
Gary Community Ventures | Affordable Housing Measure Overview
In April 2022, the team at Gary Community Ventures filed a statewide Colorado ballot proposal with a
legislative measure titled Dedicated State Income Tax Revenue for Affordable Housing Programs
(2021-2022 #108). The measure is a transformative, first-of-its-kind, comprehensive housing program
designed to, (a) permanently fund affordable housing across the state through innovative financing, and
(b) create incentives for local governments to achieve meaningful growth in affordable housing within
their communities. The program unlocks $300 million in annual funding for affordable housing, which by
2040 is expected to result in $5 billion in total capital that would be leveraged to both create and
preserve affordable housing in the state of Colorado. This would result (in combination with existing
affordable housing funding) in an estimated 10,000 new affordable housing units annually, and 170,000
units by 2040, eliminating the affordability gap in the state and serving as a model for the country.

The policy team at Gary is now embarking on an ambitious effort to get this legislation on the ballot, and
to pass the measure in November. Gary is anticipating that passing the measure and the supporting
policy and awareness campaign will require $7Mn in funding. Gary has committed $2Mn towards this
effort and is looking to raise the remaining capital with support from local and national funders
committed to housing access and equity, both at home and across the country.

Why this Measure, and Why now?
Access to safe and affordable housing is an existential challenge for low-income families, particularly in
states like Colorado where home prices continue to rise.  While the Federal government has a powerful
role to play in addressing this crisis through subsidized funding programs, housing is essentially a local
issue. Thus, states are taking on this challenge, but often with piecemeal approaches that tackle one
corner of the housing market rather than taking a holistic approach. For instance, a majority of the efforts
in the state of California have focused on local zoning, and New Jersey has zeroed in approaches to
mandate affordable housing among developers and municipalities.

While these are steps in the right direction, given the urgency of this crisis, we need a statewide solution
that is comprehensive and holistic. With the help of hundreds of local and national stakeholders, the
following three key lessons have guided our approach::

● Policy and sustained financing need to go hand in hand: To create new affordable housing
and to preserve existing stock, developers need access to land, responsive zoning, and
appropriate financing. Mandates and zoning alone, as undertaken in California and New Jersey,
often neglect the need for financing, without which, more density will often only result in more
market-rate housing that serves the needs of a select few. Similarly, more public financing
without appropriate zoning and land-use policy means the developers have the money but
nowhere to build.

● We need solutions across the entire income spectrum: A distinct factor of the housing crisis
is that its effects are experienced by families across the entire income spectrum.  The shortage
of affordable housing is as much a problem for those experiencing homelessness as it is for
middle-class families. Thus, we need a comprehensive set of solutions and financing tools that



address a spectrum of need, from homelessness to homeownership and everything in between.
Again, tackling one corner (such as low-income rental housing) means that the pressure from the
rest of the market will undo the gains accomplished through a narrow program or policy.

● State and localities need to work together: For too long, housing policy has rested at the local
level, with relatively little coordination or support from the state. While decisions like zoning and
permitting should remain local functions, ensuring housing is affordable requires regional and
statewide collaboration and action. Without local buy-in and incentives, state policy alone will
lead to a suboptimal outcome and inequitable distribution..

Overview of the measure

Source of Revenue
The measure creates a permanent, sustained revenue source by (1) dedicating one-tenth of one percent
of Federal Taxable Income to an affordable housing fund, and (2) “de-Brucing” the housing fund.
Colorado is currently projected to provide more than $4 billion in tax refunds over the next three years.
This measure would effectively “recapture” $300 million per year of those refunds.

This ongoing revenue source is used to finance affordable new builds and preserve existing affordable
housing. Additionally, the measure leverages public dollars to incentivize local jurisdictions to set and
achieve meaningful increases in affordable housing, and simplify zoning and entitlement processes.

How will this revenue be deployed?
The measure proposes a multi-pronged strategy to address housing needs for individuals and families
across the income spectrum, by allocating capital to resolve the key barriers that limit construction and
drive up costs today. These solutions include:



1. Land-banking: The measure allocates roughly 10% of the revenue to create a statewide
land-banking fund to support nonprofits, local governments, and public agencies to buy and
preserve land for affordable housing. These funds will be disbursed as soft, forgivable loans,
which would be written off if the purchased land fulfills the intended purpose.

