CITY COUNCIL

WORKSHOP AND REGULAR MEETING AGENDA

c o LofrR A D o / July 16, 2025
by 4 7:00 PM

202 Railroad Avenue, Rifle, CO 81650

5:00 PM - Workshop Meeting
Discussion and Review

a. Rifle Housing Needs Assessment Discussion — Joint Session with Planning Commission
& City Council

b. Receive Presentation from Hinkle & Company, PC - 2024 Audited Financial Statements
7:00 PM - Regular Meeting

Call to Order

Pledge of Allegiance

Roll Call

Public Comment *(Maximum time permitted for Public Comment is 3 minutes per person)
*(Reserved for general comments or items on the agenda that are not a public hearing)

Consent Agenda
S5.a.  Consider Minutes of the July 2, 2025 Regular Meeting

5.b. Consider Liquor License Transfer of Ownership for Mi Lindo Nayarit Restaurant, Inc.
dba Mi Lindo Nayarit Restaurant, Inc.

5.c.  Consider Disposal of Surplus Fleet
Action, if any, on Workshop Items
Regular Agenda
7.a.  Consider Acceptance of the 2024 Audited Annual Financial Report

7.b.  Consider Awarding Bid to Martinez Western Constructors Inc. for the Railroad Avenue
Bioretention Project

7.c.  Consider Approval of GRIT Grant Requests
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City Council
July 16, 2025
Page 2 of 2

8. Administrative Reports
8.a. Report to City Manager
9. Comments from Mayor and Council

10. Adjournment

ACCESSIBILITY STATEMENT

The City of Rifle values full inclusion and access for all of our facilities, programs, activities and services. We are pleased to
provide meaningful accommodations to comply with the Americans with Disabilities Act (ADA) and reasonably provide
translation, interpretation, modifications, accommodations, alternative formats, auxiliary aids, and services. To request
special assistance, call City Clerk Alexis Ramirez at 970-665-6405 or email our ADA Team at ADATeam@rifleco.org. Please
allow 48 hours for your requests to be met.

La Ciudad de Rifle valora la plena inclusion y acceso para todas nuestras instalaciones, programas, actividades y servicios.
Nos complace proporcionar alojamientos significativos para cumplir con la Ley de Estados Unidos con Discapacidades (ADA)
y proporcionar razonablemente traducciones, interpretaciones, modificaciones, adaptaciones, formatos alternativos, ayudas
auxiliares y servicios.Para solicitar asistencia especial, lame a la City Clerk Alexis Ramirez al 970-665-6405 o envie un correo
electrénico a el equipo ADA a ADATeam@rifleco.org. Por favor, permita 48 horas para que se atiendan sus solicitudes.
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CITY OF RIFLE
AGENDA ITEM REPORT
MEETING DATE: July 16, 2025

C O L OfJR A D O

Agenda Item #a.

Agenda Item Name:
Rifle Housing Needs Assessment Discussion — Joint Session with Planning Commission & City Council

Presenter:
Brian Points

Item Description:

Joint Workshop with Planning Commission and City Council to review the Rifle Housing Needs Assessment
Draft. Points Consulting to present.

Recommended Action:
None at this time.

Fiscal Impact:
N/A

Operational Impact:
N/A

Prior Board Motions:
City Council approved the contract with Points Consulting to complete the Housing Needs Assessment

Background Information:
City of Rifle received grant funding through the Strong Communities grant to complete a Housing Needs

Assessment. Public engagement was completed in December of 2024. Surveys were conducted and Staff has
provided feedback.

Executive Summary:

The City continues to see population increases, but the housing supply cannot meet the demand from both local
births and individuals moving “Down Valley” to find a lower cost of living as neighboring towns become
increasingly expensive. Rifle contains approximately 3,600 housing units, many of which were built over 20
years ago. Since 2003, home prices in Rifle have steadily increased. According to the Zillow Home Value
Index, the most dramatic growth for purchasing a home occurred after 2020, with purchase prices increasing by
$5,000 to $6,000 per month. As of August 2024, the median home price in Rifle was approximately $490,000.
Over the past decade, home values in the City have risen approximately 133%. This is more than double the
growth rate of median household income, which increased 55%.

The average price for a two-bedroom apartment in Rifle is approximately $1,400 per month. Households who

purchased their homes when prices and interest rates were lower may not fully relate to the financial challenges
facing today’s potential buyers. For example, in January 2009, the typical mortgage payment for a home in
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Rifle was around $1,500 per month. In contrast, as of January 2024, rising home prices combined with higher
interest rates have pushed that typical monthly payment closer to $3,000.

Notification Requirements:
N/A

Prepared By:
Zach Higgins, Planning Director

Attachments:
1. PC Rifle HNA draft 071025 RS
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Rooted in Rifle: 2025
Housing Study and
Action Plan

For: The City of Rifle
From: Points Consulting
Date: 7/10/2025

Points Consulting

PO Box 8487

120 Line St.

Moscow, ldaho 83843
208-596-5809
points-consulting.com
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1. Executive Summary

Housing Situation

The City of Rifle experienced significant growth in the 1980s and early 2000s due to an oil
shale boom. However, the boom-and-bust nature of this industry has led the City to shift away
from oil reliance, given the potential impact of downturns on the community. The City
continues to see population increases, but the housing supply cannot meet the demand from
both local births and individuals moving “Down Valley” to find a lower cost of living as
neighboring towns become increasingly expensive.

Rifle contains approximately 3,600 housing units, many of which were built over 20 years ago.
Over 30% of the housing stock in Rifle and Garfield County was built in the 1980s, a
significantly higher proportion than in Colorado and the nation. This increase in housing was
driven by the first shale oil boom and the demand for housing from incoming industry
workers. Without proper upkeep, these older units can become dilapidated and
uninhabitable, further restricting the City's housing supply. This partially explains why more
permits are being authorized forremodels than for new housing.

Of the occupied units in Rifle, 56%are single-family detached homes, just slightly lower than
Garfield County (61%). This high percentage reflects a lack of housing diversity in the area,
limiting options for residents who cannet afford single-family homes (as noted elsewhere in
this report, 17% of renters in Rifle spend more than 30% of their income on housing, and 9%
spend more than 50%.) However, 19% of Rifle’s‘occupied housing units are in apartment
buildings with three or more dwellings. Rifle has a notable presence of middle-density
housing, which is a positive sign that the area is.fostering more diverse housing options. In
many small towns like Rifle, housing types are typically”dominated by either single-family
homes or large multifamily developments. This suggests an,effort to provide opportunities
for middle-density development, but the current stock of middle-density housing is not
sufficient to meet demand.

