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High Mar, a Boulder Affordable Rentals senior community

DEAR READER:
This strategic plan marks a turning point for Boulder Housing Partners 
(BHP). It is underscored by three key data points that are changing the 
shape of our community:

• Every household in Boulder with an income less than $90,000 
annually (for ownership)  and $56,000 annually (for rental) is eligible 
to have an affordable housing problem. 

• Boulder loses 1,000 market-affordable units annually due to price 
inflation and replaces those lost units with an average of 123 
affordable units each year, giving us a net loss of approximately 900 
units each year.

• And, every household that leaves Boulder in search of affordability 
and drives back in to work undermines the investment that Boulder 
citizens clearly want to make in a cleaner environment.

Therefore, as one element of our strategic plan, BHP will endeavor to add 
200 housing units to our portfolio per year during the next ten years. 

As the Housing Commissioners for Boulder, the BHP Board wanted an 
innovative, bold and urgent response to these metrics. The Board and 
staff team spent most of 2014 analyzing data related to our changing 
housing economy and the ensuing needs of our population. This plan is 
the result of concentrated analysis and daring dreaming.

Thank you for reading our Strategic Plan.

Sincerely,

Angela McCormick
On behalf of the Board of Commissioners
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ABOUT BOULDER HOUSING PARTNERS

Founded in 1966, Boulder Housing Partners (BHP) is the housing 
authority for the City of Boulder. Our goal is to make living in Boulder 
possible and affordable, regardless of income. 

The distinguishing features of our work are many: we are committed to 
providing housing to the lowest income members of our community; 
we are committed to fostering a healthy sense of community in 
every property we develop or manage; and we are committed to the 
permanence of the affordability we provide.

We build, own and manage more than a third of the total inventory 
of affordable housing in Boulder, making a strong contribution to 
City Council’s goal that 10% of all housing is permanently affordable. 
We actively seek opportunities to grow our housing inventory. BHP 
provides assistance to over two thousand households through five 
housing programs. 
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Red Oak Park, a Boulder Affordable Rentals community

 VISION AND MISSION
    Our mission is to provide quality, affordable housing, inspire vibrant communities, and create the
    opportunity for change in people’s lives.  
 We envision a diverse, inclusive and sustainable Boulder as a result of our efforts.

GUIDING 
PRINCIPLES
 BHP will be guided by these principles:

BHP will acquire, develop, and  maintain 
a diverse portfolio of housing choices in 
order to pursue the environmental and 
affordability vision of our community.

PROVIDING 
HOMES

BHP will advocate for strategies to 
preserve what’s left in the market-
affordable inventory in Boulder and 
also cultivate vibrant communities in 
the neighborhoods and properties 
where we work.

INSPIRING 
COMMUNITY

BHP will work vigorously to coordinate 
services to, and develop homes and 
community for, those most at risk in 
our community.

CREATING 
OPPORTUNITY 
FOR CHANGE

GUIDING PRINCIPLES | 3 



ORGANIZATIONAL STRENGTHS | 5 

ORGANIZATIONAL STRENGTHS

Our goal is to participate in the public good by providing housing 
for very low, low, and moderate-income individuals, families, elderly 
citizens, and people living with disabilities.

These are the strengths that allow us to be successful:

• We have a dedicated, experienced Board of Commissioners.
• We have a committed, long-term staff.
• We have conservative fiscal policies and maintain adequate 

reserves.
• We meet or exceed our budget projections.
• We plan for the future of the organization through long-

term strategic plans that anticipate market trends, changes in 
resources and impacts to financial feasibility.

• We involve the public in our long term and project planning.
• We have existed since 1966.
• Our new construction projects win awards in design and are 

thoughtfully integrated into existing neighborhoods.
• We acquire existing apartments, condominiums, and townhouses 

and keep them affordable while upgrading the living conditions.

