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EXECUTIVE SUMMARY 

City of Fort Collins Fair Housing Study 
 
This report is the 2012 Analysis of Impediments to Fair Housing Choice (AI) for the City of Fort Collins (City) 

with updated data added by City of Fort Collins staff in 2017. This AI was prepared by BBC Research & 

Consulting (BBC) of Denver. BBC is an economic research and consulting firm with a specialty in housing 

studies, including fair housing. Where possible, data has been updated to reflect most current information 

readily available. Updates are noted in GREEN. 

 

Analysis of Impediments Background 

An Analysis of Impediments to Fair Housing Choice, or AI, is a U.S. Department of Housing and Urban 

Development (HUD) mandated review of impediments to fair housing choice in the public and private 

sector. The AI is required for the City of Fort Collins to receive federal housing and community development 

block grant funding.1 

 

In general, the AI involves: 

• A review of a city’s laws, regulations, and administrative policies, procedures and practices; 

• An assessment of how those laws, policies and practices affect the location, availability and 

accessibility of housing; and 

• An assessment of public and private sector conditions affecting fair housing choice. 

 

According to HUD, impediments to fair housing choice are: 

• Any actions, omissions, or decisions taken because of race, color, religion, sex, disability, 

familial status or national origin that restrict housing choices or the availability of housing 

choices. 

• Any actions, omissions or decisions that have the effect of restricting housing choices or the 

availability of housing choices on the basis of race, color, religion, sex, disability, familial 

status or national origin. 

 

HUD has recently been more prescriptive of its department’s expectations of AIs. In recent guidance, HUD 

clarifies that “affordable housing, in and of itself, is not an impediment to fair housing unless it creates an 

impediment to housing choice because of membership in a protected class.” 

 

HUD further defines fair housing choice as “the ability of persons of similar incomes to have available to 

them the same housing choices regardless of race, color, religion, sex, disability, familial status or national 

origin. Policies, practices or procedures that appear neutral on their face but operate to deny or adversely 

affect the provisions of housing to persons (in any particular protected class) may constitute such 

impediments. HUD’s recent strategic plan notes that an inclusive community is one in which all people 

                                                           

1 The City is also required to submit a Consolidated Plan for Housing and Community Development and an annual performance report to 

receive funding each year. These reports were prepared separately from the AI and are available from the City. 
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have access to quality housing, education, employment opportunities, health care, and transportation.2 

HUD seeks, through its strategies to affirmatively further fair housing choice, that jurisdictions ensure open, 

diverse, and equitable communities as well as expand families’ choice of affordable rental homes located in 

a broad range of communities. 
 

Unique requirements of AIs. HUD’s Fair Housing Planning Guide, Volume 1, recommends how 

jurisdictions should approach completing the AI. Subsequent HUD guidance and language in Notices of 

Funding Availability (NOFAs) and Voluntary Compliance Agreements (VCAs) provide additional direction on 

how to approach specific AI tasks. Because some of the AI tasks differ from what might be done in a 

traditional housing needs assessment, the reasons for the more unique aspects of AIs are clarified below. 
 

Disproportionality analysis. HUD has expressed increasing interest in understanding if protected 

classes are disproportionately served by assisted housing providers relative to their income-adjusted 

representation in a community as a whole. For example, a very high proportion of residents of one race or 

ethnicity occupying public housing may indicate that they are having difficulty—because of discrimination 

or other factors—finding housing in the private sector. The disproportionality analysis for Fort Collins 

appears on page 38 of the AI. 
 

Distribution and quality of municipal services. As part of their efforts to “affirmatively further fair 

housing choice,” jurisdictions should ensure that residents have equal access to community amenities that 

contribute to their enjoyment of their homes and living environment. It would be a discriminatory practice 

for a jurisdiction to deliver a lower level of public services (e.g., trash pickup, parks maintenance) to a 

neighborhood that is ethnically concentrated. In the Fort Collins AI, stakeholders were asked to opine on 

the distribution of community services in the City. The City also evaluated parks amenities for the AI; this 

appears at the end of Section II. 
 

Lending practices. HUD also requires a review of private practice activities related to the rental and sale 

of housing in AIs. Home Mortgage Disclosure Act (HMDA) data are the best source to identify housing 

mortgage lending practices and how they differ by race and ethnicity. HMDA data do not contain all the 

variables that are used in the lending decision, however, so the data can only provide an indication of 

lending disparities. Cultural practices in maintaining revolving credit (an important factor in evaluating 

creditworthiness), for example, may be the reason that certain borrowers have higher rejection rates than 

others. 

 

Fair Housing Acts and Ordinance 

Federal Fair Housing Act. The Federal Fair Housing Act, passed in 1968 and amended in 1988, prohibits 

discrimination in housing on the basis of race, color, national origin, religion, gender, familial status and 

disability. The Fair Housing Act covers most types of housing including rental housing, home sales, 

mortgage and home improvement lending, and land use and zoning. Excluded from the Act are owner-

occupied buildings with no more than four units, single family housing sold or rented without the use of a 

real estate agent or broker, housing operated by organizations and private clubs that limit occupancy to 

members, and housing for older persons.3 HUD has recently added protection from discrimination based 

                                                           
2 http://portal.hud.gov/hudportal/HUD?src=/program_offices/cfo/stratplan 

 
3 This is a very general description of the Fair Housing Act and the actions and properties covered by the Act. For more detailed 

information on the Fair Housing Act, please see the full text, which can be found on the U.S. Department of Justice’s website, 
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on sexual orientation or gender status to federally funded housing programs, including loans. 

 

HUD has the primary authority for enforcing the Fair Housing Act. HUD investigates the complaints it 

receives and determines if there is a “reasonable cause” to believe that discrimination occurred. If 

reasonable cause is established, HUD brings the complaint before an Administrative Law Judge. Parties to 

the action can also elect to have the trial held in a federal court (in which case the Department of 

Justice brings the claim on behalf of the plaintiff).4  

State fair housing law. The State of Colorado has a state law that prohibits housing discrimination 

(Colorado Revised Statutes, Title 24, Article 34, Part 5 – Housing Practices).5
 
The state law offers the same 

protections as the Fair Housing Act, in addition to providing protections based on marital status, creed, 

ancestry and sexual orientation. 

 

The Colorado Civil Rights Division (CCRD) maintains formal work-sharing agreements with HUD and, 

through this relationship, has the authority to investigate and resolve housing discrimination complaints. 

 

CCRD has exclusive jurisdiction in situations in which Federal antidiscrimination laws do not apply— e.g., in 

enforcing cases involving sexual orientation as a basis for housing discrimination and in certain cases of 

discrimination related to lack of public accommodations and discriminatory advertising. 
 

City ordinance. Section 13-18 of the City’s municipal code prohibits discriminatory housing practices in 

the City of Fort Collins. Protected classes under the City ordinance include: race, color, religion, national 

origin, sex or marital status or because of the race, color, religion, national origin, sex or marital status of 

the other person's friends or associates. The ordinance specifies that complaints are taken and investigated 

by the City Manager. 

 

AI Methodology 

BBC’s approach to the City of Fort Collins AI was based on the methodologies recommended in HUD’s Fair 

Housing Planning Guide, Vol. I, our experience conducting AIs for other cities, and the specific needs of the 

City according to project managers. The workscope consisted of the following: 
 

Public participation. The public input portion of the AI included the following elements: 

• A paper and online resident survey offered in Spanish and English—400 residents responded; 

• A paper and online stakeholder survey—44 stakeholders participated; 

• A Fair Housing Workshop featuring presentations by BBC and HUD, held on April 16, 2012—

33 members of the public participated; 

• Stakeholder focus groups and interviews—16 stakeholders participated; 

• Online surveys hosted by SurveyMonkey.com, a certified Section 508 compliant website; and 

• Online resident and stakeholder surveys distributed to stakeholders electronically and 

promoted online on the City website, the Fort Collins Board of Realtors website and to 

                                                           
www.usdoj.gov/crt/housing/title8.htm. 

 
4 “How Much Do We Know? Public Awareness of the Nation’s Fair Housing Laws”, The U.S. Department of Housing and Urban 

Development, Office of Policy and Research, April 2002. 

 
5 See  http://advisorfinancialservices.com/ColoradoCivilRightsStatutes.pdf 
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Habitat for Humanity’s e-Newsletter list. 

 

The Draft AI was available for public comment between July 3 and August 8, 2012. The public comments 

received, along with responses, appear in Appendix A. 
 

Zoning, land use and housing policy review. Clarion Associates of Fort Collins reviewed the City’s 

land use and zoning codes for barriers to housing choice. 
 

Analysis of demographic, housing and lending data. In this task, data on mortgage lending 

approvals, subprime mortgages (from Home Mortgage Disclosure Act or HMDA data), income distribution, 

race and ethnicity, disability and affordable housing opportunities, recent legal cases and fair housing 

complaints were analyzed to detect potential discriminatory patterns. 
 

Identification of impediments. In this task, BBC and Clarion Associates compiled the fair housing 

concerns identified through public participation, data analysis and review of land use policies into 

impediments to fair housing choice. 
 

Actions to address past and current impediments. In this final task, BBC and Clarion Associates 

worked with the City to develop a recommended Fair Housing Action Plan (FHAP) for the City to use to 

address identified impediments. 

 

2012 Fair Housing Impediments and Observations 

The impediments and observations in this AI were developed through a variety of research methods 

including demographic and housing market analyses; reviews of complaints and legal cases; analysis of 

mortgage lending data; a review of zoning and land use policies; interviews and meetings with 

stakeholders; as well as surveys of stakeholders and residents. 

 

The impediments and observations described in the following text represent common themes and 

repeated occurrences found throughout the research. In keeping with HUD’s guidance in identifying 

impediments: 

• An “observation” is a fair housing issue that may create an impediment to fair housing 

choice; however, there is not a direct link to the cause or effect (“nexus”) of the action; and 

• An “impediment” has the direct or indirect cause or effect of restricting housing choices or 

the availability of housing choices on the basis of race, color, religion, sex, disability, familial 

status, or national origin. 

 

Impediments. The fair housing impediments found in the 2012 AI research include the following: 

 

Impediment No. 1—Some housing discrimination occurs in Fort Collins, especially for low income 

residents. The 2007 AI concluded that although the number of fair housing complaints filed in Fort Collins 

was low, discrimination does occur in the City. Research for the 2012 AI led to the same conclusion. 

 

The number of complaints filed in the City remains low: between 2006 and March 2012, on average, eight 

complaints were filed each year in Fort Collins. There is, however, evidence that more discriminatory 

activity could be occurring than is suggested by the complaint filings. 
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As shown below, 25% of the residents who completed the AI survey said they had experienced 

discrimination. It is important to note that since low income residents were overrepresented in the 

survey, this experience does not reflect that of Fort Collins residents overall, but of low income residents. 

 

Other than being a student or being low income/having poor credit, the most common explanations for 

discrimination from survey respondents included disability, familial status, gender and sexual orientation. 
 

Figure ES-1. 
Have you ever experienced 
housing discrimination? 
Low-Income Residents, 
City of Fort Collins, 2012 

 
Note: 

n=385 low income residents and n=93 

residents who experienced housing 

discrimination in the past. 

 

Source: 

BBC Research & Consulting from the 2012 

Fort Collins Resident Survey. 

 

 

 

 

In addition to the previous response, many survey respondents described experiences they had which they 

felt were discriminatory. Some of the reasons for discrimination were too broad to conclude that a 

discriminatory act had occurred. Others implied that discrimination had occurred: 

• A policy by Housing and Dining Services at CSU does not allow both members of a same-sex 

couple on a lease unless the couple has a marriage certificate; 

� Note: In 2017 CSU was contacted for additional information regarding this issue. A CSU 

representative from Housing and Dining stated that CSU has maintained a consistent 

policy that only one person’s name is listed on a lease agreement—that being the 

person who filled out the application, and who is then termed the “principle resident.” 