Most housing units in Rifle are occupied. As of 2023, the City's vacancy rate is roughly 4%,
and it has been declining since 2016. Garfield County’s vacancy rate is slightly higher at 6%,
but it is still much lower than the state and national rates (9% and 10%, respectively). One
possible reason for the region’s low vacancy rates is the number of housing units that are not
available for rent or sale, but are not occupied full-time.

Short-term rentals (STRs) are a concern to many in Colorado. In the nearby city of Glenwood
Springs, they became a significant portion of the housing stock, prompting the City's
planning department to create a permitting system to mitigate their impact on
neighborhoods.! Local stakeholders noted that STRs are not as prevalent in Rifle, and only
11% of Points Consulting (PC) survey respondents felt that too many homes are being
converted to STRs. However, according to census data, 48% of vacant units in Rifle are

T "Vacation Rentals,” City of Glenwood Springs, CO, accessed May 1, 2025,
https://www.cogs.us/333/Vacation-Rentals.
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currently being used for seasonal, recreational, or occasional use. These units may not be
classified as STRs, but they are not occupied by full-time residents.

Since 2003, home prices in Rifle have steadily increased. Although prices remain significantly
lower than in nearby cities such as Glenwood Springs and Carbondale, Rifle has experienced
notable growth. Between 2010 and mid-2011, home values declined due to the lingering
effects of the 2008 housing market collapse. However, beginning in early 2011, prices began
to rebound and have steadily increased since. According to the Zillow Home Value Index, the
most dramatic growth for purchasing a home occurred after 2020, with purchase prices
increasing by $5,000 to $6,000 per month. These purchase prices were driven in part by
pandemic-related housing demand. As of August 2024, the median home price in Rifle was
approximately $490,000. Over the past decade, home values in the City have risen
approximately 133%. This is more than double the growth rate of median household income,
which increased 55%.

The average price for a two-bedroom apartment in Rifle is approximately $1,400 per month.
The number of rental units has increased over time, but only by a small amount. In 2023,
approximately 164 housing units, or. 4% of Rifle’s total housing stock, were classified as
vacant. These vacancies include a range of categories such as homes that are sold but not yet
occupied, units reserved for migrant workers, and properties used for seasonal, recreational,
or occasional use. As noted earlier, Rifle’s overall vacancy rate has been declining. Notably,
48% of the vacant units (78 units) were designated for seasonal, recreational, or occasional
use.

The remaining 52% of vacant units are split between homes for sale (17 units) and homes
listed for rent (69 units). However, it is important to clarify that none of the rental units were
not actually vacant as of 2023, meaning they were all'occupied or otherwise unavailable for
new tenants.

Housing units that are unavailable for full-time occupancy or used only seasonally do little to
ease local housing pressures. At the same time, rising construction costs continue to make it
difficult to build new housing. While demand remains strong for a variety of housing types,
many local residents are increasingly unable to keep up with escalating prices. One
contributing factor is that income growth is lagging behind rent increases. This makes it
harder for many households to afford existing rental options.

Housing Costs Impacting Homeownership

Within the last 14 years, the majority of people who moved into owner-occupied units in Rifle
did so between 2010 and 2017. Approximately 34% of owner-occupied units were occupied
during this time frame, while only 6% were occupied during 2021 or later. One reason for the
recent decrease in home purchases in Rifle is the lack of available owner-occupied housing
units. Another factor that can affect a person’s ability to purchase a home is the cost of
housing, and more specifically, the mortgage payment.

As mortgage payments increase faster than household income, fewer households have
sufficient funds to qualify for a home loan, effectively shrinking the pool of eligible buyers.
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Page 8 of 409



Two primary factors that determine a household’s monthly mortgage payment are the
interest rate and the price of the home. Even modest increases in either factor can
significantly raise overall housing costs. Households who purchased their homes when prices
and interest rates were lower may not fully relate to the financial challenges facing today’s
potential buyers. For example, in January 2009, the typical mortgage payment for a home in
Rifle was around $1,500 per month. In contrast, as of January 2024, rising home prices

combined with higher interest rates have pushed that typical monthly payment closer to
$3,000.

Over the full term of a 30-year mortgage, total payments often range from 50% to 100% more
than the original purchase price, depending on interest rates at the time of purchase. Even
households with two stable incomes may struggle to meet these higher costs. Currently, 34%
of renters in Rifle are considered cost-burdened, spending more than 30% of their income on
housing. If a significant share of the rental population already faces affordability challenges,
transitioning into homeownership becomes even more difficult. In fact, our analysis suggests
that 85% of potential first-time homebuyers cannot afford a typical home in Rifle today.

Demographics

Rifle’s population has increased approximately 21% since 2010, and state forecasts project
continued growth over the next 20 years:While population estimates for small geographic
areas like Rifle can fluctuate from year to year, long-term trends become clearer when viewed
in the context of broader demographic patterns.

Age plays a key role in shaping housing needs. Older populations typically require more
space per person, while younger households are often. more willing to compromise on unit
size, lot size, or homeownership due to budget constraints. In Rifle, 40% of the population is
under age 24, and 10% is aged 65 or older. The remaining 50% falls within the prime
working-age range, indicating a strong labor force. However, in the coming years, a
significant portion of this workforce will transition into retirement.Many of these individuals
may want to downsize. Unfortunately, Rifle currently lacks diverse’housing options to meet
this demand. One stakeholder shared that several of her friends have expressed a desire to
move into smaller homes but ask themselves, “Where would | go? There are no options.”

Income levels in Rifle are relatively high. The median household income is about $80,600 per
year, slightly above the U.S. median of $78,000. Garfield County’s median household income
is approximately $86,000, slightly below the Colorado state median. Despite these higher
incomes, many Rifle residents commute long distances, sometimes over an hour, to jobs in
cities like Aspen and Glenwood Springs. In these places, the cost of living is significantly
higher. Long commutes often take a toll, requiring residents to leave early in the morning
and return late at night. Even with higher incomes, the cost of time, fuel, and lost personal
hours remains high. This challenge has motivated community members to advocate for
bringing more high-paying employment opportunities closer to home to reduce commute
times and improve quality of life.
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Economy

The regional economy of Garfield County has grown steadily since 2013 and has
outperformed some neighboring counties but still lags behind the overall growth of
Colorado and the nation. As of 2023, Garfield County's unemployment rate is 3%, lower than
both the U.S. and Colorado averages. However, despite low unemployment, employment
growth in the County has been relatively modest. It has risen only 10% since 2013, which is
significantly below the state and national rates. In fact, Garfield County experienced the
lowest employment growth among the regions compared.