2. Concessionary Debt and Equity Capital: The measure allocates roughly 40% of the revenue to
create a concessionary debt fund, as well as a concessionary equity fund -- both to finance
deed restricted rental housing that would be permanently affordable. The debt fund will provide
pre-development financing, as well as LIHTC gap financing to complement existing federal and
state dollars. The concessionary equity fund will provide an alternative source of equity capital
for developers, outside of LIHTC and mainstream equity investors, with a specific focus on
enabling the growth of middle-income workforce housing for families and individuals in the
60%-120% AMI segment. Through both these funds, the measure stipulates the creation of a
Tenant Equity Vehicle (TEV), whereby excess returns from these funds will be routed back to
tenants in buildings financed through the program, helping them build long-term wealth and
chart a path towards homeownership.

3. Homeownership: The measure allocates around 15% of the revenue to a homeownership
program, with a focus on launching a down-payment assistance program specifically for
first-time, first-generation homebuyers. Additionally, the program will also support community
land trusts (CLTs) as a vehicle for providing affordable homeownership opportunities for low and
middle income families.

4. Homelessness and Supportive Housing: The measure allocates 20% of the revenues to a
homelessness program, to make grants or loans towards solutions that support the
development and preservation of supportive housing for persons experiencing homelessness.
There is an emphasis in the measure for this financing to adopt a pay for success model,
whereby payments are tied to demonstrated outcomes. Some of this funding is also allocated
for housing vouchers for vulnerable families.

5. Construction Innovation: A small share of the revenue is also allocated to finance construction
innovation, particularly in providing low-interest loans to modular and factory-made housing
companies located in Colorado, that are able to demonstrate models to meaningfully reduce the
cost of construction for new developments.

Local Mandates and Fastrack Approval
The measure unlocks revenue for local governments contingent upon two policy objectives:

1. Affordable housing targets: Local governments commit to a 3% annual increase in affordable
housing within their jurisdiction. These targets will be set on a 3-year rolling basis through
publicly available data (American Community Survey). Local governments will need to hit these
targets to qualify for subsequent cycles of funding through the measure.

2. Fast-track zoning: Local governments must also implement a 90-day fast track process to
approve new affordable housing projects within their jurisdiction. Again, local governments who
don’t have such a process in place will be ineligible for financing through this measure.



We believe this combined policy and financing design resolves the unintended consequences of more
fragmented approaches, aligns the interests of state and local governments, and includes programs that
address the housing needs of both low and middle income families. The approach is simple yet
transformational, providing $6 Billion in public funding for affordable housing in the state, which when
leveraged with private dollars, can result in 170,000 new affordable housing units. Given the total
projected statewide gap in affordable housing in the coming two decades is 200,000 units, the measure
is a meaningful and significant investment in a lasting solution.

The Polling
In advance of the public ballot measure vote in November 2022, Gary has (and will continue to)
conducted multiple rounds of polling on likely voters in the upcoming election, which strongly indicate
such a measure could pass.

● Housing is the top concern for Colorado voters, named the number one issue by more than 1 in
4 eligible voters polled. This is true across all voting groups -- democrats, republicans, and
independent voters.

● When presented with the proposal, roughly 60% of likely voters say they would vote yes in the
election (poll conducted in March 2022), pointing to reasonable odds of success.

The summary of the most recent poll conducted by Gary Community is available here.

Gary Capacity and Track-record
The team at Gary Community has built a strong policy practice, with the expertise to deliver ambitious
and statewide ballot wins. Recent successes undertaken by the team include:

● Proposition EE: This measure passed in 2020, unlocks permanent funding of up to $4 Billion for
an universal early-childhood education program in the state through a tax on tobacco vaping
products.

● Repealing the Gallagher Amendment: The measure helped repeal the Gallagher Amendment,
which set residential and non-residential property tax assessment rates in the state constitution,
severely limiting funding to local public services. The repeal enabled local governments to grow
revenues and finance critical services including schools, fire departments, libraries and other
critical public services.

Thus, the team comes with the experience and track-record to take on the challenge of successfully
passing this housing measure.