CSU used to require a marriage certificate for any couple living together, but that policy 

has not been in place since at least 2012. CSU has no policies that prohibit or limit same-

sex couples from cohabitating in a university-owned apartment.  

• Apartments that specifically do not allow students; 

• Evictions or non-renewal of lease for persons with mental illness; and 

• Landlords refusing to rent to single mothers; and 

• Landlords refusing to rent based on sexual orientation or religion. 

 

Impediment No. 2— Hispanics have much higher mortgage loan denial rates than non-Hispanics. Overall, 

in 2010, Hispanic borrowers in Fort Collins were denied loans 22% of the time, compared to 11% for non-

Hispanics. By 2015 the gap had widened to 30% and 8% respectively. This disparity holds across income 

levels: In 2010, the most dramatic disparity was evident in applicants earning 50-99% of the area median 

income (AMI). In this income range, the denial rate for Hispanic applicants (28%) was more than double 

the rate for non-Hispanic applicants (12%). Even for those earning 100% or more of AMI, Hispanic 

applicants were denied 15% of the time, compared with 9% for non-Hispanics. In 2015 those with the 

lowest incomes saw the greatest difference in loan denials, with a 17% denial rate for Hispanic applicants 

and a 1% denial rate for non-Hispanic applicants. These results are summarized below. 
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Figure ES-2. 
Denials by Ethnicity and Income 
level, City of Fort Collins, 2015 

Note: 

According to HMDA, the AMI for Fort Collins was 

$74,900. This AMI was used to calculate income levels. 

 

Source: 

Home Mortgage Disclosure Act. 

 

 

It is unclear if the reason for the disparity is poor credit history, high debt to income ratios, or other similar 

factors that make Hispanics less creditworthy than non-Hispanics (for example, cultural lack of acceptance 

for carrying revolving debt, lack of which can negatively affect a credit score). Indeed, one of the top 

barriers to housing choice identified by stakeholders was the poor credit history of minority borrowers. 

Regardless, the persistent disparity in denials across income levels is a concern. 

 

Impediment No. 3— The lack of affordable housing disproportionately affects some protected classes, 

especially persons with disabilities. As part of the AI, BBC conducted a “disproportionality analysis” to 

determine if certain protected classes were more or less likely to be served by public housing. 

 

As demonstrated in Figure ES-3, public housing and the voucher program provide housing to protected 

classes at higher rates than their representation of persons in poverty overall for female heads of 

households and persons with disabilities; however, White and non-Hispanic descent persons are also over-

represented in public housing, while Asian, Native American/Alaskan, and Black/African American’s are 

under-represented relative to the percentage of individuals of those races living in poverty in Fort Collins. 
 
Figure ES-3. Distribution of 
Public Housing/ Voucher 
Program Participants and 
Residents in Poverty, City 
of Fort Collins, 2016* 

 
Note: 

The student population of Colorado 

State University likely increases the 

poverty rate of Fort Collins. 

 

Source: 

Public housing and voucher program 

data: Housing Catalyst 

Poverty data for community from 

2016 5-year ACS. 

 

 

 

 

Resident and stakeholder comments from the survey support the conclusion that the limited supply of 

affordable housing in Fort Collins disproportionately affects persons with disabilities: 

• Difficulty finding wheelchair accessible housing for middle income residents; 

Less than      50%-99%     Greater Than     Grand 

50% AMI AMI 100% AMI Total 

 

Overall 
 

2% 
 

3% 
 

4% 
 

10% 

 

Hispanic or Latino  

Not Hispanic or Latino 

 

17% 

1% 

 

8% 

3% 

 

  4% 

5% 

 

30% 

8% 

 

Hispanic / non-Hispanic Difference 
 

16% 
 

5% 
 

-1% 
 

22% 

 

 
Public 

Housing 

All 

Vouchers 

Programs 

Residents 

Living in 

Poverty 

Female Head of Household with Children 51% 33% 28% 

Disability 53% 55% 25% 

Head of Household’s Race 
   

American Indian or Alaska Native Only 3% 2% 29.8% 

Asian Only 0% 1% 18.8% 

Black/African American Only 3% 4% 25.3% 

White 92% 92% 16.9% 

Head of Household's Ethnicity 

Hispanic or Latino 

Not Hispanic or Latino 

 

 

40% 

60% 

 

 

22% 

78% 

 

 

24.7% 

16.3% 
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• Difficulty finding apartments that accept pets and potentially service animals; 

• Few housing options for persons with disabilities; 

• Lack of accessible units for persons with disabilities is seen as a big need in Fort Collins; 

• Perception that affordable handicap accessible housing is nonexistent in Fort Collins; 

• Reliance on public transit limits options for persons with disabilities; 

• Residents relying on disability payments are unable to meet income requirements of private 

landlords (e.g., demonstrating that income exceeds rent by two or three times). 

 

Finally, one-third of resident survey respondents whose household includes a member with a disability are 

living in housing units that do not meet their accessibility needs, as shown in Figure ES-4. Of these 

households, one in three is living in a housing unit that does not meet their disabled family member’s 

accessibility needs. The most common accessibility improvements desired include grab bars, ramps, wider 

doorways and single-level residences. 

 
 

Figure ES-4. 
Accessibility Needs of 
Households, City of 
Fort Collins, 2012 

 
Note: 

n=371 respondents and 
n=87 respondents with a 
disabled household 
member. 

 
Source: 

BBC Research & Consulting 
from the 2012 Fort Collins 
Resident Survey. 

 

 

 

 

Impediment No. 4— Fair housing awareness and knowledge could be improved. One in three 

stakeholders do not believe there is adequate information about fair housing available in Fort Collins. An 

additional one-third does not know whether resources are adequate. 

 

In addition, when stakeholders were asked what types of people are members of protected classes under 

state and federal fair housing laws many had incorrect answers; this despite half of the stakeholders having 

received fair housing training in the past. Age, income, sexual orientation and behavior are not currently 

protected by the Federal Fair Housing Act. However, HUD recently modified its regulations to prohibit 

discrimination on the basis of sexual orientation and gender identity in HUD-funded programs. Sexual 

orientation and marital status are protected by the Colorado Fair Housing Act. 
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Figure ES-5. 
Stakeholder Knowledge of Protected Classes, City of Fort Collins, 2012 
 

 

Note: n=43. 

Source:   BBC Research & Consulting from the 2012 Fort Collins Resident Survey. 

 

Two open-ended comments described some of the challenges that lack of knowledge can create: 

• Frontline affordable housing leasing staff is not trained to properly interact with disabled 

individuals and this limits their ability to work effectively with these individuals. 

• A stigma and confusion regarding individuals with mental health issues persists and can lead 

to unfair treatment. 

 

Observations. The following observations contain important findings from the AI which may directly or 

indirectly create impediments to fair housing choice. Because we were unable to verify their direct impact 

on protected classes; however, these findings are treated as observations in this study. 

 

Observation No. 1—Some residents perceive an inequitable distribution of resources. The open-ended 

answers in the survey instrument contained many examples of potential inequities in distribution of 

community amenities in Fort Collins. 

• Older parks, particularly those located in North Fort Collins, are perceived to be less well- 

maintained and of lower quality than other parks; 

• Older parks are perceived to have fewer amenities (e.g., bathrooms) than parks in newer and 

more affluent neighborhoods; 

• Public transit services are limited in geography, frequency of service and service times; 

• The Hispanic population, and particularly limited-English residents, are perceived to be not 

represented in City public affairs; 

• Perception that north Fort Collins receives less attention and investment from the City; and 

• Perception that more affluent neighborhoods receive better services and attention from the 

City. 

 

Observation No. 2—Some elements of the land use code could be improved. Clarion Associates’ review of 

the City’s land use regulations and zoning code—including occupancy restrictions—found no impediments 
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to fair housing choice. However, several areas for potential improvement were found and include: 

• Lack of a clear purpose statement within the Land Use Code that identifies the City’s intent 

to provide fair housing opportunities to all residents and to comply with Federal and state 

law regarding housing choice and availability; 

• Need a definition of the term “disability” that is consistent with the Fair Housing Act 

definition of the term; 

• Better alignment of the purpose statements for the residential zone districts with the City’s 

intent to provide fair housing opportunities; 

• Clarification about the regulations for overnight shelters; and 

• Expansion of the criteria for granting modification/variance approvals to include making 

reasonable accommodations to address handicap accessibility. 

 

Fair Housing Action Plan 

Based on our research for this AI, BBC recommends the City of Fort Collins consider the following Fair 

Housing Action Plan (FHAP) for reducing fair housing impediments: 

 

Action Item No. 1—Improve the housing environment for people with disabilities. People with disabilities 

have many challenges finding affordable, accessible housing in Fort Collins and may experience housing 

discrimination. The City should make it a long-term priority to reduce barriers to fair housing choice for 

persons with disabilities. 

 

Actions the City should consider to address the variety of challenges that people with disabilities have in 

finding housing include: 

• Continue to support nonprofit organizations working to financially assist persons with 

disabilities in securing housing (e.g., first and last month’s rent, pets or service animals) as 

well as accessibility improvements and reasonable accommodations. 

• Establish a central point of contact for people with disabilities who have fair housing 

concerns. 

o This contact should provide people with disabilities with information about their 

rights concerning service animals, reasonable accommodations and be a resource 

for finding accessible housing in the City. The contact should also be able to answer 

questions from landlords about compliance with fair housing laws. 

• Continue to make development of affordable, accessible housing near transit a housing 

priority. As economic conditions improve, the City should use its affordable housing tools 

(e.g., housing trust, land bank) to encourage developers to build additional affordable, 

accessible rental units for people with disabilities. 

• Encourage the production of “visitable” and accessible housing by private sector developers 

by offering enhanced development incentives (or, alternatively, by reducing incentives for 

affordable housing that is not visitable). 

 

Actions taken since 2012: 

• Social Sustainability webpage on Fair Housing contains a section specifically focused on 

additional protections for people with disabilities, including state law, city ordinance, and 

mortgage lending regulations. The new Equal Opportunity and Compliance Manager is the 
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primary contact for all fair housing issues, including people with disabilities who have fair 

housing concerns. 

• Competitive Process funding continues to support organizations that provide assistance to 

people with disabilities, such as Disabled Resource Services, a nonprofit assisting people in 

living independently. 

• Competitive Process funding continues to support organizations that provide rental assistance 

and grants/loans for accessibility improvements to homes. 

• The City continues to support transit oriented development (TOD). Development standards in 

the TOD overlay zone are modified to encourage land uses, densities, and design that enhance 

and support transit stations along the Mason Corridor.  

• The City financially supported the development of Redtail Ponds permanent supportive housing 

by Housing Catalyst. Completed in 2015, this 60-unit apartment complex houses formerly 

homeless individuals with disabilities and formerly homeless veterans, provides residents with 

onsite supportive services, and is within walking distance of the South Transit Center. 

 

 

Action Item No. 2—Strengthen fair housing information, educational and training opportunities. The City 

of Fort Collins could improve the access to fair housing information by: 

• With the assistance of CCRD and HUD, develop a list of procedures that City staff, housing 

authority staff and nonprofit housing providers can use when someone calls with a fair 

housing concern or question. Sponsor an annual training session that these key staff—as 

well as interested community members who have contacts with protected classes (e.g., 

volunteers with Volunteers of America)—can attend to stay up-to-date on fair housing 

issues. 

• Provide fair housing links on the Neighborhood Services webpage (http://www.fcgov.com/ 

neighborhoodservices/). The Neighborhood Services site provides a good deal of information for 

landlords and residents, but would benefit from a link dedicated to fair housing resources. 

o This web page should briefly describe fair housing protections, contain links that residents 

could click on for more information and provide contact information if residents believe 

they have been discriminated against. We recommend, at a minimum, providing links to 

HUD’s fair housing information webpage (http://portal.hud.gov/hudportal/HUD?src=/ 

topics/ housing discrimination), a link to the State Civil Rights Division webpage 

(www.dora.state.co.us/civil-rights/). The City should also have a link on its website to the 

State Division of Housing’s searchable database for affordable housing 

(www.coloradohousingsearch.com/?content=Search). 