 V
AL

U
ES An INCLUSIVE & DIVERSE community

Innovative and COURAGEOUS LEADERSHIP  

Thoughtful STEWARDSHIP of our assets

Consistent practice of compassionate ACCOUNTABILITY

Active PARTNERSHIPS 

PRESERVATION of housing for our residents and  the community

Transparent ENGAGEMENT with customers and the community

RESILIENCE in all aspects of our work 

Through the life of this plan and beyond, these are the 
values that will infuse our daily work. BHP is committed to:

Student residents’ collective art piece created for a Youth Services Initiative art show



MARKET AND ECONOMIC DRIVERS
• Boulder has lost an average of 1,000 units of market affordable hous-

ing inventory, combined rental and for sale, per year1 every year for 
the past 12 years.

• In 2000 there were 11,316 homes valued under $300,000 (57% of 
the inventory) and in 2012 there were just 4,442, a 61% decline.  If 
this rate continues, by 2020 Boulder will have no homeowner units 
affordable to households with income under $100,000 annually.

• In 2000 there were 13,407 rental units available and affordable to 
households earning less than $50,000 annually. Today, only 7,729 
apartments (36% of the inventory) target that market renting for less 
than $1,000 per month, a 42% decline. If this rate continues, by 2017 
Boulder will have no affordable rentals for households with income 
under $50,000 or $24.04 per hour.

• Boulder has 24,202 jobs that pay at or below $24 per hour.

PLANNING CONTEXT
• The Boulder Valley Comprehensive Plan (BVCP)2 envisions Boulder as 

a “welcoming and inclusive” community with a diversity of housing 
types and price ranges.

• Boulder’s robust real estate market is quickly pricing the workforce 
out of the rental and homeownership markets (see below).

• Boulder’s many vulnerable households have long been unserved by 
the market and are increasingly affected by reductions in federal in-
vestment in subsidized housing.

• These factors create risk for the vision articulated in the BVCP.
• As the city’s housing authority, BHP plans to take an active role in pre-

serving economic diversity and housing opportunities for those who 
the market currently and traditionally cannot reach.

STRATEGIC PRINCIPLES
• BHP believes that an aggressive community response and interven-

tion can change the course of the loss of diversity in our city.
• BHP believes in changing the focus in the housing industry from out-

puts to outcomes; from counting units created (outputs) to measuring 
the impact on individuals, families and the community (outcomes).

• BHP will be an organization that operates creatively, decisively, inten-
tionally, and effectively, with strong and consistent values and an un-
derstanding that housing is as much about people as it is about place.

Given Boulder’s affordability horizon and the market 
and economic drivers listed above, Boulder is not 
on track to implement the vision articulated in the 
Boulder Valley Comprehensive Plan. Our community 
is at a critical juncture in which there is time to 
correct that course, but that course correction will 
require changes to land use regulation, other planning 
policies and community investment. The success of 
this plan depends on changes to the way we think 
about density, transportation, neighborhood and 
affordability. Boulder Housing Partners can help 
change that path.
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Scanning Boulder’s Affordability Horizon

1 Market research provided by czb LLC. See the market data on the BHP website: https://boulderhousing.org/mission-and-vision
2 https://bouldercolorado.gov/planning/boulder-valley-comprehensive-plan

With a strong emphasis on preservation of existing 
market affordable units through acquisition of 
existing units, along with more vouchers, land-
banking and new construction, increase Boulder’s 
permanently affordable inventory by 2,000.

While maintaining our traditional focus on the most 
vulnerable, expand our efforts to include workforce 
housing opportunities.

Expand our geographic focus by: 1) when possible, 
partner on affordable housing projects that have 
regional significance and 2) consider income 
producing assets anywhere in Boulder County.

Increase our advocacy efforts related to 
preservation of existing affordable inventories and 
pursue a more ambitious and meaningful housing 
goal for the city.

Focus energy investment in our own portfolio and 
engage with the community in reporting outcomes 
and drawing the connection between housing and 
environmental impact.

Invest in children’s educational outcomes in a big 
way and continue support for service coordination 
for all residents.

Improve on organizational excellence by stewarding 
a strong financial core, expanded internal 
operations and improved community outreach.

