disabilities) that call Snowmass Village home.
Generally, each site is suitable for multifamily housing, and some could easily integrate
rental units with condominium or townhouse-style homeownership if desired. Each site
should be developed individually, with attention paid to adjacent uses, and should
respond to the most pressing housing needs at the time of development.
We recommend adhering to the following principles for each development:
•
•
•
•

•

Remain true to the aspiration statement, guiding principles, strategic initiatives
and other critical values, such as fiscal responsibility, called for in the 2018
Comprehensive Plan.
Continuing our long-standing focus on housing our year-round, full-time,
Snowmass Village-based workforce;
Looking to maintain our overall portfolio balance of rental and ownership housing
at its historic levels - two-thirds rental and one-third ownership;
Developing housing that rents and/or sells to people at a variety of housing sizes
and incomes – this not only builds a strong and inclusive community, it also helps
to meet the documented needs of our existing workforce and creates movement
within our existing portfolio.
Ensure each individual development is fiscally responsible and within the
financial means of the Town and its partners.

Timing Recommendations:
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The proposed Plan provides a “road-map” to achieve Snowmass Village’s workforce
housing needs based on known conditions. Much can change over time, and the
suitability and need for development should be evaluated on an ongoing basis. The
recommended sites may continue to be the most likely; conversely, if new opportunities
arise or needs change, the Plan can change in response.
Based on the current suitability and potential cost, desirability, and community impact,
we recommend pursuing development generally in the order as outlined above, with the
Town Hall Draw site as the first opportunity, followed by the Public Works and/or
Carriage Way/Lot 1 site. We should, however, remain responsive to opportunities as
they arise and to possibilities to work with local businesses or institutions that may be
interested in creating housing in partnership with the Town.
If approved, we could be prepared to initiate schematic design work on the Town Hall
Draw site by the end of 2021.

FINANCIAL CONSIDERATIONS AND RECOMMENDATIONS:
It must be said at the outset that any plan to build 185 units of high-quality, affordable
workforce housing is bold. It will take a lot of consistent effort, planning, hard work, and
dollars. The cost of construction in the high country is very steep, currently averaging
over $400/square foot without including the cost of land. While there are ways to
reduce costs using modular and other emerging construction options, there will always
be a sizable gap between what it costs on a per-unit basis to build and maintain
housing, and the rents or mortgages that most of our workforce can pay.
But the cost of not building is even higher. As real estate costs outstrip wages at an
ever-increasing rate, Snowmass Village’s workforce is getting pushed farther and
farther down Valley. This, in turn, place an enormous burden on our transportation and
road systems. Traffic congestion impacts our environment and the livability of our
region, which can have long-term negative impacts on our sustainability as a desirable
mountain community. Increasingly, businesses are unable to pay workers enough to
entice them here or convince them to make the hour or longer commute each way to
their jobs.
Snowmass Village has, almost since its inception, seen the value of creating a vibrant
workforce housing program. Like other essential community services, housing is part of
the core infrastructure of our town, as important and as integral to our daily functioning
as the shuttle, the local roads, and our parks and trails systems. We have been able to
create a portfolio of options for our residents through a combination of below-market
financing, public subsidy, and cost-effective building methods. This approach should be
supplemented by seeking available state and federal grant and tax credit programs that
are consistent with our community goals, and by actively engaging partners who share
our interest in creating housing options.
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Construction Cost Assumptions:
Any estimate of potential cost associated with the development of these 5 sites is
speculative and can only be made at the highest level. Development costs will depend
on many factors, including site conditions, type of construction, unit style and mix,
timing, and the fluctuating labor and materials costs in the Roaring Fork Valley.
Connect One developed conservative “order of magnitude” estimates for each site
based on the following “point-in-time” assumptions:
•
•
•
•
•

Building and Site Costs = $420/sf
Surface Parking = $10,000/space
Structured Parking = $60,000/space
Soft Cost Fees = 16.5% of Hard Costs
Land costs = $0 (Town-owned sites)