• Suggestions for the type of fair housing information or training that may be most beneficial, based 

on stakeholders’ responses to the AI survey include: 

o Fair housing practices focused on disability, mental health and behavior issues; 

o Creation of a “cheat sheet” or “quick facts/FAQ” reference guide providers could rely on 

when responding to potential housing discrimination inquiries; 

o More frequent fair housing training; 

o More information specific to reasonable accommodations; and 

o Provide information via webinars for convenience. 

 

Actions taken since 2012: 

• Social Sustainability webpages include links and phone numbers to State and Federal 
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discrimination complaint forums—including Fair Housing, ADA, and Title VI, as well as health 

and human services, housing, LGBTQ+ housing, education and employment. Social 

Sustainability also maintains a webpage that provides resources for those seeking housing 

including contact information for nonprofit housing providers, United Way, foreclosure 

prevention, Homebuyer Assistance, Colorado Housing Search, and homelessness prevention 

information.  

• Social Sustainability is working with the new Equal Opportunity and Compliance Manager to 

streamline processes for Fair Housing discrimination complaints to the City, and to train Social 

Sustainability, Community Development and Neighborhood Services, City Manager’s Office, and 

City Clerk’s Office staff on how to direct potential housing discrimination inquiries. 

Foundational work on this process began in December 2017, with full implementation 

anticipated in Q1 2018. This information will be readily accessible on the City’s website at 

completion. 

• Community Development and Neighborhood Services department offers biennial landlord 

training which includes information on fair housing. 

 

Action Item No. 3—Support efforts to improve residents’ creditworthiness. Support local credit counseling 

agencies in their efforts to educate residents about good personal finance practices and their 

understanding of mortgage loan financing. Refer residents who contact the City with personal finance or 

credit questions to local counseling agencies. 

 

Actions taken since 2012: 

• The City continues to provide financial support through competitive grants to nonprofit 

agencies that provide financial counseling to residents. These include: 

o Neighbor to Neighbor Housing Counseling—the homeownership program includes 

homebuyer education, home purchase advising, foreclosure prevention counseling, a 

homebuyers’ club, reverse mortgage counseling and a post-purchase workshop. 

Neighbor to Neighbor serves approximately 2000 Fort Collins clients annually with this 

program. 

o Neighbor to Neighbor Homelessness Prevention and First Month’s Rent Assistance—

financial assistance is provided in conjunction with either in-depth counseling including 

lease review, budgeting, and renter rights and responsibilities, or with supportive 

services and case management. These programs serve an average of 200 Fort Collins 

clients annually. 

o Project Self-Sufficiency—PS-S focuses on assisting low-income, single parents to 

become self-sufficient through career planning and supporting education/training and 

living wage employment. Participants develop a budget and are assisted with applying 

for financial aid, scholarships, and assistance programs. City funded programming at 

PS-S serves approximately 300 Fort Collins clients annually. 

o Several other agencies funded by the City include financial counseling or education as 

part of their supportive services and case management. These include Catholic 

Charities, Crossroads Safehouse, Disabled Resource Services, Homeless Gear, Murphy 

Center, and The Matthews House. 

 

Action Item No. 4—Continue to pursue infrastructure and public amenity equity. As a longer-term action 

item, the City should continue its efforts to address existing infrastructure and recreation deficiencies on 

the north side as funding allows. 
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Actions taken since 2012: 

• The Social Sustainability department is working closely with Recreation to redesign their 

discount program for low-income residents, to include greater outreach into the community. 

• Stormwater is improving storm drainage as part of the ongoing Northeast College Corridor 

Outfall project (NECCO). This project will improve infrastructure, eliminate overtopping of Vine 

Drive during a 100-year storm event, and remove some areas from the City floodplain.  

• Stormwater is working with business leaders and residents of the North College area to create 

equitable stormwater solutions that will improve developability of available land. The North 

College URA paid for an update to the drainage master plan for this area, to incorporate the 

regional approach (similar to NECCO). The Economic Health Office is working with Stormwater 

to evaluate budget opportunities for the 2019/2020 budget. 

• Lincoln Avenue improvements were recently completed in the North College area. These 

include utility upgrades/relocations, a new center turn lane, and pedestrian connectivity 

enhancements, including a pedestrian crossing signal from the Anderson neighborhood to cross 

Lemay. The goals of the project were to create a street with a unique identity; improve 

mobility, safety, and experience for bicyclists, pedestrians, transit users and vehicles; and 

create an environment where local businesses can thrive. 

• Sidewalks are being added to the Alta Vista neighborhood. 

• The Poudre River Whitewater Park has been approved and will offer year-round recreation on 

the river just north of Old Town. The park will be free to use and will offer amenities for 

kayakers, tubers, and children—providing safe access to the water while improving river health. 

The site plan includes ADA river access and accessible fishing. Expected completion Summer 

2019. 

• The Poudre River Master Plan includes plans for relocating the Hickory Bridge in North College 

to improve access to Legacy Park. The Hickory Bridge relocation will link Legacy Park with Lee 

Martinez Park, improving access, and providing an overlook to the river. Improved amenities 

should enhance the swimming, wading tubing/boating, and play experience while protecting 

the environment from further degradation caused by intensive use. Bank stabilization and other 

improvements may include hardscape/stone terraces, ADA river access, picnic shelters, 

benches and other features intended to support river-related recreation. 

• The City is currently planning improvements to Heritage, Lee Martinez and Legacy Parks to 

better celebrate the river and enhance a wide variety of recreational opportunities near the 

river. All of these parks are in the North College area. 

• The City is using a $500K grant from the EPA to complete brownfield assessments on privately 

owned properties in the north side. Property owners volunteer to participate and may qualify 

to receive assistance with brownfield mitigation. This could pave the way for additional housing 

development in the North College area.  

• Transfort has expanded service to include Sundays and holidays, improved services in the north 

Fort Collins area, and is working toward a Max-like service for north College Avenue. 

• Bike Share was implemented city-wide in 2016. The Equity Team was consulted regarding 

location placement and specific emphasis was placed on access for north Fort Collins residents. 

 

Action Item No. 5—Continue efforts to make community amenities accessible to all residents. Fort Collins 

is one of the few cities in Colorado with a fully accessible park. As opportunities are presented, the City 

should continue efforts like this to ensure that all residents have access to and full enjoyment of community 

amenities. 

 

Actions taken since 2012: 

• All facilities are developed to be readily accessible to residents and meet or exceed the 
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requirements of the Americans with Disability Act. 

• The City recently completed Twin Silo Park in southeast Fort Collins, which includes a 

playground, water feature, community garden and public orchard. The playground features 

varied levels of ADA accessibility—with ground level, transfer accessible, and ramp accessible 

“events.” 

• Recreation has expanded services with the goal to make recreation programming accessible to 

all populations regardless of income or ability. Examples of services offered to meet this goal: 

o Adaptive Recreation Services (ARO): ARO supports people with physical and cognitive 

disabilities so that they can participate in any Recreation activity. Recreation provides 

specific programming open to these demographics, as well as offering the assistance of 

an inclusion aid so that a participant can have one-on-one support at any other 

Recreation program.  

o Vida Sana: Vida Sana is a health movement desiring to bring communities together to 

assert their voices for the changes the community needs and wants in order to improve 

their own health. Vida Sana Passes are discount recreation passes available for 

participants ages 12 years and older and can be used for group classes. Vida Sana 

members also benefit from free educational events and opportunities related to 

health, exercise and nutrition. 

o Northside Aztlán Community Center, reduced youth admission: Youth in elementary 

through secondary can visit the Northside Aztlán Community Center for a $1 

admission. This is the recreation center serving the North College area. 

o Reduced Fee Program: Recreation recently restructured the reduced fee program to 

allow more accessibility to Recreation programs for those with limited incomes. The 

reduced fee program provides discounts on Recreation programs for those who qualify. 

Changes include allowing reduced fee members to sign up for classes online, expanding 

the offerings that are discountable, and removing limitations on how many programs 

an eligible participant can sign up for. 

o Platinum Pass: Those ages 85 years and older receive free admission to any Recreation 

facility with their Platinum Pass. 

• The October 2014 Poudre River Downtown Plan includes provisions for ADA accessible spaces 

along the river and Policy CPR 5.1 to Address Changing Needs to adapt existing facilities and 

programs and provide new types of parks, facilities, and programs that meet the needs of a 

changing population and community. 

 

Action Item No. 6—Make improvements to Land Use Code. The City should consider making the changes 

suggested in Observation No. 2 to clarify certain aspects of the Code and reaffirm the City’s commitment to 

fair housing. 

 

Actions taken since 2012: 

• The Land Use Code now includes definitions for seasonal overflow shelters and community 

based shelters, which are distinguished from year-round shelters. A Land Use Code ordinance 

was passed in 2017 establishing an administrative review process and criteria for assessing 

requests for reasonable accommodations. City Plan is currently under review and a complete 

update is anticipated by mid-2019. This comprehensive plan includes Land Use code. Social 

Sustainability staff will work closely with the Planning department during this process to 

promote positive and equitable outcomes and ensure that policy revisions do not have 

unintended consequences for low income and other vulnerable populations. 
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SECTION II. 

Community and Housing Profile 
 
This section provides a community and housing profile for the City of Fort Collins. It includes the 

race/ethnicity and income concentration maps required by HUD for AIs, as well as a “disproportionality 

analysis” of residents served by public housing. 

 

Data sources for this section include the following: 

• 2010 Census; 

• 2010 American Community Survey (ACS); 

• 2015 American Community Survey (ACS), 5-year estimate; 

• 2016 American Community Survey (ACS), 1-year estimate & 5-year estimate; 

• 2000 Census for comparative purposes; 

• The City of Fort Collins Affordable Housing Strategic Plan 2010-2014; and 

• Unemployment rates and Quarterly Census of Employment and Wage (QCEW) data from 

the Bureau of Labor Statistics (BLS). 

 

Demographic Analysis 

This section discusses the city’s population level and growth, as well as the income, racial/ethnic, household 

composition, disability and educational attainment characteristics of its residents. 
 

Population. The 2010 Census reported that Fort Collins had a population of 143,986 and accounted for 

48% of Larimer County’s population. Between 2000 and 2010 the city’s population increased by 20%—a 

higher rate of growth than Larimer County and Colorado as a whole. 

The 2015 ACS 5-year estimate reports that in 2015 Fort Collins had a population of 153,292 and continued 

to account for 48% of the County’s population. Between 2010 and 2015 Fort Collins growth slowed to 

~6%, on par with the County and state.   
 

Figure II-1. 
Population, City of Fort Collins, 1990, 
2000, 2010, and 2015 

Source: 

1990, 2000 and 2010 U.S. Census. 

2015 ACS 5-yr estimate. 

 

 

 

 

 

 

 

Fort 

Collins 

Larimer 

County 

 

Colorado 

 1990 87,491 186,136 3,294,473 

2000 120,236 253,088 4,338,801 

2010 144,417 300,637 5,050,870 

2015 est. 153,292 318,227 5,278,906 
 

2000-2010 Total Growth 
 

20% 
 

19% 16% 

   2010-2015 Total Growth 6% 6% 5% 

2000-2010 Compound 

Annual Growth Rate 

 
1.8% 

 
1.7% 

 
1.5% 

2010-2015 Compound 

Annual Growth Rate 

1.2% 1.1% 0.9% 
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Race and ethnicity. It should be noted that Census data on race and ethnic identification vary with how 

people choose to identify themselves. The U.S. Census Bureau treats race and ethnicity separately: the 

Bureau does not classify Hispanic/Latino as a race, but rather as an identification of origin and ethnicity. The 

2010 Census changed the race question slightly, which may have encouraged respondents to check more 

than one racial category. According to the Census, in both 2000 and 2010 over 95% of Hispanic residents 

identified their race as White, Some Other Race or Two or More Races. 