Rifle’s top three employment sectors are Construction, Retail Trade, and Health Care & Social
Assistance. While the Health Care & Social Assistance sector typically offers stable
employment, Construction (although often well-paying) can be volatile depending on
economic conditions. Retail jobs generally offer lower wages, and many workers in this sector
spend a higher proportion of their income on housing. Additionally, the retail sector is
currently facing an economic downturn. However, with the expected growth in housing and
new job opportunities, increased demand for retail and other emerging sectors is
anticipated.

Buildable Lands Inventory

Despite challenges related to affordable housing, Rifle has land that can be leveraged for
future development. To help accommodate projected housing demand, this report includes
an inventory of land categorized as Vacant,Potentially Redevelopable, or Underutilized. This
inventory is essential for identifying parcels that could potentially support future housing
needs. Each site is evaluated based on its capacity to support housing development across
various income levels. The analysis considers the potential of land within each zoning district
to contribute to affordable, moderate-income, and market-rate housing. Approximately 70%
of land in Rifle is classified as either Vacant or Potentially:Redevelopable, presenting
significant opportunities for future housing development. Within the medium-density zoning
districts alone, there are about 320 vacant acres, which could'support an estimated 2,600
housing units based on assumed density. This aligns with input from City of Rifle staff, who
noted developer interest in constructing between 200 and 1,000 market-rate units.
Additionally, 247 housing units have already been permitted and are slated for construction
through 2032. The available land in Rifle can accommodate both these approved projects
and additional development in the future.

Forecast

PC's population and housing needs forecasts for Rifle show two growth scenarios: Expected
Growth and Potential Growth. These scenarios reflect potential shifts in community growth
and current demographic trends. To complete the housing needs forecast, PC first projected
population growth. According to our estimates, Rifle could experience a population increase
of between 48% and 59% over the next 20 years.

In terms of housing, the Expected Growth scenario projects a demand for approximately
1,800 additional housing units by the end of the 20-year forecast period. The Potential
Growth scenario projects a significantly higher demand of about 2,200 units.
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Housing must be affordable across the income distribution. Based on our housing unit
forecasts, PC also estimated the number of housing units needed by Area Median Income
(AMI) level through both a Needs-Driven and Market-Driven Scenario. The gross number of
new housing units needed by AMI level under the Needs Driven Potential Growth forecast is

as follows:

e 0-30% AMI: 416

e 30-50% AMI: 317

e 50-80% AMI: 661

e 80-100% AMI: 243
e 100-120% AMI: 112
e 120%+AMI: 470

Gross new housing units by level for Market
Driven Potential Growth are:

e 0-30% AMI: 353

e 30-50% AMI: 259

e 50-80% AMI: 233

e 80-100% AMI: 245
e 100-120% AMI: 336
e 120%+ AMI: 793

Of the approximate 1,100 renting households in
Rifle, only 12% are considered severely cost
burdened and 22% are cost burdened, meaning
a total of 34% face housing affordability
challenges. This is significantly lower than the
shares seen in Garfield County (49%), Colorado
(50%), and the United States (48%). In contrast to
these broader trends, a majority of Rifle renters
(60%) are not cost burdened, whereas fewer than
half of renters in Garfield County (48%),
Colorado (46%), and the U.S. overall (46%) can
say the same. These figures suggest that rental
housing in Rifle may be relatively more
affordable or better aligned with local incomes
compared to surrounding and statewide areas.

Affordability by Area Median Income (AMI) levels

«30% AMI
Very Low Income

Fast Food Workers
Dishwashers
Laundry Attendants
Parking Attendants
Ushers

50-80% AMI
Low-Mid Income

Teachers
Waiters
Office Clerks

Bookkeepers
Construction Workers

100-120% AMI
Mid=High Ihcome

Uk

Registered Nurses
Accountants

+

Construction Supervisors

Sales Reps
Project Managers

Figure 1.2: Occupations by AMI

30-50% AMI
Low Income

MRT

Cashiers

Fast Food Workers
Janitors

Recreation Attendants
Hotel Clerks

80-100% AMI
Middle Income

Office Supervisors
Electricians

Police Officers

HR Specialists

IT Support

>120% AMI
High Income

General Managers
Construction Managers
Software Developers
Civil Engineers

Family Physicians

Source: Points Consulting, 2025

Area Median Income (AMI) levels provide a useful framework for highlighting affordability
issues within a community.? AMI is a metric used by federal and state agencies to categorize

2 Note data in this section use 2020 AMI levels.
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households based on their income level relative to the median income of the area. The five
AMI levels are as follows:

e Extremely low-income: Less than 30% of AMI
e Very low-income: 30 to 50% of AMI

e Low-income: 50 to 80% of AMI

e Moderate income: 80 to 100% of AMI

e Above median income: 100%+ of AMI

The percentage of AMI refers to the share of the area's median income that a household
earns. For example, if the median household income in an area is $60,000, then 50% of AMI
would be $30,000, and 30% of AMI would be $18,000. This breakdown helps simplify income
distributions and is commonly used to assess affordability.

2. Introduction

Points Consulting’s (PC's) Comprehensive Housing Needs Assessment (HNA) analyzes the
housing market in the City of Rifle, Colorado. A healthy housing ecosystem exists when the
market is in equilibrium, meaning the‘housing supply meets the community's demand. Key
indicators of housing supply and demand.include the number of housing units, vacant and
developable parcels, employment levels, and income levels.

The following sections analyze both quantitative:and qualitative data to evaluate Rifle’s
housing market. To provide context, the report compares Rifle with Garfield County, the State
of Colorado, and the United States, offering a broader perspective on how Rifle’s housing
conditions align with regional and national trends.

The report is organized as follows:

e Chapter 2 - Introduction: Key highlights from the"Assessment

e Chapter 3 - Forecast and Recommendations: Population and housing forecasts

e Chapter 4 - Housing Supply Assessment: Overview of housing for both owners
and renters, including affordability dynamics, and the cost of new housing
production

e Chapter 5 - Housing Demand Assessment: Overview of underlying
socioeconomics affecting housing demand and affordability characteristics

e Chapter 6 - Community Engagement: Summary of overarching themes from PC's
discussions with community leaders and developers and a summary of findings
from the community town halls

Housing Steps

Housing Steps are a useful tool for describing a healthy housing ecosystem. In a functional
stairwell, a person progresses through the steps as they move through life (Figure 2.1). As life
stages change, so do housing needs. If any steps are missing or broken, the entire system
collapses. One goal of this study is to assess where Housing Steps are missing or broken in
the City of Rifle.
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Figure 2.1: Housing Steps

Source: Points Consulting, 2025
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3. Forecast & Recommendations

Population Forecast

Points Consulting (PC) based its population and housing forecasts for the City of Rifle on an
analysis of historical population growth trends and existing projections from the Colorado
Department of Local Affairs (DOLA) State Demography Office.? PC believes Rifle’s growth
may be driven more by natural increase (more births than deaths), largely due to historical
population demographics. Many individuals who live in Rifle commute long distances
(sometimes up to two hours) to reach their jobs and may choose to live in Rifle because of its
lower housing costs. This trend may continue, as more people seek affordable living options
and are willing to commute greater distances. However, if the housing supply does not keep
pace with demand, the City could face increased challenges over the next decade.