BHP believes in changing the focus in the housing 
industry from outputs (counting units created) to 
outcomes (measuring the impact on individuals, 
families and the community).

MORE 

LOUDER 

BROADER

GREENER

BETTER  

WIDER

BIGGER 

SMARTER
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GOALS
Each goal aligns with one or more of the 8 Strategic Shifts outlined in the Strategic Plan At A Glance . 
The main Strategic Shifts aligned with each goal are indicated in the icons at right »

1 PRESERVING AND INCREASING 
AFFORDABLE HOUSING

2 PARTNERSHIPS AND COMMUNITY 
ENGAGEMENT

3 RESIDENT ACHIEVEMENT AND 
QUALITY OF LIFE

4 MAXIMIZING SUSTAINABILITY 

5 ORGANIZATIONAL STEWARDSHIP

GOALS - OVERVIEW | 9 

MORE BROADER WIDER

BIGGER BETTER SMARTER

LOUDER BETTER SMARTER

LOUDER GREENER

GREENER BETTER

Library at High Mar senior community Library Field Trip

Holiday Neighborhood, Boulder Affordable Rental

Senior couple

Dakota Ridge, Boulder Affordable Rental community
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OUTCOMES
OUTCOME #1: Between 2015 and 2025, BHP will preserve its existing 

portfolio of homes and vouchers.
OUTCOME #2: Between 2015 and 2025, BHP will increase service to 

an additional 2,000 households within a mix of income 
ranges.

OUTCOME #3: Between 2015 and 2025, BHP will add 250 housing op-
tions for special and vulnerable populations.

STRATEGIES

PRESERVING BHP’S INVENTORY
CONTEXT: As of 2014, Boulder Housing Partners owns and manages 
1,100 apartments and homes, and manages 861 vouchers. With more 
than half of the portfolio subject to inconsistent federal appropriations, 
we plan to preserve and improve this baseline of affordable housing.

STRATEGY 1.A. BHP will preserve and improve its existing portfolio 
to increase the quality, value, and marketability of all 
properties in the BHP portfolio.

EXPANDING BHP’S INVENTORY
CONTEXT: Boulder has 21,349 rental units. In 2000, 13,407 of them were 
affordable to households earning less than $50,000 annually. Today, only 
7,729 apartments (36% of the inventory) target that market renting for 
less than $1,000 per month. Of the 7,729, almost 30% of them are deed 
restricted as part of the city’s affordable program, which means that the 
market is doing less and less to provide workforce housing. It is not a 
stretch to say that if we want to house a workforce in Boulder, BHP will  
have to play a very large role.

If the rate of market appreciation continues at the current pace, we fore-
cast that within 5 years Boulder will have only deed restricted units for 
these households. 

GOAL 1:
PRESERVING AND INCREASING AFFORDABLE HOUSING
Ensure the promise of a diverse community by preserving existing affordable housing and increasing inventory and housing choice for 
Boulder residents.

WestView Apartments, a Boulder Affordable Rental community



STRATEGY 1.B. BHP will continue to acquire and develop housing and 
vouchers with a primary focus on households with 
incomes below 50% of the AMI to meet the income 
diversity goals of the city.

STRATEGY 1.C. BHP will also acquire and develop land and units above 
50% AMI in order to meet the workforce housing needs 
of our community. 

STRATEGY 1.D. BHP will expand its market area to include Boulder 
County to acquire or develop market-affordable, in-
come-producing assets in cooperation with our sister 
county housing authorities.3

STRATEGY 1.E. BHP will create housing supply by securing the 
maximum possible number of new housing choice 
vouchers.

STRATEGY 1.F. BHP will create housing supply by creatively applying 
its policy discretion associated with the Moving to 
Work demonstration.

PRESERVING FUTURE AFFORDABILITY
CONTEXT: Boulder has 19,000 owner households. In 2000, 11,316 
of occupied homes were affordable to households earning less than 
$100,000 annually. Today, only 4,442 apartments (39% of the inventory) 
target that market selling for less than $300,000. Of the 4,442, almost 
35% of them are deed restricted as part of the city’s affordable program, 
which means that the market is less and less able to produce market 
affordable housing. 