In 2010, the largest racial group in Fort Collins was white (89%), followed by Asian (at a much lower 3%). 

Ten percent of Fort Collins residents were Hispanic, compared to 11% for Larimer County and 21% for the 

state as a whole. Between 2000 and 2010 the fastest growing minority groups were African Americans 

(43%), Asians (43%), those identifying as two or more races (47%) and Hispanics (40%). The number of 

non-Hispanic white residents increased by 18% over the same period.  

In 2015 white remained the largest racial group at 89%. The fastest growing minority by percent change since 

2010 is Native Hawaiian and Other Pacific Islander with a 48% increase. 

 

Figure II-2 shows the racial and ethnic distribution of Fort Collins in 2000, 2010 and 2017. 
 

Figure II-2. 
Race and Ethnicity, City of Fort Collins, 2000, 2010, 2015 

   
2000-

2010 
 2010-2015 

  2000 2010 
Percent 

Change 
2015 

Percent 

Change 

  # % # % % # % 

Total population 118,652   143,986   21% 153,292 6% 

Race   

American Indian and Alaska Native 715 1% 933 1% 30% 847 -9% 

Asian 2,948 2% 4,222 3% 43% 4,554 8% 

Black or African American 1,213 1% 1,740 1% 43% 2,116 22% 

Native Hawaiian and Other Pacific  

Islander 
143 0% 128 0% -10% 190 48% 

White 106,347 90% 128,211 89% 21% 136,726 7% 

Some other race 4,281 4% 4,339 3% 1% 2,975 31% 

Two or more races 3,005 3% 4,413 3% 47% 5,884 33% 

Ethnicity  

Hispanic or Latino 10,402 9% 14,572 10% 40% 17,194 18% 

Non-Hispanic White 101,384 85% 119,695 83% 18% 124,563 4% 

 
 

 

Source:   2000 and 2010 U.S. Census., 2011-2015 ACS 5-Yr Estimates. 

 

Racial and ethnic concentrations. One of the key components of fair housing analysis is an 

examination of the concentration of racial and ethnic minorities within a jurisdiction to detect evidence of 

segregation. In some cases, minority concentrations are a reflection of preferences—e.g., minorities may 

choose to live where they have access to grocery stores or restaurants that cater to them. In other cases, 

minority populations are intentionally steered away or discouraged from living in certain areas. Housing 

prices can also heavily influence where minorities live. 
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The following map displays the geographic distribution of residents by race and ethnicity in Fort Collins. 

Concentration analysis was done for the Hispanic population. 

 

For the purposes of this study, concentrations represent areas where persons of a particular race or 

ethnicity comprise a larger proportion of the population than the community overall. To align with HUD’s 

definition of “disproportionate need,” concentrations occur when the percentage of residents of a 

particular racial or ethnic group is 20 percentage points or more than the community-wide average. Since 

the overall Hispanic population in Fort Collins is 10%, a block group that is at least 30% Hispanic contains a 

concentration. 

 

Figure II-3 shows where concentrations of persons of Hispanic descent occur in Fort Collins. 

 
 

Figure  II-3.  Percent 
of Block Group 
Population that is 
Hispanic, City of Fort 
Collins, 2015 

 

Source: 

2015 ACS 5-year Estimates; City 

GIS dept. 
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Age. The median age of Fort Collins is 29, much lower than that of Larimer County (35) and Colorado 

(36) (these statistics remained the same between 2010 and 2017). This is likely due to the student 

population of Colorado State University. As displayed in Figure II-4, residents between 20 and 34 account 

for one-third of Fort Collins’s population. The age cohort that experienced the most substantial growth 

between 2000 and 2010 was residents 55 and older. The most significant changes between 2010 and 

2015 were in the age group of 5-19 (decrease of 26%) and increases in those aged 20-24 (18%), 55-64 

(12%), and 65+ (14%). 

 

Figure II-4. 
Distribution of 
Population by Age, 
City of Fort Collins, 
2010 and 2015 

 

Source: 

2010 U.S. Census; 

ACS 2015 5-yr Estimates. 

 

 

 

 

 

 

 

 

 

 

 

Household composition. In 2010, 46% of households in Fort Collins were non-family households, 

which include unrelated persons living together or individuals living alone. Twenty-seven percent of all 

households in Fort Collins were families with children. Of these 15,623 households with children, 72% 

were husband-wife families and 28% were single parent households.  

In 2016, percentage of family and non-family households remained the same as in 2010. The most 

significant change during this time is that married couple family household with children increased from 

20% to 26% of total households, while married couple family households without children decreased 

from 22% to 16% of total households. 
 

  2000 2010 
2000-2010 

% Change 
2015 est. 

2010-  2015 

% change 

  # % # %   # % % 
Under 5 

years 
7,001 6% 8,251 6% 18% 8,278 5% 0% 

5 to 19 

years 
25,669 22% 28,815 20% 12% 21,308 14% -26% 

20 to 24 

years 
19,036 16% 22,429 16% 18% 26,520 17% 18% 

25 to 34 

years 
20,107 17% 24,295 17% 21% 25,293 17% 4% 

35 to 54 

years 
31,140 26% 34,232 24% 10% 34,184 22% 0% 

55 to 64 

years 
6,369 5% 13,324 9% 109% 14,869 10% 12% 

65 years 

and over 
9,330 8% 12,640 9% 35% 14,409 9% 14% 

Total   143,986   153,292   
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Figure II-5. 
Household 
Composition, 
City of Fort 
Collins, 2016 

Note: 

Due to rounding, 

percentages may not 

appear to aggregate 

correctly. 

 

Source: 

2016 ACS, 1 -year estimate 

 

Single parent households—especially those with single mothers—have some of the highest rates of 

poverty in most communities. As such, they have needs for social services (child care, transportation) and 

affordable housing. Familial status is also a protected class under fair housing law and, in many 

communities, one of the most common reasons for fair housing complaints. Single parent households 

are therefore vulnerable to fair housing discrimination and often have fewer choices in the housing 

market because of their lower income levels. 

 

Approximately 6% of all households in Fort Collins are female-headed households with children. Using 

the same definition of concentration as in the racial/ethnicity maps, Figure II-6 shows concentrations of 

female-headed, single parent households in Fort Collins. 

 

Total Households

63,735

Family  
Households

34,433, 54%

Married Couple 
Family Household

26,863

with Children

16,620

without Children

10,243

Single Head of 
Household

7,750

Female  
Householder

5,368

with Children

3,875

without Children

1,493

Male      
Householder

2,202

with Children

1,194

without Children

1,008

Nonfamily 
Households

29,302, 46%
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Figure II-6. Percent 
Female-Headed 
Single Parent 
Households, City 
of Fort Collins, 
2015 

 

Source: 

ACS 5-yr estimate; City GIS dept. 

 

 

Linguistic isolation. Linguistically isolated households are defined as households where no member 

of the household 14 years and older speaks English only or speaks English “very well.” In 2012 in Fort 

Collins, 400 households (0.7%) were linguistically isolated. Four percent (87) of all Spanish-speaking 

households, 18% (201) of Asian and Pacific Island language households and 6% (112) of Other Indo-

European language households were linguistically isolated. In 2015 there were 3,797 Spanish speaking 

households in Fort Collins, with 328 having limited English (8%). There were also 91 limited English Other 

Indo-European language households, 233 limited English Asian and Pacific Island language households, 

and 73 limited English other language households, for a total of 725 limited English households (1% of 

total households). 

 

Income and poverty. The median household income (MHI emphasizes the student skew for these 

statistics and the following charts) for Fort Collins was $47,752 in 2010—lower than both Larimer County 

($54,154) and the state of Colorado ($54,046). The large proportion of student households is a likely 

cause of the lower MHI in Fort Collins. Figure II-7 shows the median household income for 2000, 2010, 

and 2015. The figure provides actual year dollar amounts and the dollar amounts adjusted for inflation. 

Although income levels had increased in dollar amount by 2010, actual purchasing power had declined 

since 2000. By 2015 there was a dramatic uptick in median income in Fort Collins, as compared to 

Larimer and Colorado income growth. However, as noted in Figure II-8, nearly a quarter of households 

earn less than $25,000. 
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Figure II-7. 
Median Household Income, 
City of Fort Collins, Larimer County and 
Colorado, 1999, 2010 & 2015 

Source: 

2000 U.S. Census and American Community 

Survey 2010 1-year estimate. 

ACS 1-yr survey 2015 

 

 

 

 

 

 

 

Distribution of income. Figure II-8 displays the income distribution for Fort Collins in 1999, 2010, and 

2015. Approximately one-quarter of all households continue to earn less than $25,000 annually and 

approximately half earn less than $50,000 per year. Again, some of this effect may be due to the large 

student population. 
 

Figure II-8. 
Household Income  
Distribution,  
City of Fort Collins,  
1999, 2010, 2015 

Source: 

2000 U.S. Census and American Community 

Survey 2010 1-year estimate. 

ACS 2015 5-yr estimate. 

 

 

 

 

 

 

 

 

 

 

Income by race and ethnicity. According to the 2006-2010 ACS, non-Hispanic whites had the highest 

median household income ($52,055) in 2010. In 2015 nearly one-third of Black/African American, Asian 

and Hispanic households earned less than $25,000 per year. The number of Black and Asian households 

earning more than $75,000 has decreased in the last five years.  
  

 

                                                     1999 2010 

Percent 

Change 

1999-

2015 

 
2015 

Percent 

Change 

2010-

2015 

   Fort Collins $  44,459 $  47,752 7% $ 64,919 36% 

Larimer County $  48,655 $  54,154 11% $ 59,805 10% 

Colorado $  47,203 $  54,046 14% $ 60,629 12% 

   
Adjusted for Inflation (in 2010 Dollars)   

  - Fort Collins $  58,191 $  47,752 -18% - - 

Larimer County $  63,683 $  54,154 -15% - - 

Colorado $  61,782 $  54,046 -13% - - 

   
 

  1999 2010 2015 

  # % # % # % 

Less than 

$25,000 
12,594 28% 13,554 25% 14,022 24% 

$25,000 to 

$34,999 
5,438 12% 5,815 11% 5,126 9% 

$35,000 to 

$49,999 
7,409 16% 9,129 17% 7,954 14% 

$50,000 to 

$74,999 
9,031 20% 10,069 18% 9,898 17% 

$75,000 to 

$99,999 
5,614 12% 6,793 12% 7,836 13% 

$100,000 to 

$149,999 
3,826 8% 5,736 10% 8,072 14% 

$150,000 or 

more 
1,857 4% 3,893 7% 6,010 10% 

Totals 45,769   54,989   58,918   
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Figure II-9. Household 
Income 
Distribution by  
Race/Ethnicity,  
City of Fort Collins,  
2010 & 2015 

Source: 

American Community Survey 2006-

2010 5-year estimate. 

ACS 5-yr estimate, 2015. 

 

 

 

 

 

 

 

 

 

 

 

 

 

Percent of residents living in poverty. In 2010, nearly 25,000 Fort Collins residents were living in poverty. 

Poverty rates were highest for African American residents (38%), followed by residents of some other race 

(34%) and Hispanic residents (27%). In 2015 the number of residents in poverty grew to over 27,000. 

Poverty rates remain higher for racial and ethnic minorities. 
 

Figure II-10. 
Poverty by 
Race/Ethnicity, City of 
Fort Collins 

Source: 

ACS 5-year Estimates. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

  

Non-

Hispanic 

White 

Non-

Hispanic 

White 

Black or 

African Am. 

Black or 

African Am. 