Units

Parking
Spaces

Town Hall Draw

Total
Development
Cost

90

120

$62,377,361

Public Works

12

20

$ 7,264,824

Carriage Way/Lot 1

39

75

$25,649,108

Daly Lane/
Snowmass Inn
Upper Numbered
Lots

72

69

$52,001,328

78

389 (includes
skier parking

$73,546,809

Site

TOTALS:

291

$220,839,430

Financing Recommendations:
Because workforce housing costs more to build than renters and homebuyers can
afford to pay, all of our stock has been developed through a combination of
mortgage/debt financing and local subsidy. In the years before the real estate market
exploded, municipals bonds combined with contributed land and publicly-funded
infrastructure were sufficient for the developments to “pencil out”. In more recent years,
those two funding sources have been supplemented with municipal cash subsidy, such
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as the $5.8 million contributed to making the cost of the Coffey Place homes more
affordable.
An ambitious housing program can and should also seek to bring in other proven
sources of funding. The federal government has, since the late 1980s, offered investors
the opportunity to contribute to affordable housing in exchange for long-term tax credits.
That program, known as the Low Income Housing Tax Credit, or LIHTC Program, can
generate as much as half of the cash needed to build affordable rental housing. The
State of Colorado has other, smaller grant programs that can and should be explored as
a way to reduce the need for local subsidy.
As part of the Master Plan development, we invited a roundtable of developers and local
institutions to review and comment on the 5 sites and to provide feedback. There was
considerable interest among outside developers in finding ways to help Snowmass
Village achieve its housing goals, and those we have spoken with have considerable
experience with tax credits, tax-exempt bond financing, and creative financing tools.
Local institutions such as RFTA, Colorado Mountain College, the School District, Aspen
Hospital, Pitkin County, and SkiCo have all expressed interest in partnering. They could
be a source of funding, especially if they were able to have some units set aside for
their employees in exchange.
Specific financing plans can only be developed when the site is being moved forward for
development. Financial feasibility will be determined at that time, and each site will
have a set of funding sources that are unique and that make sense for the ultimate
outcome. For example, the development of the Town Draw is complicated by slope and
shale, might include a combination of rental and condominium units, and could be
designed to be affordable to a range of entry-level local households. A site like the Daly
Lane/Snowmass Inn site, alternately, could include some market-rate units to offset
development costs, be built in phases over time, and might only be a rental project. The
financing needs and approach for these two examples would be very different.
Each recommended housing site should be approached individually at the start of
development planning with a combination of the following financing tools, as applicable:
•

•
•

Mortgage financing – rental housing should be structured to maximize the
project’s ability to service debt from rent payments. For-sale housing should
likewise look to a purchaser household’s ability to carry a mortgage in the current
market.
State and Federal grants – grants for affordable housing should be evaluated
and secured, provided they are aligned with the workforce housing program
goals and the incomes of the residents we wish to serve.
Federal Tax Credits – Larger rental developments should leverage federal LIHTC
equity. This can finance as much as 50% or more of the total development
costs.
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•
•

Partnership Opportunities – many local partners have needs that are well-aligned
with the Town’s workforce housing goals. We should actively seek out these
partners and encourage financial collaborations that make sense.
Municipal Subsidy – even with all of these tools, it is likely that development of
these sites will require a local subsidy to make the development feasible for the
local workforce That subsidy can be in the form of the value of the town-owned
land, in utilities, and infrastructure brought to the sites, and, where necessary,
cash.

NEXT STEPS:
This Draft TOSV Master Housing Plan and its recommendations are presented for
consideration and discussion. The plan is still very much in a draft format, but ready for
feedback. These sites, overall design, and program approach, and financing
recommendations represent the best potential for housing development and the best
opportunity to meet the current and projected workforce and community housing needs
of Snowmass Village. We recommend proceeding toward incorporating all
recommendations into the Master Housing Plan for final consideration and adoption.

ATTACHMENTS:
DRAFT – TOSV MASTER HOUSING PLAN
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