If the rate of market appreciation continues at the current pace, we fore-
cast that within 8 years Boulder will have only deed restricted units for 
these households to buy.  BHP plans to advocate for preservation strate-
gies that retain market affordable homeownership opportunities.

STRATEGY 1.G. BHP will acquire market rate rental units as an 
intentional strategy to create a long-term preservation 
mechanism for existing affordable units (unit banking). 

STRATEGY 1.H. BHP will acquire as much land as possible to preserve 
future affordability options.

STRATEGY 1.I. BHP will evaluate the feasibility of acquiring moderately 
priced single family homes as a preservation strategy.

PROTECTING VULNERABLE POPULATIONS
CONTEXT: Boulder is home to a variety of special populations whose 
housing challenges are not always, or only, economic. People who are 
homeless, are victims of domestic violence, are mentally ill, have AIDs, 
are re-entering after serving a sentence or elderly all have housing needs 
not easily accommodated in the market.

STRATEGY 1.J. BHP will target the housing needs of special needs pop-
ulations as an essential part of its affordable portfolio.

INDICATORS
 – TABLE 1:  this table describes the optimal output of units produced at 

a range of income targets to result in a diverse portfolio. 
 – The number of people housed in the BHP portfolio at each increment 

of the area median income. 
 – The number of our units, or equivalent units in land, that are banked 

for the future and ready to convert to housing within 10 years.
 – The number of renters in Boulder who are no longer cost-burdened 

by rent.
 – The number of people in traditionally vulnerable sectors – homeless, 

victims of domestic violence, elderly, people with disabilities, ex-of-
fenders – who have a housing option with BHP.

[GOAL 1 CONT’D]

3 An income producing asset (IPA) is any asset added to the portfolio for the purpose of funding BHP’s mission.
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FIGURE 2: PROJECTED PORTFOLIO PERCENT

FIGURE 1: CURRENT PORTFOLIO PERCENT

TABLE 1: DESIRED DISTRIBUTION OF NEW UNITS
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OUTCOME
Successful progress towards the BVCP vision for the community and 
successful implementation of the aggressive output goals in this strategic 
plan.

STRATEGIES
STRATEGY 2.A. BHP will actively participate in updates to the BVCP 

and all efforts to create housing policy and plans for 
the city.

STRATEGY 2.B. BHP will seek policy changes with the city of Boulder to 
ensure the community’s commitment to its affordable 
housing.

STRATEGY 2.C. BHP will create a robust community education cam-
paign about the rapid loss of affordable and diverse 
housing in Boulder and potential solutions.

STRATEGY 2.D. BHP will actively engage in a regional dialogue about 
affordable choices and a more integrated and coordi-
nated delivery of products to our citizens.

STRATEGY 2.E. BHP will engage the community at all levels of our 
work: in the properties we manage, the neighborhoods 
we are a part of and the city whose vision we imple-
ment.

STRATEGY 2.F. BHP will advocate for preservation strategies that re-
tain market affordable homeownership opportunities.

INDICATOR
Annual implementation progress of BHP’s strategic plan.

GOAL 2:
PARTNERSHIPS AND COMMUNITY ENGAGEMENT
Engage as a leader in housing policy discussions and pursue a wide range of partnerships and policy changes needed to increase housing 
choice and diversity in Boulder, reduce land cost per unit, and preserve the city’s current affordable units.