Asian Asian Hispanic or 

Latino 

Hispanic or 

Latino 

  2010 2015 2010 2015 2010 2015 2010 2015 

Less than 

$25,000 
25% 23% 31% 28% 33% 30% 33% 33% 

$25,000 to 

$34,999 
10% 9% 7% 10% 9% 4% 14% 8% 

$35,000 to 

$49,999 
13% 13% 21% 28% 9% 16% 19% 15% 

$50,000 to 

$74,999 
17% 17% 6% 10% 11% 17% 18% 19% 

$75,000 to 

$99,999 
12% 14% 12% 5% 8% 11% 7% 9% 

$100,000 to 

$149,999 
14% 14% 17% 19% 16% 14% 4% 11% 

$150,000 or 

more 
8% 10% 6% 0% 13% 9% 4% 6% 

Median 

Household 

Income 

$52,055   $64,919 $44,482    $45,104    $35,989    

 

  
Total 

Number 

Below 

Poverty 

Percent 

Below 

Poverty 

Total 

Number 

Below 

Poverty 

Percent 

Below 

Poverty   

Total 2010 2010 2010 2015 2015 2015 

Total Population 133,374 23,960 18% 145,802 27,070 19% 

Race 

American Indian and Alaska 

Native 
938 120 13% 792 195 25% 

Asian 3,948 823 21% 4,365 909 21% 

Black or African American 1,379 526 38% 1,857 428 23% 

White 119,266 20,313 17% 130,354 23,069 18% 

Some other race 3,474 1,185 34% 2,727 923 34% 

Two or more races 4,282 937 22% 5,666 1,495 26% 

Ethnicity 

Hispanic or Latino origin 13,109 3,546 27% 16,202 3,897 24% 

White alone, not Hispanic 

or Latino 
111,425 18,495 17% 118,826 20,470 17% 
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Poverty continues to be highest for residents aged 18-24, which includes the student population of Colorado 

State University. Percent in poverty under 5 years of age has dropped significantly since 2010; however, 

poverty rates for those over 55 has increased. Figure II-11 displays poverty by age in Fort Collins. 
 

Figure II-11. 
Age Distribution of 
Residents Living in Poverty, 
City of Fort Collins, 2010 & 
2015 

Source: 

ACS 2010 1-year estimate. 

ACS 2015 5-year estimate. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure II-12 shows concentrations of poverty in Fort Collins using 2015 American Community Survey data. 

Residents in poverty are mostly located in the northern part of the city. 
 

Figure II-12.  

Percent of Census Tract Living in 
Poverty, City 
of Fort Collins 
 

Source: 

ACS 2015 5-year estimate; City GIS dept. 

 

 

  

2010 

  

2015 

Total 

Below 

Poverty 

Percent 

Below 

Poverty Total 

Below 

Poverty 

Percent 

Below 

Poverty 

# % # % 

Under 5 

years 
8,257 1,881 23% Under 5 8,295 1,028 12% 

5 to 19 

years 
20,516 1,825 9% 

5 to 17 

years 
19,975 2,210 11% 

20 to 24 

years 
26,649 14,207 53% 

18 to 24 

years 
33,534 16,033 48% 

25 to 34 

years 
23,021 3,387 15% 

25 to 34 

years 
24,057 3,103 13% 

35 to 54 

years 
31,719 1,946 6% 

35 to 54 

years 
32,514 2,397 7% 

55 to 64 

years 
14,735 1,007 7% 

55 to 64 

years 
14,143 1,384 10% 

65 years 

and over 
12,414 735 6% 

65 years 

and over 
13,925 915 7% 

Total 137,311 24,988 18%   145,802 27,070 19% 
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Figure II-13 shows the overlay of Transfort fixed route services with low income concentrations. 
 

Figure II-13.  

Poverty and Transfort 
Transit Routes 

 

Note: 

Transfort route information as 

of October 2017, See Transfort 

webpage for most current 

information. 

 

Source: Transfort; City GIS 

dept.t 
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Disability. The Census defines a person with a disability as having a “long-lasting physical, mental or 

emotional condition, which can make it difficult for a person to do activities such as walking, climbing stairs, 

dressing, bathing, learning or remembering.” Moreover, “this condition can also impede a person from 

being able to go outside the home alone or to work at a job or business.”6
 

 

Persons with disabilities may require housing that has accessibility features, is near public transit and 

supportive services, and is affordable if their ability to work is limited. Persons with disabilities are also at 

greater risk of experiencing housing discrimination, often due to a lack of knowledge about laws governing 

accommodations for persons who are disabled. 

 

Over 12,000 Fort Collins residents have a disability. Disability rates are highest for seniors: 30% of residents 

aged 65 to 74 have a disability and half of residents 75 and older have a disability. 
 

Figure II-14. 
Disability Status for the 
Population 5 Years Old or 
More, City of Fort Collins 

Source: 

ACS 2015 5-year estimate. 

 

 

 

 

 

 

 

Figure II-15 uses 2010 Census data at the Census Tract level to examine geographic concentrations of 

persons with disabilities in the city.7 Concentrations are based on the 2000 incidence of disability for Fort 

Collins, which was 12%. As the map shows, there are no concentrations of people with disabilities in Fort 

Collins, based on 2010 data. 

Census data has not included disability since 2000; therefore, no updates are available for this section. 

 

 

 

                                                           

6 Definition taken from the Census glossary. 

 
7 Data by Census block group were not available for all block groups in the city. Disability data from the 2010 ACS is not available by Census tract 

or block group. 

  
Total 

Number with a 

disability      

Percent with a 

disability      

Population 151,457 12,765 8% 

Under 5 8,307 39 0% 

5 to 17 years 21,019 721 3% 

18 to 34 years 59,678 2,021 3% 

35 to 64 years 48,528 4373 9% 

65 to 74 years 7,973 2,597 33% 

75 years and 

over 
5,952 3,014 51% 
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Figure II-15. Percent 
of Residents with 
Disabilities, City of 
Fort Collins, 2000 

 

Source: 

2000 U.S. Census. 

 

 

 

 

Employment Analysis 

Educational attainment. Relative to national and state averages, the City of Fort Collins is very well 

educated. Over half of residents over the age of 25 are college graduates and one in five residents has a 

graduate or professional degree. 
 

 

 

 

 

Figure II-16. 
Education Attainment for the 
Population 25 Years Old or More, 
City of Fort Collins, 2015 

Source: 

ACS 2015 5-year estimate. 
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Unemployment rates. Over the past decade, Fort Collins’s average unemployment rate was generally 

lower than the national average and very similar to the State of Colorado as a whole.  Along with most 

communities, Fort Collins’s unemployment rate rose sharply in 2008 and 2009. As of 2010, Fort Collins’s 

unemployment rate (8.5%) was below the rate for Colorado (8.9%) and the U.S. (9.6%). 
 

Figure II-17. 
Unemployment Rates, City of Fort Collins, Colorado and the U.S., 2000 to 2010 
 

 

Source:    Bureau of Labor Statistics. 

 

The unemployment rate across the country continued to increase into 2010, but has since decreased 

to pre-recession rates. Ideal unemployment rate is ~4%, while Fort Collins current rate is 2.9%. 

Additionally, Fort Collins is within the top 10 in the nation in underemployment—many residents are 

working below their education levels or are leaving to find gainful employment. 

 

Figure II-17.2. 
Unemployment Rates, City of Fort Collins, Colorado and the U.S., 2007-2017 

 

Source:    Bureau of Labor Statistics. 
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Jobs. The Bureau of Labor Statistics and its Quarterly Census of Employment and Wages (QCEW) does not 

provide data for the City of Fort Collins, so the following discussion focuses on employment in Larimer 

County as a whole. In 2010 there were 126,653 jobs in Larimer County. Eighty-one percent of those jobs 

(102,886) were in the private sector, and the remaining jobs were in the government sector. In 2010, the 

county’s largest employment sector is trade, transportation and utilities (21% of all private sector jobs), 

followed by education and health services (17%) and professional and business services (17%). 

 

As shown in Figure II-18, in 2016 health and education services was the largest employment sector in Fort 

Collins (31%), followed by transportation, trade,  and utitlies (16%), and business and professional services 

(15%). 

 
 

Figure II-18. 
Private Sector 
Employment 
Distribution, Fort 
Collins, 2016 

 

Source: 

City Economic Health 

Department 

 

 

In 2010, the average annual wage for private sector employment in Larimer County was $39,614. Of all 

sectors, manufacturing paid the highest average wage ($73,705) and leisure and hospitality offered the 

lowest wage ($14,819).  

 

In 2016, the City’s Economic Healthe Department was able to analyze data specifically for the city of Fort 

Collins. Figure II-19 displays the annual average wage and percentage of workforce for all major 

employment sectors. Average manufacturing wages appear high; however, this may be due to primary 

employers in advanced manufacturing that are either headquartered in Fort Collins, have a higher 

presence of well-paid C-Suite employees, and/or have higher paid legal, engineering, design, and 

management staff located in Fort Collins. The overall average annual wage in 2016 was $54,843, with 

highest wages in the manufacturing sector and the lowest in leisure and hospitality (13% of workforce). 
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Figure II-19. 
Private Sector Average  
 
Employment and Average Wages, 
Fort Collins, 2016 
 

Note: Average of all full time and part  

time wages per year per sector 

Source: 

City Economic Health Department 
 

 

 

 

 

  

Sector Average Wages % of workforce 

Health and Education Services $ 49,760.68  30.7% 

Business and Professional Services $ 79,722.51  15.5% 

Transportation, Trade, and Utilities $ 38,608.17  15.9% 

Leisure and Hospitality $ 18,927.22  12.9% 

Manufacturing $ 97,521.25  9.0% 

Construction $ 58,794.35  5.5% 

Finance and Insurance $ 65,331.64  4.8% 

Other Services $ 33,634.64  2.8% 

Information $ 51,379.40  1.7% 

Natural Resources and Mining $ 54,755.79  0.6% 

Average Total  $ 54,843.57  99% 
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Housing Market Analysis 
The median rent in 2010, including utilities, for all rental units in the city was $900 per month. To afford the 

city’s median rent and average utilities and not be cost burdened, a renter needed to earn $36,000. At that 

time, approximately 43% of the city’s renters could afford to pay the median rent and utilities. 
 

In 2000, Fort Collins’s median rent was $689. The median rent in 2010 was $211 per month higher than in 

2000. To afford this increase, renters in the city needed to earn $8,440 more per year. Renter incomes 

increased in the decade—but by just $4,101. Therefore, renters lost purchasing power in the city’s rental 

market during that decade. 
 

The median value of owner-occupied homes in Fort Collins was $246,700 in 2010 according to the ACS. 

Between 2000 and 2010, the median home value increased by $77,100. Homeowners needed to earn 

approximately $19,347 more per year in 2010 than in 2000 to afford the median-valued home.8  The median 

household income for homeowners in the city increased by only $9,290 during that time. 

Therefore, owners also lost purchasing power in the city during that decade. 

 

These trends have continued since 2010. The median rent is now $1288 (not including utilities), and the 

median home sales price has risen to $350,000—a $100,000 increase over 7 years. Meanwhile, the median 

family income is $76,800. In 2017 only 51% of homes sold were affordable to households earning area w. 

 

While Fort Collins community demographics have remained consistent, the overall population has grown 

significantly. Wages have held steady related to inflation, but housing costs have outpaced wage growth. 

While a sales price of $240,000 is the maximum mortgage affordable to low income families of four, there is 

little to no housing stock available at that price point. The city is adding population at all income levels. The 

city is also adding housing stock, but most of the new inventory is not affordable to low income wage 

earners. 

 

Housing Catalyst (formerly Fort Collins Housing Authority).  

Housing Catalyst was approved for the Rental Assistance Demonstration (RAD) program in 2015. The RAD 

program allows a public housing authority to transition its public housing program to the project-based 

voucher program and opens up the ability to use the Low Income Housing Tax Credit program and private 

investment to maintain and repair affordable housing properties. 

Housing Catalyst will have transitioned 84 public housing units to the RAD program by the end of 2017.  

The remaining 70 public housing units will also be transitioned to the RAD program at a future date, thus 

removing all 154 units from the public housing program. 