Another factor influencing the population and housing forecasts was guidance from the City
of Rifle, which projected that demand in the region is high and that new housing
development is already underway. This indicated that our initial projections were likely
underestimates of actual conditions.

PC's 20-year forecast spans from 2024to 2044. The Expected Growth bound projects a
cumulative population increase of 48.2%, reflecting modest but steady growth. The Potential
Growth bound forecasts a 58.9% increase. Over the next two decades, PC expects Rifle’s
population to grow by anywhere from 5,202 residents to 6,346 residents (Table 3.1and
Figure 3.1).

Table 3.1: Projected Population Growth for Rifle,2024-2044

Total
Growth
Rate

Expected Growth | 10,782 | 11,221 | 12,700 | 14,373 17,408 5,202 2.1% 48.2%
Potential Growth 10,782 | 11,575 | 13,262 | 15,194 | 16,268 6,346 2.4% 58.9%
Source: Points Consulting using Colorado DOLA State Demography Office Projection Data

Population

Pop. 20-Yr

2024 2029 2034 2039 2044 Growth CAGR

Growth Scenario

3 Colorado State Demography Office, “SDO Population Resource Page,” Colorado DOLA, accessed
May 1, 2025, https://demography.dola.colorado.gov/assets/html/population.html.
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Figure 3.1: Population Forecast for Rifle, 2024-2044
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Source: Points Consulting using Colorade DOLA State Demography Office Projection Data

Housing Needs Forecast

This Housing Needs Assessment, prepared by PC, complies with the requirements of
Colorado Senate Bill 24-174. Senate Bill 24-174.requires each local government, with some
exceptions, to conduct and publish an HNA no later than December 31, 2026, and to update
the HNA at least every six years thereafter. The bill’s‘objective is to promote comprehensive
planning for housing needs throughout Colorado, by providing accurate data for statewide,
regional, and local government planning, while minimizing-the fiscal impact on jurisdictions
completing HNAs.* PC has included all the required elements outlined in the legislation,
including but not limited to: existing housing stock, employment by income level, estimated
future housing needs, and available water supply to support housing development.

The project team created a housing forecast based on population projections, estimating the
number of housing units needed to accommodate Rifle’s future residents (Figure 3.2). PC
calculated annual housing need by dividing the projected population by the average
household size. Since the housing needs forecast is directly tied to the population forecast, it
follows a similar trend.

As of 2023, Rifle’s average household size is 2.77, according to the U.S. Census Bureau. To
align the housing needs forecast with expected demographic changes, we increased the
average household size 0.2% per year. Although national trends show a decline in household
size (driven by lower fertility rates and an aging population) we anticipate that households

4State of Colorado Legislature, Housing Needs Assessment Guide for Colorado Communities,
Legislative Requirements per SB24-174, State of Colorado, December 2024, 5,
https://drive.google.com/file/d/1Q9-tcf1Yey6GGzvbwMROtrNYLVG2-QY/view.
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moving to Rifle will primarily consist of working-age families, potentially leading to a slightly
larger average household size.

Using the 2023 average household size of 2.77, we estimate that the current population of
10,466 would require approximately 3,788 housing units. As of 2023, Rifle has around 3,892
units. This figure may include a significant number of part-time households or seasonal
residences, which could result in an undercount of occupied units. The 2023 vacancy rate is
4.0%, though part-time residency and high housing costs likely contribute to this figure.

As of August 2024, the average home price in Rifle was $500,000 while the 2023 Area
Median Income (AMI) for Rifle was $80,629. Although this is a relatively high median income
compared to other areas, many Rifle residents commute long distances for higher-paying
jobs to offset the rising cost of living.

Based on our population forecast and assumptions about household size, Rifle will need
between 1,819 and 2,219 additional housing units by 2044. This total accounts for the
planned production set to occur within the next decade. The City is well-positioned to
accommodate population growth, with significant infill potential and approximately 1,500
acres of vacant land that could support the development of at least 5,000 new housing units.

Figure 3.2: Housing Needs Forecast for Rifle, 2024-2044
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Source: Points Consulting using Colorado Department of Local Affairs State Demographic Office Projection Data,
U.S. Census Bureau, 2023 5-Year Estimates, Table B25010

While an increase in housing units is a positive trend for the City of Rifle, it is also important to
consider the types of housing needed to serve the City's target populations. Table 3.2 and
Table 3.3 present PC's recommendations for the types of housing units the City should
prioritize.

Different housing types are ideal for young families, maturing families, seniors, and low-
income households. Young families, seniors, and some low-income groups are likely to
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prefer middle-density options such as townhomes and duplexes. Maturing families, on the
other hand, typically benefit from the additional space provided by single-family homes
during their peak earning years.

High-density developments are projected to increase slightly in Rifle. For example, a LIHTC
apartment complex is currently under construction in the downtown area. This development
highlights both the demand for higher-density housing and the ongoing need for more
affordable housing options.

While most new homes built in Rifle continue to be single-family residences, recent years
have also seen the development of several new multifamily projects.

The following tables present PC's projections for housing units by type in 2044. These
forecasts account for Rifle’s current vacancy rate of 4.2%. By 2044, PC anticipates that vacancy
rates could be reduced to around 3.0%. While some vacancy is healthy for a housing market,
a lower rate may indicate more permanent residents and fewer part-time occupants.

The Expected Growth and Potential Growth forecasts outline the projected number of
occupied housing units by type(Table 3.2 and Table 3.3). Under the Expected Growth
scenario, single-family homes are expected to remain the dominant housing type, reflecting
the current composition of Rifle’s housing.stock. However, middle- and high-density housing
types are projected to grow at a faster rate than single-family homes.

Although middle- and high-density housing currently make up a smaller share of Rifle’s
housing stock—an expected trend in smaller towns—the community recognizes the
importance of offering a diverse mix of housing options to meet a range of needs.

