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INTRODUCTION

According to the Boulder County Consortium of Cities Regional Affordable Housing Initiative Report of 2005, seventy percent (70%) of the low-income renter households and almost sixty percent (60%) of the low-income homeowners have unmet housing needs.

These unmet needs include:

· Being cost burdened.  One-third is cost-burdened by a housing payment that is equal to or greater than thirty percent (30%) of their income.

· Living in overcrowded conditions.

· Having inadequate plumbing and/or kitchen facilities, or some combination thereof.

Further exploration of housing trends – both current and future – indicate that while public and private developers are still adding to the housing stock in Boulder County, there is increasing need for affordable and accessible housing to meet the requirements of the burgeoning senior population created by the aging of the Baby Boomers, the generation born between 1946 and 1964.

Some of the current challenges for senior housing in Boulder County include:

· Growing wait lists for all subsidized low-income dwelling units.

· A trend of stagnant or diminishing levels of grant funding to non-profit developers and housing authorities for acquisition of existing homes and construction of new homes.

· Aging and outdated senior housing facilities.

· A lack of affordable housing units in buildings with elevators and one-level ranch-style homes, due to community land use plans and market land pricing.

· High costs to renovate homes to meet the needs of mobility-limited seniors (including the addition of chair elevators, widened doorways to accommodate walkers, accessible bathrooms and kitchens, etc.)

There is need for increased education of all segments of the community –including service providers and builders – to identify innovative ways to resolve unmet housing and personal service needs for this population of older adults.

Creating Vibrant Communities in Which We All Age Well is the countywide strategic plan for aging well in Boulder County.  The document presents a shared vision of the future; transmits agreed upon strategies for achieving that vision; and invites individuals and communities to work together to create the future.  The Community Leadership Council’s Housing Committee is one of the seven Quadrant Work Groups formed to identify goals from the strategic plan upon which to focus, select specific strategies to implement, and establish a work plan for activities.

This Housing Committee’s mission is to:

· complete an initial evaluation of affordable, accessible housing for seniors in

Boulder County;

· identify challenges in meeting the current and future housing needs of seniors; and

· make recommendations regarding meeting these identified needs.

PREDICTIONS FOR GROWTH IN COLORADO AND BOULDER COUNTY

According to Colorado’s State Plan on Aging for the period of 10/1/2007 – 9/30/2011, Colorado is the seventh fastest growing aging population in the United States.  In the next decade the number of adults 60 and older in Colorado will increase by fifty-four percent (54%) from approximately 741,000 to 1,145,000.  Within two decades, the numbers of older adults in Colorado will double (104%) to approximately 1.5 million, while the population under 60 years of age will increase by only thirty-one percent (31%) from 4.26 million to 5.58 million.  The older adult share of the total population will increase from thirteen percent (13%) in 2000 to sixteen percent (16%) in 2012.

This chart from the 2004 Strengths and Needs Assessment of Older Adults in Boulder County shows the projected change in Colorado’s older adult population by region, from 2000 to 2012.  Total projected growth in Colorado is projected at 27.2%, while Boulder County, the highest of any Colorado county, stands at 37.1%.
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This chart from the 2004 Strengths and Needs Assessment of Older Adults in Boulder County shows the projected growth in Boulder County’s population by age, between years 2000 and 2012.  In summary, Boulder County’s older adult population (ages 60+) is expected to increase 70% during the twelve-year period; the remainder of the population (ages 0-59) is expected to grow by only 10%.
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RECOMMENDATIONS

In order to facilitate the provision of housing for seniors within Boulder County, municipalities and their residents must be willing to consider modifications to local and regional planning requirements, in addition to increasing education in their local communities about the particular needs of senior residents.  All segments of the community – including service providers, home builders, and residents – can engage in a collaborative manner to identify innovative ways to resolve unmet housing needs.

a)
Facilitation of “aging in place.”  An affordable and comprehensive package of services should be offered to seniors to enable this population to remain in their homes for as long as they wish.  Funding should support home remodels and affordable case management services.

· Affordable, accessible supportive services are a priority.  These services include home health care, occupational therapy and/or physical therapy, and chore services (light housecleaning, laundry and some meal preparation).  Affordable services for emotional support, case management, home maintenance and remodeling need to be available for older adults to age in place.  

· Aging in place also means that there should be a choice of housing options within neighborhoods, such as co-housing, shared housing, comprehensive affordable supportive services, and recreation/socialization opportunities that offer an individual access to all the services and opportunities of a community in order to enable him or her to remain in their home and neighborhood for as long as he or she is physically able. 
· Because of the high homeownership in our County, seniors are rapidly becoming “house-rich and cash flow-poor.”  These homes are mortgage-free, yet owners’ diminished income does not always enable them to complete needed repairs to the home or rehabilitation to meet their changing needs, or pay for supportive services.  Reverse mortgages offer relief to some individuals; however these are not always the most cost-effective solution.  Median household income for householders aged 65 and over is just under $35,000.  
b)
Increasing the percentage of permanently affordable housing units in the county would assist a greater number of low-income seniors with their housing needs.  Some cities restrict the affordability of the housing for a fixed period of time, rather than keeping it affordable “in perpetuity.”  Placing a limited term restriction on the affordability of the homes eventually will result in a decline in the affordable housing stock.

The cities of Boulder, Longmont and Lafayette all have Inclusionary Zoning ordinances that require that new housing developments include a percent of the total units within the development as affordable units.  Boulder requires 20% be permanently affordable, Longmont requires that 10% be affordable for a minimum of 10 years for for-sale and 20 years for rental and Lafayette requires that 10% be permanently affordable and another 20% be “market affordable” (81% - 120% AMI) for 3 years.  Sometimes a cash-in-lieu contribution is permitted as an alternative to the provision of affordable units on a particular site.  These ordinances should be strengthened by increasing the percentages of affordable homes required or by strengthening other mechanisms within the ordinances.  An extension of the Inclusionary Zoning program to other Boulder County cities could also serve to increase the provision of affordable housing depending on how much new development is likely given those communities’ build-out projections.

Municipalities set height restrictions on buildings in order to maximize views for their residents.  If these ordinances were to be modified, allowing for taller residential buildings, builders could benefit from an economy of scale for construction of dwelling units and amenities, including elevators. 

c)
Universal design and “visit-ability” characteristics should be mandatory for a percentage of new builds in the county.  The initial cost for the inclusion of these features (such as a no-step entrance, wider doorways, grab-bars, a first-level bedroom) is significantly less than when implemented as a retrofit.  

d)
Boulder County has a very limited number of Personal Care Homes.  Personal Care Homes provide a home setting for no more than six residents and offers strong supportive services and emotional support to each individual, resulting in a higher quality of life.  They are a cost-effective alternative to assisted living facilities.  None of the existing homes participates in the State subsidy program because the subsidy is less than the cost of providing the bed.  This situation results in gaps in more intensive care settings.  There are no subsidies for assisted living settings and there are limited vouchers for independent living apartments. 

This population boom of older adults is significant and imminent.  Preparation – and coordination of business, civic, faith, non-profit and government interests – is the key to addressing the needs of this growing population.  While local governments might not have available funds to support this effort, municipalities could provide incentives for community investment and partnership.  We look forward to working with you in a successful collaborative effort.
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