Housing Catalyst is a separate entity from the City of Fort Collins. City Council appoints Housing Catalyst 

board members. Housing Catalyst receives no operations funding from the City. The City of Fort Collins, 

through its federal Entitlement Grants for housing (CDBG, HOME)—and its local Affordable Housing 

Fund—has heavily invested in the Housing Catalyst’s development and rehabilitation activities. Housing 

Catalyst is designated as a high performing housing authority and has never been designated as troubled 

or performing poorly. 

 

Fair housing. Housing Catalyst has not been cited for a fair housing violation in recent memory. It is 

Housing Catalyst’s practice to provide all new tenants and voucher holders with a booklet describing the 

                                                           
8 This assumes a 10 percent down payment, 5.25 percent interest and 20 percent of monthly payment is used for property taxes,utilities and 

insurance. 
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tenant’s fair housing rights. When Housing Catalyst’s waiting lists are open applications are available in 

person, on the website, and Housing Catalyst will mail applications upon request. Documents are available 

in Spanish. If it believes a tenant has had his/her fair housing rights violated, Housing Catalyst refers the 

tenant to the Colorado Civil Rights Division (CCRD). 

 

General preferences. Housing Catalyst’s general preferences include: 

• People impacted by federally-declared disaster areas; 

• People displaced by government action. 

 

Project-based voucher holder preferences. For its project-based voucher program, Housing Catalyst works 

with a number of community organizations for referrals, including Project Self-Sufficiency, One Village/One 

Family, Catholic Charities, the Larimer County Criminal Justice Services Division, and the Continuum of Care 

Coordinated Entry System. 

 

Section 8 Housing Choice Vouchers. Housing Catalyst administers 1290 Housing Choice Vouchers. The 

rental market in Fort Collins has had a low vacancy rate for several years, making it somewhat challenging 

for participants to find a unit. New participants initially have 60 days to find housing, but may request an 

additional 60-day extension. Veterans Affairs Supportive Housing (VASH) voucher holders have 120 days 

initially by regulation. The voucher waiting list is currently closed.  

 

Figure II-20 maps the locations of Housing Choice Voucher holder residences. The vouchers are well 

distributed in most areas of the city and are not heavily concentrated in areas with ethnic or low income 

concentrations. 
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Figure II-20. Housing 
Choice Voucher 
Locations 

Source: 

BBC Research & Consulting 

from FCHA data. 

 

 

 

 

Landlord outreach. Housing Catalyst is a member of the local apartment association and attends monthly 

meetings. Housing Catalyst also tries to hold annual landlord appreciation events and is involved in 

landlord education presentations. 

 

Characteristics of populations served. Housing Catalyst provided characteristics of its public housing 

tenants and voucher holders. As shown in Figure II-21, about 80% of public housing tenants and voucher 

holders are extremely low income. 

 

Figure II-21. Assisted 
Housing Resident 
Income, 2017 

Note: 

n=135 Public housing tenants and 1,290 voucher 

holders (all programs). 

 

Source: 

Housing Catalyst data. 

 

 

 
 

 

  

 

 

Resident Income 

Public 

Housing 

Tenants 

All 

Voucher 

Holders 

Extremely Low Income (0%-30% AMI) 81% 80% 

Very Low Income (31%-50% AMI) 15% 17% 

Low Income (51%-80% AMI) 4% 3% 

Average Annual Income $    13,292 $    13,433 

Average Monthly Tenant Payment $ 312 $ 315 
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Figure II-22 presents the family type of residents receiving assisted housing from Housing Catalyst. As 

shown, 44% of public housing unit tenants are female heads of household with children, compared to 37% 

of voucher households. 
 

Figure II-22. 
Assisted Housing Family Type, 2017 

Note: 

n=135 Public housing tenants and 1,290 voucher holders 

(all programs). 

Numbers add to greater than 100% because the householder 

may fit more than one category. 

 

Source: 

Housing Catalyst data. 

 

 

 

 

 

 

 

 

Figure II-23 depicts the race and ethnicity of heads of households receiving assisted housing. The race of 

the vast majority of assisted housing recipients is White only. About one third of householders in public 

housing are Hispanic or Latino and 22% of voucher holders identify their ethnicity as Hispanic or Latino. In 

general, persons who are Hispanic or Latino are overrepresented in Housing Catalyst housing programs. 
 

Figure II-23. 
Assisted Housing Householder Race 
and Ethnicity, 2017 

Note: 

135 Public housing tenants and 1,290 voucher  

holders (all programs). 

 

Source: 

Housing Catalyst data. 

 

 

 

 

 

 

 

 

 

 

 

Figure II-24 presents the age distribution of all assisted housing residents. The age distribution of 

household members living in assisted housing is very similar between public housing units and voucher 

program tenants. 
 

  

 

 
 

Family Type 

Public 

Housing 

Tenants 

All 

Voucher 

Holders 

 
Female Head of Household, with Children 44% 37% 

Non-Elderly, with Children, Non-Disabled 35% 34% 

Non-Elderly, No Children, Disabled 22% 36% 

Non-Elderly, with Children, Disabled 11% 9% 

Elderly, No Children, Disabled 18% 9% 

Non-Elderly, No Children, Non-Disabled 11% 7% 

Elderly, No Children, Non-Disabled 1% 5% 

Elderly, with Children, Disabled 1% 0% 

Elderly, with Children, Non-Disabled 1% 1% 

 

Public 

Housing 

Tenants 

All 

Voucher 

Holders 

Head of Household's Race 

White Only 93% 92% 

Black/African American Only 3% 4% 

American Indian or Alaska Native Only 2% 2% 

Asian Only 0% 1% 

White, American Indian/Alaska Native 1% 0% 

White, Black/African American 1% 0% 

Head of Household's Ethnicity 

Hispanic or Latino 34% 22% 

Not Hispanic or Latino 66% 78% 
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Figure II-24. 
Assisted Housing Age of Household Members, 2017 

Note: 

n=349 Public housing household members and 2,351 voucher holder household 

members (all programs). 

 

Source: 

Housing Catalyst data. 

 

 

 

 

 

 

The household size of residents of assisted housing is shown in Figure II-25. Over half of voucher holders are 

one person households, compared to 38% of public housing tenants. 
 

Figure II-25. 
Assisted Housing Household Size Distribution, 2017 

Note: 

n=135 Public housing tenants and 1,290 voucher holders (all programs). 

 

Source: 

Housing Catalyst data. 

 

 

 

 

 

 

 

 

 

 

 

Assisted Housing Disproportionality Analysis 

HUD is particularly interested in knowing if protected classes experience disproportionate barriers to fair 

housing choice. The survey results and following data indicate this could be true of persons with disabilities. 

 

As demonstrated in Figure II-27, public housing and the voucher program provide housing to protected 

classes at higher rates than their representation of persons in poverty overall for female heads of 

households, persons with disabilities and persons of Hispanic descent. This may be an indicator of the 

limited ability or willingness of the private sector to provide affordable housing for these populations. 

  

 
 

Household Members 

Age Distribution 

Public 

Housing 

Tenants 

All 

Voucher 

Holders 

 
Age 0 to 5 10% 9% 

Age 6 to 17 32% 29% 

Age 18 to 50 36% 34% 

Age 51 to 61 12% 14% 

Age 62 to 82 10% 12% 

Age 83+ 0% 1% 

 
 

Household 

Size Distribution 

Public 

Housing 

Tenants 

All 

Voucher 

Holders 

 
1 Person 38% 52% 

2 Persons 22% 17% 

3 Persons 12% 11% 

4 Persons 17% 10% 

5 Persons 7% 5% 

6 Persons 3% 3% 

7 Persons 0% 1% 

8 Persons 0% 0% 

Average Household Size 3 2 
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Figure II-27. Distribution of 
Public Housing/ Voucher 
Program Participants and 
Residents in Poverty 

 

Source: 

Public housing and voucher program data: 

from Housing Catalyst. 

Poverty data from 2016 5 yr ACS. 

 

 

 

 

 

 

 
 

 

 

 

 

Transit 

Public transit in Fort Collins is provided by Transfort. Transfort provides fixed route and paratransit 

services in Fort Collins, and has a regional route that connects Fort Collins to Longmont. In 2014 Fort 

Collins added MAX, an express bus line running along the main north-south corridor. In 2017 Transfort 

expanded service for a number to routes to include Sundays and holidays. Transfort also provides 

service for events at Colorado State University events. Route times vary, with some routes starting as 

early as 5:00am, and some ending service as late as 2:30am; however, most lines are available 8:00am 

to 7:00pm. 

On Friday and Saturday nights, limited service, linked closely to the Colorado State University campus, 

is offered from 10:30pm to 2:30am. Paratransit is also offered during these hours. Paratransit follows 

the ADA minimum standards of providing service within ¾ mile of fixed route stops. With the exception 

of special events, Paratransit service is provided Monday through Saturday 8:00am to 5:00pm. 

Additionally, CDOT now offers Bustang, an interregional express bus service connecting major 

populations, employment centers and local transit entities along the I-25 and I-70 corridors, including 

a route from Fort Collins to Denver.  

In response to requests from several North Fort Collins associations for additional transit service, 

Transfort is drafting a scope to determine pathways to provide increased service in north Fort Collins. 

Transfort has improved service on routes 8 and 81 for a 15-minute headway, which is faster than most 

other areas of the community, and in 2016 realigned these routes to provide more reliable service. 

Next spring, Transfort will submit a Budgeting for Outcomes offer to request funding for short term 

improvements and long-term planning for this area. 

 

Figure II-26 presents Transfort’s service routes and stops as of October 2017. 
 

  

 
Public 

Housing 

All 

Vouchers 

Programs 

Residents 

Living in 

Poverty 

Female Head of Household with Children 51% 33% 28% 

Disability 53% 55% 25% 

Head of Household’s Race 
   

American Indian or Alaska Native Only 3% 2% 29.8% 

Asian Only 0% 1% 18.8% 

Black/African American Only 3% 4% 25.3% 

White 92% 92% 16.9% 

Head of Household's Ethnicity 

Hispanic or Latino 

Not Hispanic or Latino 

 

 

40% 

60% 

 

 

22% 

78% 

 

 

24.7% 

16.3% 
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Figure II-27. 
Transfort Service Routes and Stops, October 2017 
 

 

Note:

 Transfort route information as of October 2017; see Transfort webpage for most current information: http://www.fcgov.com/transfort/. Source: City 

GIS data.
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SECTION III. 
 

 

Land Use 
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Land Use Review 

 
INTRODUCTION 

This report summarizes our review of the City of Fort Collins land use policies and regulations for their 

potential impacts on fair housing opportunities. The documents and topic areas reviewed include: 

• City Plan, the City’s comprehensive plan 

• The Land Use Code, which contains zoning and development regulations 

• Incentives for affordable housing development 

• Occupancy regulations 

• Development fees 

• Mobile home park redevelopment 

The observations and findings for each document and topic area are provided on the following pages. 

While it is not necessary that all the suggested revisions be incorporated into Fort Collins policies and 

regulations, including more of them will further reduce barriers to fair housing choice. 

 

To evaluate potential fair housing concerns within City land use policies and regulations, Clarion utilized 

several checklists as tools to guide the review of the Fort Collins land use policies and regulations. One of 

the checklists included the “Analysis of Impediments Checklist” within the Fair Housing Planning Guide 

produced by the U.S. Department of Housing and Urban Development (HUD). The review also relied on 

an adapted version of a “Review of Public Policies and Practices (Zoning and Planning Code)” form 

produced by the Los Angeles fair housing office of HUD. While this report reviews the issues related in 

these checklists as they related to land development, the checklists also contain additional information on 

City programs, management, or investments that supplement the information in this report. 