Table 3.2: Expected Growth Housing Unit Needs for Rifle, 2023-2044
2044 Expected

Housing Type 2023 Growth Change % Change

Housing Units 3,728 5,534 1,806 48.4%
SFH Detached 2,244 3,226 982 43.8%
SFH Attached 369 531 162 43.9%
Middle Density 488 775 286 58.6%
High Density 239 531 293 122.7%
Mobile Homes or Manufactured Housing 388 470 83 21.3%

Source: Points Consulting, 2025

The more aggressive Potential Growth forecast predicts a 54.1% increase in single-family
units and a 128.3% increase in high-density housing (Table 3.3).
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Table 3.3: Potential Growth Housing Unit Needs for Rifle, 2023-2044
2044 Potential

Housing Type 2023 Growth Change % Change

Housing Units 3,728 5,922 2,194 58.8%
SFH Detached 2,244 3,441 1,196 53.3%
SFH Attached 369 586 217 58.8%
Middle Density 488 876 388 79.5%
High Density 239 545 306 128.3%
Mobile Homes or Manufactured Housing 388 474 86 22.2%

Source: Points Consulting, 2025

Housing Needs by Income Level

A crucial factor in community sustainability is the availability of affordable housing across the
income distribution. To estimate housing needs in Rifle by income level, PC expanded the
housing needs forecast to determine how many housing units are required at different AMI
levels. Using Census Bureauincome cohorts, median incomes, and housing unit counts from
our forecast, we present the results.in Figure 3.3 and Figure 3.4

As of 2023, the AMI in Rifle is $80,629. A household earning 50-80% of AMI could make up
to $64,500 annually or approximately $5,300 per month. At this income level, a household
could afford up to $1,612 per month in-housing costs. If a household earning $64,500 is

paying $1,600 per month on housing, this indicates a need for more housing units affordable
at the 50-80% AMI level.

To reflect a range of possible futures, our team developed two forecast scenarios: a Market-
Driven Scenario and a Needs-Driven Scenario. In the Needs-Driven Scenario, future
housing production should feature higher levels of production in lower AMI ranges (0-80%)
to accommodate for future housing needs. In contrast, the Market-Driven Scenario assumes
that housing production will continue to favor higher-income units, reflecting current patterns
in Rifle, while still incorporating a conscious effort to produce more affordable options.

Addressing the needs of 50-80% AMI households is critical, as this group is often overlooked
by both market-rate development and traditional subsidy programs—leaving a persistent gap
that only intentional policy and production strategies can fill.

To account for the higher growth rate expected by the City of Rifle, the Market-Driven and
Needs-Driven forecasts in Figure 3.3 and Figure 3.4 are based on the Potential Growth
Model. AMI Details from Housing Forecast under Appendix B provides tables detailing net
housing needs by AMI and by owner- versus renter-occupancy, incorporating both Market-
Driven and Needs-Driven forecasts for the Expected Growth and Potential Growth scenarios.
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Figure 3.3: Market-Driven Scenario Housing Needs Forecast by AMI Level, 2024-2044
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Source: U.S. Census Bureau, 2014-2023 5-Year Estimates, Table 51901, Housing & Urban Development
Comprehensive Housing Affordability Strategy Data, 2017-2027

Figure 3.4: Needs-Driven Scenario Housing Needs Forecast by AMI Level, 2024-2044

7000
6000

5000

N
o
o
o

3000

Housing Units

2000

1000

0

~
S

LN
v
0-

0% AMI ®100-120% AMI  ®120%+

m0-30% AMI  ®m30-50% AMI  m50-80% AMI  m80-1

Source: U.S. Census Bureau, 2014-2023 5-Year Estimates, Table 51901, Housing & Urban Development
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As previously noted, the Market-Driven Scenario features higher production in 100%+ AMI
range than the Needs-Driven Scenario. This is indicative of the historical housing production
trends in Rifle. However, despite historical trends favoring higher income homes, there is
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likely to be a continued effort in Rifle to expand affordable housing opportunities—a factor
this scenario also takes into account.

Figure 3.5 illustrates new housing units by AMI level, based on population growth projections
and cost-burden status.

Figure 3.5: Gross Housing Needs by Current AMI, 2044

Source: Points Consulting, 2025.

Visitable & Accessible Housing Needs

Another requirement of Colorado’s updated HNA Guidelines is to forecast the number of
accessible and visitable housing units within the projected housing stock. This estimate is
based on U.S. Census Bureau data on households that include at least one person with a
disability. For 2023, PC estimates that 7.1% of households in Rifle fall into this category.
Applying this percentage to the housing forecast, we estimate that the number of households
with disabilities will increase from approximately 749 to 1177 over the forecast period. This
will mean an increase of about 428 households.

This projection assumes that every household with a person with a disability will require an
accessible or visitable unit, making it a high-end estimate. In reality, the actual number of
Table 3.4 required units may be lower, as not all disabilities necessitate physical accessibility
features. forecasts the number of units needed for households needing accessibility features.
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Table 3.4: Forecasted Visitable and Accessible Housing Needs, 2024-2044

2024 2029 2034 2039 2044 Change % Change
Total Estimated Units Needed 752 763 776 790 804 52 6.9%
Source: Points Consulting, 2025

Permanent Supportive Housing Forecast

The final component of the updated housing forecast is an estimate of the number of
supportive housing units needed for the chronically homeless population (Table 3.5). This
group includes individuals who have been homeless continuously for at least one year or
have experienced four or more episodes of homelessness within the past three years. Many
also face additional challenges such as physical disabilities, mental illness, or substance use
disorders. Supportive housing is designed to help these individuals transition out of unstable
living conditions, often in coordination with services that address addiction, employment,
and other barriers to long-term stability.

Reliable data on this population is limited. The State of Colorado conducts an annual Point-in-
Time (PIT) count of individualsin emergency shelters and transitional housing, as well as a
biennial count of unsheltered individuals. However, because the PIT count is conducted on a
single night, its accuracy is limited and may underrepresent the actual number of people
experiencing homelessness.

The number of chronically homeless individuals.in the Rifle area is currently low. Garfield
County does not have a homeless shelter; thenearest facilities are located in Grand Junction
and Glenwood Springs. The shelter in Glenwood Springs offers 10 beds, typically available
from March through December. It operates only afew days per week and serves
approximately 10 individuals per day seeking food assistance.

Table 3.5: Permanent Supportive Housing Units Needed2024-2034
Year Units Needed Now Future Needs 2040
Units 4 5

Source: Points Consulting using Colorado DOLA State Demographic Office Projection Data,; U.S. Census Bureau,
2023 5-Year Estimates, Table B25010, HUD PIT State of Colorado, 2025
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Recommendations
The following recommendations are those PC deemed most worthy of consideration for
improving the housing situation in Rifle. The recommendations are split into two concepts:

1. Zoning & Density
2. Proactive Planning

Figure 3.6: Two Concepts for Recommendations

Source: Points Consulting
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1. Proactive Planning

1.1 Incorporate Form-Based Code

Conventional zoning can make addressing housing challenges more difficult by limiting
flexibility in where and what types of housing can be built. Strict separation of uses, low-
density zoning, and requirements like large lot sizes and excessive parking reduce
opportunities for diverse housing types such as duplexes, apartments, or smaller homes. As a
result, it becomes harder to increase housing supply, create affordable options, or respond
to changing community needs without lengthy rezoning processes. However, the City of Rifle
recently received a $200,000 grant to fully rewrite its development code using a form-based
approach. This presents an opportunity to reshape the City's design and allow for more
flexible housing options.