THE FINE PRINT

PROJECT PRIORITIES
In evaluating competing project opportunities, 
BHP will consider the following criteria:  
• Projects with a public imperative that we 

are uniquely positioned to do as a result 
of our public status and our state charter

• Projects that are located on strong 
transit-served corridors or with good 
transportation connections

• Multifamily rental acquisition 
opportunities large enough to consider 
using a mixed income approach 
(approximately 40 units as a minimum)

• Any and every acquisition opportunity 
with greater than 100 units

• Opportunities to partner with the 
private sector on Inclusionary Housing 
implementation

• Opportunities to partner with the private 
sector in preserving existing market-
affordable inventory

• Every opportunity to buy and hold land 
for the future

FINANCIAL IMPACT AND 
STRATEGIES
Implementation of this Strategic plan will re-
quire significant financial resources.  The addi-
tion of housing options for 2,000 households 
within a mix of income ranges and acquisition 
of market rate units and land will require cre-
ative financing strategies that allow for acceler-
ated growth while maintaining a conservative 
risk profile for BHP.  We will look to expand on 
our existing financing tools for debt and equity.  
Historically, BHP has used the following sourc-
es for development financing:
• Tax Credit Partnerships
• Tax exempt Debt 
• City of Boulder 
• State of Colorado 
• Department of Housing and Urban 

Development

We will continue to rely on these sources for 
future projects where available and appropri-
ate, however we will also explore joint ven-
tures and partnerships to provide more tra-
ditional private sector sources of equity for 
acquisitions of market rate properties or other 
income-producing assets.  We will also explore 
every opportunity to apply for new vouchers to 
add to the 861 currently administered by BHP.

BHP will create annual budgets for approval by 
the Board to support the specific work plan ini-
tiatives that will allow us to achieve each of the 
strategic goals.

OPERATING BENCHMARKS
BHP properties will operate according to the 
following benchmarks:

 – greater than 97% occupancy; 
 – greater than 1.15 DCR; 
 – a fully-funded replacement reserve;
 – a feasible capital replacement plan for 

each property.
 – 100% of all income producing assets 

owned by BHP will be leased for not less 
than 95% of market rents for comparable 
units based on its asset category in BHP’s 
portfolio; and

 – 2% delinquency on payments to BHP or 
lower.

[GOAL 1 CONT’D]

Learning about Homelessness presentation, 1175 Lee Hill Housing First Community



GOAL 3 | 17 

OUTCOMES
OUTCOME #1: Youth are successful in school and have the skills 

necessary for self-sufficiency as an adult. 
OUTCOME #2: Work-abled families will increase their independence 

and quality of life. 
OUTCOME #3: Seniors and people with disabilities will preserve their 

independence and quality of life to the maximum 
extent possible.

STRATEGIES
STRATEGY 3.A. BHP will partner with resident families and organiza-

tions to provide comprehensive educational and sup-
port programs as a means of minimizing barriers to 
learning and preparing BHP youth for success.

STRATEGY 3.B. BHP will partner with the community and service orga-
nizations to preserve or enhance the quality of life for 
work-abled adults, seniors, and people with disabilities 
in the following priority areas:
 » Housing Stability
 » Economic Stability
 » Education
 » Health and Wellness
 » Community Life

INDICATORS
EDUCATION:

 – 100% Preschool Enrollment 
 – 100% 3rd grade reading and math levels 
 – 0% Truancy 
 – 0% Teen pregnancy 
 – 100% High school graduation 
 – Post-secondary education enrollment – Target TBD
 – Post-secondary graduation – Target TBD

FAMILIES:
 – Longitudinal self-sufficiency survey – 80% of residents respond that 

they have increased their independence and quality of life over two 
years prior

 – Move out data –  80% of the work-abled families who leave BHP 
housing move forward on the self-sufficiency housing continuum

ELDERLY & DISABLED HOUSEHOLDS:
 – Move out data – 80% of the seniors and people with disabilities who 

leave BHP housing have successful transitions
 – Service Coordinator activity data 

GOAL 3:
RESIDENT ACHIEVEMENT AND QUALITY OF LIFE
Invest in focused service and educational programming to improve the economic futures of children in BHP households.  Develop 
successful partnerships to provide service coordination to work-abled adults, seniors, and people living with disabilities in order to 
improve or preserve independence and quality of life.

Playground, Broadway East

Park next to Foothills Community Earth Day celebration, Red Oak Park

Students learn on iPads during the Summer Shuffle Literacy Program

First resident moves in to High Mar senior site

Parenting class



OUTCOMES
OUTCOME #1: Improved building performance and long term viability 

of our portfolio and reduce energy cost for our 
customers.  