 

COMPREHENSIVE PLAN 

Overview 

City Plan is the Comprehensive Plan for the City of Fort Collins. Adopted in February 2011, the Plan 

illustrates the community vision for the next 25 years and beyond, and serves as a guide for the City’s 

decision-making. The Plan’s structure is intended to align with the City’s Budgeting for Outcomes (BFO) 

process and organizing framework that determines the city’s bi-annual City budget. City Plan is undergoing 

an update and will be completed mid-2019. Vision statements, principles, and policies address the 

following topics, which serve as chapters of the Plan: 

• Economic Health 

• Environmental Health 

• Community and Neighborhood Livability 

• Safety and Wellness 

• Culture, Parks, and Recreation 

• High Performing Community 

• Transportation 
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Vision 

The vision for the City, as established in City Plan, is to become a world-class community that is innovative, 

sustainable, and connected. Various statements more specifically define the vision for the various 

components of the community. Within the Community and Neighborhood Livability chapter, the vision is 

for a high quality built environment, which includes, among other things, quality and accessible housing 

options for all household types and income levels. Within the High Performing Community chapter, the 

vision is for a city of choice, which includes inclusivity and accessibility to all people, and effective and 

efficient local governance where all voices are valued. 
 

Principles and Policies 

In addition to the vision statements that address housing and equality, many of the principles and policies 

throughout City Plan address housing choice and fairness. These principles and policies provide specific 

guidance for the City’s decision-making and regulations. The principles and policies that address, or are 

related to, fair housing choice are listed below: 

 

Community and Neighborhood Livability (LIV) Principles and Policies 

Principle LIV 7: A variety of housing types and densities for all income levels shall be available throughout 

the Growth Management Area. 

� Policy LIV 7.1 – Encourage Variety in Housing Types and Locations: Encourage a variety of 

housing types and densities, including mixed-used developments that are well-served by public 

transportation and close to employment centers, shopping, services, and amenities. 

� Policy LIV 7.2 – Develop an Adequate Supply of Housing: 

Encourage public and private for-profit and non-profit sectors to take actions to develop and maintain 

an adequate supply of single- and multiple-family housing, including mobile homes and manufactured 

housing. 

� Policy LIV 7.3 – Encourage Accessory Housing Unit Development: 

Recognize accessory housing units as a viable form of additional and possibly affordable housing and 

encourage their development provided such development is consistent with existing residential 

neighborhood character. 

� Policy LIV 7.4 – Maximize Land for Residential Development: 

Permit residential development in most neighborhoods and districts in order to maximize the potential 

land available for development of housing and thereby positively influence housing affordability. 

� Policy LIV 7.5 – Address Special Needs Housing: 

Plan for and meet the housing needs of special populations within the community. Disperse 

residential-care facilities, shelters, group homes, and senior housing throughout the Growth 

Management Area. 

� Policy LIV 7.6 – Basic Access: 

Support the construction of housing units with practical features that provide basic access and 

functionality for people of all ages and widely varying mobility and ambulatory–related abilities. 
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� Policy LIV 7.7 – Accommodate the Student Population: 

Plan for and incorporate new housing for the student population on campuses and in areas near 

educational campuses and/or that are well-served by public transportation. 

 

Principle LIV 8: The City will encourage the creation and expansion of affordable housing opportunities 

and preservation of the existing affordable housing supply. 

� Policy LIV 8.1 – Support Affordable Housing Programs: 

Support the development and provision of affordable housing in the community by maintaining and 

allocating funding for affordable housing services and programs including management of a 

competitive process for federal and local funding, development incentives, homebuyer assistance, 

and the Land Bank program. 

� Policy LIV 8.2 – Monitor Housing Affordability: 

Collect, maintain, and disseminate information and vital statistics on housing affordability such as cost, 

demand, and supply of affordable housing stock 

� Policy LIV 8.3 – Offer Incentives: 

Support and encourage the private development of affordable housing by offering incentives, such as 

special assistance to offset the costs of the City’s impact fees and development requirements, air 

rights, energy saving features, and reducing local government barriers to the construction of and the 

rehabilitation of affordable housing units. 

� Policy LIV 8.4 – Retain Existing Affordable Housing: 

Retain affordable housing options in existing neighborhoods so that long-term residents can “age in 

place” and to meet the housing needs of various household types. 

� Policy LIV 8.5 – Integrate and Distribute Affordable Housing: 

Encourage the integration and distribution of affordable housing as part of individual neighborhoods 

and the larger community rather than creating larger concentrations of affordable units in isolated 

areas. 

� Policy LIV 8.6 – Mitigate Displacement Impacts: 

Explore ways to mitigate the impact upon residents displaced through the closure of manufactured 

housing parks or conversion of rental apartments, including single room occupancy units, to 

condominiums or other uses. 

� Policy LIV 8.7 – Maintain a Supply of Land: 

Maintain an adequate supply of land for future affordable housing development by maintaining the 

Land Bank Program and acquiring additional properties as funding permits. 

 

High Performing Community (HI) Principles and Policies 

Principle HI 3: The City will provide outstanding customer service and work collaboratively with 

citizens to address issues and resolve problems. 

� Policy HI 3.4 – Promote Inclusion and Respect Diversity: 

Identify opportunities to promote acceptance, inclusion, and respect for diversity. Discourage all forms 

of discrimination, especially characteristics that are protected by law. 

Summary 

The City’s Comprehensive Plan (City Plan) provides a solid vision and policy direction for the continuation 
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of existing and establishment of future fair housing opportunities, both in terms of ensuring diversity in 

housing products and locations, as well as ensuring respect for and discouraging discrimination against the 

community’s residents. City Plan is under review and will be updated in 2018. This process will include 

substantial public engagement. The current Plan does not appear to establish any policy-based 

impediments or barriers related to fair housing choice.  

 

LAND USE CODE 

Overview 

The City of Fort Collins’ Land Use Code is a component of the City Code, and guides land use and 

development activities in the community. It includes zone district regulations, general development review 

procedures, standards for development, permitted land uses, and definitions of common terms. The five 

articles of the Land Use Code include: Article 1, General Provisions; Article 2, Administration; Article 3, 

General Development Standards; Article 4, District Standards; and Article 5, Definitions. 

 

This section of the report addresses the purpose statement, definitions, zone districts, permitted uses and 

development standards, and procedures and approvals components of the Land Use Code, specifically as 

they relate to fair housing choice and opportunities. It concludes with a summary of perceived strengths 

and weaknesses of the code in terms of fair housing. 
 

Purpose 

As stated in Section 1.2.2 of the Land Use Code, the purpose of the code is to improve and protect the 

public health, safety, and welfare by: 

• Ensuring that all growth and development which occurs is consistent with this Land Use Code, City Plan 

and its adopted components, including but not limited to the Structure Plan, Principles and Policies and 

associated sub-area plans. 

• Encouraging innovations in land development and renewal. 

• Fostering the safe, efficient, and economic use of the land, the city’s transportation infrastructure, 

and other public facilities and services. 

• Facilitating and ensuring the provision of adequate public facilities and services such as transportation 

(streets, bicycle routes, sidewalks and mass transit), water, wastewater, storm drainage, fire and 

emergency services, police, electricity, open space, recreation, and public parks. 

• Avoiding the inappropriate development of lands and providing for adequate drainage and reduction 

of flood damage. 

• Encouraging patterns of land use which decrease trip length of automobile travel and encourage trip 

consolidation. 

• Increasing public access to mass transit, sidewalks, trails, bicycle routes and other alternative 

modes of transportation. 

• Reducing energy consumption and demand. 

• Minimizing the adverse environmental impacts of development. 

• Improving the design, quality and character of new development. 
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• Fostering a more rational pattern of relationship among residential, business and industrial uses 

for the mutual benefit of all. 

• Encouraging the development of vacant properties within established areas. 

• Ensuring that development proposals are sensitive to the character of existing 

neighborhoods. 

• Ensuring that development proposals are sensitive to natural areas and features. 

The purpose statement within the Land Use Code does not currently reflect the City’s commitment to 

provide housing choices for all residents (including the elderly and those with disabilities) and to comply 

with applicable federal and state law regarding housing choice and accessibility. However, this is 

contained in the 2015-2019 Affordable Housing Strategic Plan. The City should consider adding a purpose 

statement of this nature to the Code, as it would be consistent with the vision and policies contained in 

the City’s Comprehensive Plan. 

 

In addition, since housing choice, availability, and affordability is closely related to transportation options, 

the purpose statement should also reflect the City’s intent to coordinate housing and transportation to 

allow various types of housing near transit. The City continues to prioritize housing near transit with a 

Transit Oriented Development Overlay District.  
 

Definitions 

The Land Use Code provides definitions of the following housing-related terms. Following each definition is 

a short discussion about whether or not the definitions provide any barriers to fair housing choice. 

Family 

The term family is defined as “any individual living alone or any number of persons who are all related by 

blood, marriage, adoption, guardianship, or other duly authorized custodial relationship, and who live 

together as a single housekeeping unit and share common living, sleeping, cooking, and eating facilities.” 

 

The City’s occupancy limits are based on this definition of family. This definition does not appear to have 

the effect of discriminating against unrelated individuals (with or without disabilities) who reside together, 

provided that they are in compliance with the City’s occupancy regulations (see the following section 

addressing occupancy). 

 

Many municipalities try to avoid defining “Family” and use the term “Household” instead. The term 

household is not defined in the Land Use Code, but many communities define a household as “any number 

of individuals living together on the premises as a single housekeeping unit, as distinguished from a group 

occupying a boarding house, lodging house, or hotel.” 

 

Disability 

The Land Use Code does not specifically define the term disability, but does define a related term – 

developmentally disabled. The term developmentally disabled means “a person five (5) years of age or 

older with a severe, chronic disability which: 

• is attributable to a mental or physical impairment or combination of mental and physical 

impairments; 

• is manifested before the person attains age twenty-two (22); 
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• results in substantial functional limitations in three (3) or more of the following areas of major 

life activity: 

o self-care; 

o receptive and expressive language; 

o learning; 

o mobility; 

o self-direction; 

o capacity for independent living; and 

o economic self-sufficiency; and 

o reflects the person's need for a combination and sequence of special, interdisciplinary or 

generic care, treatment or other services and supports which are of lifelong or extended 

duration and are individually planned and coordinated; except that such term, when applied 

to infants and young children, shall mean individuals from birth to age five (5) years, 

inclusive, who have substantial developmental delay or specific congenital or acquired 

conditions with a high probability of resulting in developmental disabilities if services or 

supports are not provided. 

 

Because this term is narrowly defined, and because other types of disabilities are not defined, the City 

should add a definition of the term disability that is consistent with the Fair Housing Act, especially since 

the term is used throughout the code. Federal laws define a person with a disability as "Any person who 

has a physical or mental impairment that substantially limits one or more major life activities; has a 

record of such impairment; or is regarded as having such an impairment." In general, a physical or mental 

impairment includes hearing, mobility and visual impairments, chronic alcoholism, chronic mental illness, 

AIDS, AIDS Related Complex, and mental retardation that substantially limits one or more major life 

activities. Major life activities include walking, talking, hearing, seeing, breathing, learning, performing 

manual tasks, and caring for oneself. 

 

Group Home 

The Code defines the term group home in the following ways: 

• A residential group home shall mean a residence operated as a single dwelling, licensed by or 

operated by a governmental agency, for the purpose of providing special care or 

rehabilitation due to homelessness, physical condition or illness, mental condition or illness, 

elderly age or social, behavioral or disciplinary problems, provided that authorized 

supervisory personnel are present on the premises. 

• A large group care facility shall mean a residential facility that is planned, organized, operated 

and maintained to offer facilities and services to a specified population and is licensed by or 

operated by a governmental agency, for the purpose of providing special care or rehabilitation 

due to homelessness, physical condition or illness, mental condition or illness, elderly age or 

social, behavioral or disciplinary problems, provided that authorized supervisory personnel are 

present on the premises. 

These definitions do not appear to have the effect of discriminating against unrelated individuals who 

reside together in a group living arrangement, nor do they appear to unduly restrict or deny housing 

opportunities for individuals with disabilities with onsite housing supporting services. These types of 



48 | P a g e  

housing appear to be correctly characterized for the intended use (not mischaracterized as boarding or 

rooming houses, hotels, or extra occupancy rental housing). 