Zoning codes generally fall into two main approaches: conventional and form-based zoning.
Conventional zoning, the more common system, separates land uses into distinct categories
such as residential, commercial, and industrial. It's widely understood, easy to administer, and
works well in suburban or rural settings. However, by focusing on use rather than physical
design, conventional zoning often leads to sprawl, car dependency, and poor urban form.
Mixed-use development can be difficult under conventional zoning, and the system typically
lacks tools to promote walkability, cohesive public spaces, or adaptive reuse.

Form-Based Code (FBC) takes a different approach by focusing on how buildings look and
function in their surroundings, rather than strictly controlling what they're used for. This shift
allows a wider variety of housing types—such as duplexes, townhomes, cottage courts, and
accessory dwelling units—to be built in ways that fit the existing neighborhood character. By
making these options easier to build, FBC opens the door to “missing middle” housing that
fills the gap between single-family homes and large apartment complexes, helping more
people find homes that meet their needs and budgets:

FBC also brings clarity and predictability to the developmentpracess, which can reduce both
costs and delays. Developers, including nonprofit and affordable housing builders, can move
forward with projects more efficiently when they know what's expected in terms of design
and layout. This makes it easier and faster to bring new homes to market—particularly in areas
of Rifle where housing is most needed, such as near downtown or along transit corridors. In
addition, because FBC encourages walkable, mixed-use neighborhoods, residents will
benefit from being closer to jobs, schools, shops, and parks, reducing their transportation
costs and improving quality of life.

On the one hand, FBCs require more upfront planning, staff training, and public
engagement. Some may view them as overly prescriptive or costly to implement, and
concerns may arise in areas with incompatible uses. However, if done well, a FBC can
significantly expand housing opportunities by allowing a wider range of housing types in
more areas of the community, making it easier to meet local housing needs and address
shortages.
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The need for revitalization of urban centers, easing the barriers to constructing new housing,
and allowing for more economic opportunities has become a major issue facing cities across
the country. FBCs are not going to fix those problems, but they do ensure that the built
environment, transportation, community well-being, and city administration are working to
alleviate some of the difficulties for cities.

The City of Denver's Riverfront Commons Form-Based Code is a national model for a
groundbreaking early FBC with excellent built results. In fact, it is the model that Colorado
Springs based its code on. Adopted in 1997-98, Denver went into fine detail in how each part
of a lot should be built out. Area by area, the intent was clearly outlined—from building
entries, specifications for tall buildings, to how each development should be made accessible
by pedestrians based on location. This code could be emulated at any scale. While the code
was adopted as a PUD using “design guidelines” language, its essential elements could be
replicated today as a form-based zoning district.

The Denver plan was guided‘by three principles: Residential, Economic, and Urban.

1. “The overall character will be urban in the best sense.”

2. "The Commons will have atresidential character”

3. "The Commons will attract new investors, residents and businesses to downtown
Denver.”

Since this code was created, 1,859 housing units in 14 different buildings have been added
between 2001 and 2014. The regulations provided developers with clear, predictable
standards that reduced permitting risks and design ambiguity. If Rifle adopts a similar code,
developers will gain greater confidence when submitting permits, thanks to transparent rules
that minimize approval delays and unexpected costs,

Denver Commons Code, like other FBC plans, was both a history lesson and an urban
planning best practices document. Each historic district, street, building, and community
space was highlighted as part of their “sector” designations. Denver ultimately added six
subareas within its PUD regulations. The Commons Code was adopted as Article 10 in the
Denver Municipal Code.

If done right, FBC can create visually distinct neighborhoods. It can allow for more choice in
the kinds of businesses, housing, community spaces, parks and recreational areas, and
multimodal transportation. Ultimately, FBC gives a community more choice in how a city
functions by focusing on design rather than land use. The needs of conventional zoning no
longer hold paramount importance, as even urban industrial buildings are cleaner and
quieter. FBC can be a significant step toward addressing the fundamental issues cities face.
More information about FBC can be found in an in-depth report, prepared by Nexus
Planning Services, in Appendix C: Detailed Treatment of Form-Based Code Review.

1.2 Communication of Form-Based Code Changes to Community Members and
Developers

Incorporating Form-Based Code (FBC) into the City of Rifle’'s municipal code will be a

significant process that may be time consuming, costly, and challenging for both city staff and
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local developers who are more familiar with conventional zoning. Without proper public
outreach and engagement, these changes may face resistance, making successful adoption
and implementation more difficult. Therefore, a clear and inclusive process will be essential
to creating a FBC that aligns with community needs.

To fully realize the benefits of FBC, including more affordable and diverse housing types, it is
critical that both developers and community members understand what the code is, how it
works, and what opportunities it presents. A well-informed public is more likely to support
the necessary changes, and developers who understand the new standards are better
equipped to deliver the kinds of projects Rifle wants to see. Therefore, engagement should
not only collect feedback but also educate and empower stakeholders to act on the City's
housing priorities.

To accomplish this, the City should implement a two-track outreach strategy: one track
focused on general community members, and another tailored specifically to the
development community. Both groups need clear explanations of how FBC differs from
conventional zoning and whatit'allows. Public-facing workshops, visual guides, explanatory
videos, and FAQs can help demystify the process for residents. For developers, targeted
technical workshops, one-on-one consultations, and test-case walkthroughs can illustrate how
the code works and how it reduces approval uncertainty. Ongoing communications through
the City website, newsletters, and community groups will keep everyone informed and
engaged throughout the process.

According to the Chicago Metropolitan Agency for Planning, holding public workshops
allows residents and stakeholders to provide input-on-how the code should be shaped.
These meetings generally include an overview of FBCprinciples, and an explanation of how
public input will guide code development. When stakeholders are directly involved in
shaping the code, they are more likely to support and advocate for its success.

It may be helpful for the City to present findings from background research on existing city
maps, comprehensive plans, and development regulations to gain a full understanding of
current policies and development patterns. This research could be presented using tools
such as photo galleries that illustrate different areas of the City. After the presentation,
residents can provide input on what should remain the same and what should change. The
Chicago Metropolitan Agency for Planning recommends framing community feedback into
four categories:®

1. Preserve: Retain the existing physical character of certain areas.
Preserve and enhance: Maintain existing character while allowing carefully targeted
improvements.