OUTCOME #2: Increased access for BHP residents to bus passes and 
other affordable public transportation and alternative 
transportation programs like bike sharing, car sharing. 

STRATEGIES
STRATEGY 4.A Monitor, verify and quantify all existing energy im-

provements.
STRATEGY 4.B Implement an agency wide Near-Zero Waste program, 

consistent with the City and County recycling and 
waste reduction initiatives.

 STRATEGY 4.C Increase conservation initiatives and incentives in the 
area of resident behavior.

STRATEGY 4.D Develop a vehicle reduction program by working with 
providers of alternate transportation modes.

STRATEGY 4.E Design, build and renovate buildings to be energy effi-
cient with a goal of near net zero energy consumption. 

INDICATORS
 – Measurement and verification reports. 
 – By 2025, Near-Zero Waste status for the BHP portfolio. 
 – BY 2025, 20% reduction from 2013 baseline in water and energy use 

in BHP’s portfolio. 
 – By 2025, 25% reduction from current City building standards in 

energy and water use in all new construction.                 
 – By 2025, 50% increase from 2013 baseline in the number of BHP 

residents in subsidized properties enrolled in the Eco Pass program.
 – All properties will meet a measurable “green building” standard. (i.e. 

– LEED or comparable, still to be determined) All properties will be 
rated according to this index. 

 – BHP will demonstrate and communicate its overall environmental 
impact to the community in an annual report.

GOAL 4:
MAXIMIZING SUSTAINABILITY 
Pursue consistent and innovative improvement of portfolio and practices regarding environmental impacts to the maximum extent that 
is economically feasible while not reducing the number of units that can be produced.
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OUTCOMES
OUTCOME #1: BHP will diversify its market reach and revenue sources, 

hire and retain qualified staff.
OUTCOME #2: BHP will be an organization that operates creatively, 

decisively, intentionally, and effectively, with strong and 
consistent values and an understanding that housing is 
as much about people as it is about place.  

STRATEGIES
STRATEGY 5.A BHP will sustain its balance sheet and portfolio by look-

ing for opportunities in Boulder and Boulder County to 
acquire or develop income-producing assets.5

STRATEGY 5.B BHP will reduce dependence on HUD operating subsi-
dies by using the above mentioned income-producing 
asset strategy to diversify funding sources. 

STRATEGY 5.C BHP will develop partnerships with key stakeholders in 
the community who understand that a community’s 
resilience derives from its diverse housing choices. 

STRATEGY 5.D BHP will attract, train and retain a talented, dedicated 
and culturally competent staff.

STRATEGY 5.E BHP will transition its property operations from a cen-
tralized management system to a property-based man-
agement program.

STRATEGY 5.F BHP will support a Board of Commissioners that pro-
vides leadership and strong governance for the strate-
gic vision of the organization.  

INDICATORS
 – Annual progress on operating benchmarks and strategic plan 

implementation.
 – By 2025, achieve a 25% reduction in BHP’s dependence on HUD 

for real estate operating subsidy through growth of other funding 
sources.

 – By 2025, 21% of BHP’s portfolio will be comprised of unrestricted 
inventory in order to meet its financial diversity goals.

GOAL 5:
 ORGANIZATIONAL STEWARDSHIP
Continuously improve BHP’s organizational sustainability, structure, and strategic outreach4 by stewarding a strong financial core, 
efficient internal operations and active community outreach.

4 Sustainability (Staffing, finances, effectiveness, evaluation, technology, assets); Structure (governance); Strategic Outreach (communications, image, visibility, public 
  affairs, policy).
5 An income producing asset (IPA) is any asset added to the portfolio for the purpose of funding BHP’s mission. The current strategic targets are market rate rental 
  housing, solar gardens, laundry services and storage.

Boulder B-Cycle presentation for 
residents, Broadway East

Carport rooftop solar panels at High Mar 
affordable senior community
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