3. Evolve: Allow gradual change over time to meet future needs.

> Chicago Metropolitan Agency for Planning (CMAP), Form-Based Codes: A Step-by-Step Guide for
Communities (2013): 26, Center for Zoning Solutions, accessed June 15, 2025,
https://formbasedcodes.org/wp-content/uploads/2013/11/CMAP-GuideforCommunities.pdf.
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4. Transform: Support more significant and quicker changes to better meet community
goals.

Once community input is gathered, the team can begin drafting code provisions that
regulate key design elements such as building types, permitted uses, and building frontages.

Before adopting the final code, it should be tested using actual parcel data and examples of
past or proposed developments. This allows the team to evaluate how well the draft code
functions under real-world scenarios. Staff from planning, public works, emergency services,
and building departments should review how the code would be applied to ensure it fulfills
the community’s vision without creating unnecessary burdens for developers. Local
developers should also be invited to participate in the testing process to provide valuable
feedback and build early support.

Following adoption, city staff should regularly monitor the code’s performance, using
evaluation criteria similar to those used during testing. The code should be reviewed
annually, with adjustments made as necessary to ensure it continues to serve the City’'s goals
effectively.

It is possible that some developersimay initially resist the adoption of a new code, as it may
require adjustments in how they design and propose projects. Since working with local
regulations can already be challenging, this added learning curve may cause frustration.
However, involving developers early in the community engagement process can help reduce
resistance by ensuring their voices are heard..While some growing pains may occur, this
inclusive implementation process gives Rifle the best opportunity for long-term success.

1.3 Adopt Density Bonuses for Multifamily Projects with Affordable Units

Many residents in Rifle believe that renting a home inthe City is very expensive. When survey
respondents were asked, “Please rate your perception of renting a home in Rifle,” 85.1% of
respondents indicated renting was expensive to some degree:-As.a result, individuals, non-
profits, and governments are seeking strategies to lower the cost of constructing new
housing, with the goal of improving rental affordability. One option the City of Rifle could
consider to help lower the cost of building homes is to provide density bonuses for
multifamily housing projects.

A density bonus is a voluntary incentive-based tool that permits developers to increase the
maximum allowable density on a property in exchange for helping the community achieve
public policy goals.® A practical and relatively low-cost bonus the City could offer is
additional density allowances and reduced parking requirements for projects that voluntarily
provide deed-restricted affordable units. For example, developers could receive up to a 50%
density bonus if they agree to set aside a minimum percentage of units as affordable housing
for households earning between 50% and 80% of AMI. In addition, the City could allow a

¢ Staff writers, “Planning Implementation Tools Density Bonus,” University of Wisconsin-Stevens Point,
Center for Land Use Education, (2005): 1, https://www3.uwsp.edu/cnr-
ap/clue/Documents/Planlmplementation/Density Bonus.pdf
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reduced parking requirement of one space per unit for qualifying projects, rather than the
standard 1.5 spaces per unit for one-bedroom multifamily dwellings.

The financial impact of these adjustments can be significant. Parking construction is
expensive, often costing between $10,000 and $40,000 per stall to build, depending on site
conditions and design. Reducing parking requirements not only lowers development costs
but also frees up additional site area that can be used for housing units. This can be
especially helpful in Rifle, where lot coverage and density limits can constrain how many units
fit on a given parcel.

For example, consider a developer working with a half-acre parcel in the MDR district
proposing to build seven one-bedroom multifamily units. Under the current standards, they
would be required to provide 1.5 parking spaces per unit, resulting in a total of 11 parking
stalls. However, under the proposed density bonus program, the developer could receive a
50% density bonus and be allowed to build 10 total units instead of seven. With the reduced
parking requirement, only 10'parking spaces would be required, rather than 11. In exchange,
the City could require that twe ofthe 10 units be deed-restricted affordable units for
households earning between 50% and 80% of AMI. With this incentive, three additional units
are built beyond the original proposal;.allowing the developer to earn more while reducing
costs, and resulting in two deed-restricted AMI units for lower-income residents. There are
other cities in Colorado that have offered similar bonuses.

A prime example of a city utilizing similar ineentives is Pagosa Springs, Colorado. The Pagosa
Springs City Council may grant a density bonus of up to 50% above the number of units
permitted by the underlying zoning. In exchange; at least 25% of the total units in the project
must be rented or sold at or below 120% of AMI during a deed restriction period of at least
seven years, unless a longer term is negotiated by city staff with council authorization.” The
goal of the program is to preserve long-term affordability-while providing meaningful
incentives for developers.

Additionally, the City of Colorado Springs, through its Form-Based Code, offers height and
density bonuses based on a combination of design elements and community benefits that
warrant additional development rights.® These examples illustrate how density and design
flexibility can be effectively paired with affordability requirements to meet housing needs.

This approach allows the developer to build more units on the same parcel, reduce costs,
generate additional revenue, and produce affordable housing for lower-income households
without requiring direct public subsidy. The parking reduction also provides a critical site
design incentive, allowing developers to better balance parking, building area, and open
space within Rifle’s existing lot coverage constraints.

’ Pagosa Springs Town Council, Density Bonus Policy, Town of Pagosa Springs, Colorado, April 22,
2021, https://www.pagosasprings.co.gov/media/111.

8 City of Colorado Springs, “Density Bonuses,” in Downtown Colorado Springs Form-Based Code,
Downtown Colorado Springs, 34, https://downtowncs.com/wp-

content/uploads/2017/02/Form Based Design Code.pdf.
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1.4 Plan Land Use for Existing Vacant Parcels according to Future Housing Affordability
Needs

Rifle and Garfield County have a unique opportunity to collaborate on long-term land use
planning to address housing needs while remaining mindful of infrastructure limitations. The
City of Rifle has a particularly high amount of vacant and infill opportunities for housing.
According to PC's Buildable Lands Inventory analysis, the City of Rifle has over 500 acres
within the Developing Resource zoning district, offering significant potential for new housing
development. This district alone could support a minimum of 1,020 additional housing units,
as only 1.4% of it has been developed. In addition, the surrounding county lands offer further
opportunity. Within Rifle’s County Rural areas, there are approximately 16,600 acres of vacant
land designated as County Rural, which could accommodate at least 6,670 housing units.

Both the City and County can work together to coordinate planning for these areas to ensure
that parcels are developed at appropriate densities based on existing zoning, while also
making strategic use of land that sits adjacent to Rifle’s existing Tier 1 and Tier 2 growth
areas. By focusing development on locations already near existing infrastructure or within
areas that require minimal extensions, Rifle can stay within its infrastructure capacity while
maximizing the efficiency of nearby land. Coordination would also help prevent underutilized
parcels (defined as those developed at'densities below what zoning allows) by ensuring that
housing density is fully optimized in locations where services can be reasonably extended or
accessed.

In 2023, the Colorado State Legislature considered a proposal that would allow the State to
sell or lease vacant state-owned land to municipalities and non-profits for affordable housing
development.? This reflects growing recognition of Colorado’s affordable housing challenges
and the need for creative strategies that leverage publicly owned land to help expand the
housing supply.

Through joint planning efforts, the City and County could adept compatible land use
policies, density targets, and development standards for these adjacent areas. Such
collaboration could allow for higher-density residential development on county lands near
Rifle without requiring the City to extend costly new infrastructure prematurely. Developer-
funded infrastructure extensions, shared infrastructure agreements, or phased annexation
policies could allow growth to occur in a fiscally responsible manner while preserving Rifle’s
long-term financial stability. This coordinated approach would help both jurisdictions
efficiently utilize available land, expand workforce housing options, and avoid fragmented
development patterns that limit future housing supply.

1.5 Decrease Infrastructure Development Costs to Promote Workforce Housing

When meeting with the City of Rifle, officials expressed interest in strategies to improve
housing options for individuals who fall into the 50-80% AMI levels. They are concerned that,
without intervention, the market is unlikely to meet the needs of these individuals. In this era

? Jesse Bedayn, “Colorado considers using public land for affordable housing,” Associated Press,
February 3, 2023, https://apnews.com/article/politics-colorado-state-government-affordable-housing-
135cf6b98309ba5b0208183d41c32c69.
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of rising housing costs, many communities are searching for ways to lower development
costs without overextending city resources. One option the City of Rifle could consider is
reducing its multifamily residential fees to help make housing development more financially
feasible.

According to Rifle’'s 2025 Multifamily Residential Fee Schedule, the fee per multifamily unit in
the Whiteriver Avenue area is approximately $6,500. However, this amount can vary
depending on the project’s Subdivision Improvement Agreement (SIA). In these cases, the
fee is not a flat amount but is calculated on a project-by-project basis, depending on factors
such as the project’s size, location, and anticipated infrastructure impacts.’® While these types
of fees are often necessary to cover administrative and infrastructure-related costs, they can
accumulate quickly for developers—especially since fees are charged on a per-unit basis and
are ultimately passed on to renters and homebuyers in the form of higher prices.

Rifle currently offers a 20% fee reduction for projects located within designated Infill
Reduction Areas (IFRA), which.aligns with the City’s focus on infill development.!" However,
further reducing these fees orexpanding eligibility for reductions could provide additional
relief for housing developers. Rifle’s existing infrastructure is already well-developed,
particularly in its Tier 1 and Tier 2 growth areas, meaning that many new infill projects place
limited additional demand on city infrastructure.

While some fees likely help cover administrative costs, allowing housing shortages to persist
could create broader challenges for Rifle. This includes difficulties in attracting and retaining
city staff if employees are unable to afford to live within City limits, where residency is
required for many positions. Rifle’s recent population.growth has also contributed to
increased sales tax revenues, which may help offset'any lost revenue from fee reductions.
Lowering development fees could help stimulate additional housing construction, attract new
residents, and generate long-term economic benefits forthe City through increased tax
revenue.

One option to offset the revenue impacts of lowering residential development fees is to
apply for funding through the Colorado Local Impact Accelerator Program (IMPACT). Under
this program, the City can seek funding to implement the policy objective of encouraging
multifamily and mixed-use development near transit and in commercial areas.' This funding
can help cover costs for resources needed to prepare a resolution for council adoption to
officially reduce the fees. As the City takes actionable steps towards policy adoption, it may
also qualify for reimbursement funding, which helps recover the forgone revenue associated

10 “Multi-Family Residential Fee Schedule,” City of Rifle, accessed June 4%, 2025,
https://www.rifleco.org/DocumentCenter/View/17261/MF-RESIDENTIAL-GENERAL---2025.

Tlbid., 1.

12 Colorado Energy Office, “Land Use Measure 2: Encourage multi-family housing and mixed-use
development near transit and in commercial areas,” in Local IMPACT Accelerator Grant Program
Guidance, 2024, 46,
https://docs.google.com/document/d/1aG8UgbvNKc?Uju2mFYnjv3pwp8y7wlLogqgcQj urFBrM/edit?t
ab=t.0.

23|Page

Page 29 of 409


https://www.rifleco.org/DocumentCenter/View/17261/MF-RESIDENTIAL-GENERAL---2025
https://docs.google.com/document/d/1aG8Ug6vNKc9Uju2mFYnjv3pwp8y7wLoqqcQj_urFBrM/edit?tab=t.0
https://docs.google.com/document/d/1aG8Ug6vNKc9Uju2mFYnjv3pwp8y7wLoqqcQj_urFBrM/edit?tab=t.0

with reduced fees. This approach allows the City to lower the cost of housing development
while maintaining fiscal balance through State support for infill-focused growth.

A useful model can be found in Colorado Springs, where the City has implemented a Multi-
Family Affordable and Attainable Rental Housing Fee Rebate Program. This program
reimburses qualified developers for a portion of development fees after project completion.
It targets multifamily rental developments that serve households earning up to 120% of
AML."3 This rebate structure allows Colorado Springs to maintain fee schedules for cost
recovery while directly incentivizing affordable housing production.

As Rifle prepares for continued population growth, reducing development fees for
multifamily housing could help address housing shortages while balancing long-term fiscal
stability. The City can benefit from increased sales tax revenues generated by a growing
population, while providing more affordable housing options to meet community needs.

1.6 Missing Middle Housing Typologies in Low-Densily Residential Districts

There are many potential actions to address local housing challenges, but some solutions
require significant time and resources before producing results. Many local governments
seek ways to help without becoming overly involved in housing development. For the City of
Rifle, one practical step would be to‘allow duplexes, triplexes, and townhomes (some
“missing middle” housing types) in Low<Density Residential (LDR) districts.

These “missing middle” housing types offer accompelling balance between single-family
homes and high-density multifamily buildings: They are often more acceptable to residents
who are hesitant about large-scale density increases: Duplexes, triplexes, and townhomes
can help diversify the housing stock and improve affordability without dramatically altering
neighborhood character.

Although only 53.5% and 53.7% of community survey respondents indicated support for
duplexes/triplexes and townhomes in LDRs, these types of housing are already permitted in
nearby Medium-Density Residential (MDR) and MDR Redevelopment (MDR-X) districts. In
many cases, these MDR zones directly border LDR neighborhoods, suggesting that the
introduction of these housing forms into LDRs would not represent a drastic change for the
community.

From an infrastructure standpoint, there are also clear cost advantages. Middle housing types
allow more units to be built per lot, while only marginally increasing the cost of infrastructure
like water taps and sewer hookups. A 2020 report prepared for Metro Vancouver Regional
Planning found that servicing costs per unit 