 

Dwelling Unit 

The code defines the term dwelling unit as “one or more rooms with a single kitchen and at least one 

bathroom, designed, occupied or intended for occupancy as separate quarters for the exclusive use of a 

single family for living, cooking, and sanitary purposes, located in a single-family, two-family or multi-

family dwelling or mixed-use building.” 

This definition does not appear to have a discriminating effect. However, the City may want to broaden 

the list of possible locations for dwelling units to include accessory/carriage houses, mobile/ manufactured 

homes, and/or group homes. These types of dwelling units are currently identified in the code but not 

clearly encompassed by this definition. 

 

Zone Districts 

The Land Use Code contains regulations for the City’s 23 zone districts. The districts encompass a wide 

variety of uses, and range from minimal development in the Rural Lands and Public Open Lands Districts, to 

neighborhood development in the Low, Medium, and High Density Mixed-Use Neighborhood Districts, and 

various employment, industrial, and commercial districts. While the various zone districts generally allow a 

wide range of permitted land uses, some emphasize residential development, and others place more 

emphasis on mixed-use or non-residential development. 

 

Residential Districts 

The following zone districts primarily emphasize residential development: 

• Urban Estate District (U-E) 

• Residential Foothills District (R-F) 

• Low Density Residential District (R-L) 

• Low Density Mixed-Use Neighborhood District (L-M-N) 

• Medium Density Mixed-Use Neighborhood District (M-M-N) 

• Neighborhood Conservation, Low Density District (N-C-L) 

• Neighborhood Conservation, Medium Density District (N-C-M) 

• Neighborhood Conservation, Buffer District (N-C-B) 

• High Density Mixed-Use Neighborhood District (H-M-N) 

Each residential district includes a discussion of the purpose of the district. The U-E, R- F, and R-L Districts 

are intended to be settings for large-lot housing and lower-density residential neighborhoods. The L-M-N 

and M-M-N Districts are intended to function as mixed-use neighborhoods that include a variety of housing 

choices and meet the wide range of needs of everyday living in neighborhoods. The H-M-N District is 

intended to be a setting for higher density housing, and must be given this designation per an adopted 

subarea plan. The N-C-L and N-C-M Districts are intended to preserve the character of areas that have a 

predominance of developed housing. The N-C-B District is intended to be a setting for transitional areas 

between residential neighborhoods and more intense areas. 
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The residential uses permitted in each district vary, as do the review processes required for development 

approvals. However, all of the residential districts permit a wide variety of residential uses, including group 

homes and shelters for victims of domestic violence, which are subject to different levels of review (basic 

development review, administrative public hearing, or planning and zoning board public hearing). 

In general, the array of residential districts appears to provide opportunities for the development of a 

wide variety of housing types, and does not appear to deny fair housing opportunities for any groups or 

individuals. The update to City Plan is an opportunity to increase allowable density throughout the city. 

Affordable housing is well distributed throughout the city. One of the ways to ensure this continues to be 

true in the future is the Land Bank program. It may be beneficial, in the City Plan update to change the 

purpose statements for the various residential zone districts to reflect a more clear intent of providing fair 

housing opportunities (both in terms of protected classes of citizens, as well as in terms of affordability). 

 

Mixed-Use Districts 

With the exception of some open land, rural, and low-density residential districts, the City’s zone districts 

permit and accommodate mixed-use development. Moreover, many districts place strong emphasis on 

achieving mixed-use development to promote walkability, increase convenience, and integrate housing 

near services, employment, and transit. 

 

Like residential uses, mixed-use developments are subject to different review processes based on the 

intensity of the development and the applicable zone district. Generally, this emphasis on mixed-use 

development and the permitting of residential uses in mixed-use and non-residential zone districts 

increases opportunities for housing throughout the community, especially in locations that are 

convenient to services and transit. This mixed-use emphasis does not appear to deny fair housing 

opportunities for any groups or individuals. 

 

Exclusive Districts 

With the exception of the agricultural and open lands districts, none of the City’s zone districts is 

intended to be exclusive in terms of permitted uses or types of development. However, the residential 

and neighborhood conservation districts (R-L, N-C-L, N-C-M, N-C-B) place strong emphasis on preserving 

the character of existing neighborhoods, which could result in the perception of exclusivity. 

 

While these conservation districts generally permit the same types of residential uses as the other 

residential districts, the approval process is generally more intense for residential uses that are different 

from the established character (such as group homes and multi-family uses). These districts do not 

appear to deny fair housing opportunities for any groups or individuals, but may have more homogenous 

residential development than other zone districts because of their emphasis on neighborhood 

conservation. 

 

Furthermore, policies and development standards that call for the conservation of existing neighborhoods 

may actually support the retention of affordable housing by preserving the housing stock and discouraging 

the demolition of houses to make place for new, more expensive housing units (this term is commonly 

referred to as “scrape offs”). 

 

Permitted Uses and Development Standards 

The Land Use Code permits a wide variety of uses to accommodate a range of community housing needs, 

as discussed in the following sections. 
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Housing for Disabled Persons 

The Land Use Code generally does not distinguish housing for disabled persons from other types of 

housing. It does, however contain special provisions related to group homes and handicap accessibility, as 

discussed in detail below. In summary, the code does not appear to deny housing opportunities for 

individuals with disabilities, and it does appear to make reasonable accommodations to making housing 

accessible to persons with disabilities. 

 

Group Homes 

The Land Use Code does have specific development standards to regulate group homes, including those 

that provide special care or rehabilitation due to physical condition. The Code makes a distinction 

between residential group homes and large group care facilities. 

 

Residential group homes are residences that are operated as a single dwelling, with a maximum of eight 

residents, excluding supervisors. Large group care facilities are residential facilities that are planned, 

organized, operated, and maintained to offer facilities to a specified population, and allow more than eight 

residents, excluding supervisors. Development standards for both types of group home facilities specify the 

number of residents that can be allowed (based on zone district and lot area), and the minimum separation 

requirements between any other group home. 

 

Group homes are permitted uses in nearly every zone district (except for rural, open land, river, and 

industrial districts), pursuant to the applicable development standards and review process for each zone. 

 

Accessibility 

While the Land Use Code does not make specific reference to the accessibility requirements contained in 

the Fair Housing Act, it incorporates many of these provisions. Division 2.14 of the Land Use Code 

addresses enforcement of all building and zoning violations. The Colorado Revised Statutes’ Standards for 

Accessible Housing and City building codes (2009 International Codes with local amendments) address 

additional accessibility requirements. 

 

In terms of handicap accessibility, the Land Use Code requires a minimum number of parking spaces for the 

physically handicapped, based on the total number of parking spaces in the lot (at least one space must be 

designated as a van-accessible space). Handicap parking spaces are to be clearly identified by a sign, and 

located as close as possible to the nearest accessible building entrance (with appropriately sized loading 

zone and clearly delineated pathway if not adjacent to building entrance). 

 

The Code also requires all developments to provide curb cuts and ramps to meet the requirements of the 

International Building Code and Americans with Disabilities Act standards. 

 

Additionally, in terms of building design, primary entrances to single-family dwelling units are generally to 

be located along the front wall of the building in most residential zone districts. The Code does allow 

alternatives to this standard if another design is necessary for handicap access. Primary entrances are 

generally required to face the adjacent street, or must orient to a connecting walkway. 

 

The Land Use Code does not contain any special provisions for making housing accessible to persons with 

disabilities. However, the Code does contain procedures and criteria for allowing modifications to any of 

the standards, which persons with disabilities are able to pursue if necessary (see the Procedures and 
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Approvals section for more details). 

 

Housing for Seniors 

As with housing for disabled persons, the Land Use Code generally does not distinguish housing for seniors 

from other types of housing, nor does it have any restrictions for general senior housing. It does, however, 

contain special provisions related to group homes (including those for seniors, as discussed in the previous 

section) and long-term care facilities (discussed in detail below). In summary, the Code does not appear to 

deny housing opportunities for seniors, and it does appear to make reasonable accommodations to 

making housing accessible to elderly persons. 

 

Long-Term Care Facilities 

Long-term care facilities are classified as non-residential, institutional/civic/public uses in the Land Use 

Code. This “umbrella term” covers the following types of facilities: convalescent centers, nursing care 

facilities, intermediate health care facilities, and independent living facilities. Long-term care facilities are 

permitted uses in the residential mixed-use neighborhood zone districts (L-M-N, M-M-N, H-M- N), as well 

as in a variety of non-residential districts. 

 

Because long-term care facilities are classified as institutional/civic/public uses, the Code’s residential 

development standards do not apply, but such facilities are subject to standards for mixed-use, 

institutional, and commercial buildings. Most notably, these standards require orientation to a connecting 

pedestrian walkway, variation in massing, and site-specific design for building character and image. 

General development standards also require that parking areas be designed to anticipate the needs of 

users, including pedestrian drop-off areas for land uses that serve the elderly. 

 

While non-residential in nature, adult day/respite care centers are also allowed in most zone districts. 

Such facilities are permitted to allow overnight stays on a short-term basis, as a subordinate function. 

 

Other Special Types of Housing 

The Land Use Code also addresses several other types of unique housing facilities in the community. They 

include shelters for victims of domestic violence, extra-occupancy rental housing, and fraternity and 

sorority houses. The development regulations that apply to these other types of housing vary, but in 

general, they appear to make extra accommodations for housing unique groups in the community, and do 

not appear to deny opportunities for fair housing. 

 

One special type of housing that the Land Use Code does address, but could use some clarification, is 

shelter or temporary housing opportunities for homeless persons. Several of these facilities do currently 

exist in the community, and the Land Use Code does clearly address and permit shelters for daytime use. 

 

Overnight shelters are currently treated as lodging establishments in the development review process. The 

current definition of “lodging establishment” in the Land Use Code does not specially include overnight 

shelters, so the City may want to consider expanding the definition of “lodging establishment” to clarify 

that it includes all other overnight shelters. Additionally, the City may want to consider adding a cross- 

reference in the section that addresses shelter facilities to clarify that overnight facilities are treated as 

lodging establishments. The Land Use Code includes definitions for seasonal overflow shelters and 

community based shelters, which are distinguished from year-round shelters. 
 

Procedures and Approvals 
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The Fort Collins development review procedures, set forth in Division 2.1 of the Land Use Code, do not 

appear to require special review procedures or processes for any particular groups of people. The process 

does allow for the granting of variances and/or modifications of standards, provided specific findings can 

be satisfied. The Code also allows for limited modifications to existing nonconforming uses and existing 

limited permitted uses. 

 

Variances and Modifications of Standards 

The Code requires the same modification of standards and variance processes for all applicants and for all 

types of requests. Modification of standards requests may be granted if it can be found that that the 

granting of the modification would not be detrimental to the public good, and that granting of the 

modification would: (1) promote the general purpose of the standard equally well or better than a 

compliant plan, (2) substantially alleviate an existing problem of city-wide concern or result in a 

substantial benefit to the city, (3) result in unusual and exceptional practical difficulties or exceptional or 

undue hardship on the property owner, or (4) would not diverge from the standards except in a nominal, 

inconsequential way.  

Variances may be granted if it can be found that granting of the variance would not be detrimental to the 

public good, and that granting of the variance would: (1) not result in unusual and exceptional practical 

difficulties, or exceptional undue hardship, 2) promote the general purpose of the standard equally well 

or better than a compliant proposal, or (3) would not diverge except in a nominal, inconsequential way. 

 

The Code does not appear to make any extra or unreasonable requirements for any specific groups or 

persons who wish to be exempt from certain code requirements. While the modification of standards and 

variance processes allow for flexibility in the application of standards, the City may want to consider 

clarifying the findings criteria so that it is clearer as to whether or not making reasonable 

accommodations or modifications to address handicap accessibility falls within one of these existing 

criteria. 

In 2017 the City revised the Land Use Code to add a process to review requests for reasonable 

accommodations for qualified individuals under the Fair Housing Act and the Americans with Disabilities 

Act. This Ordinance establishes an administrative review process and provides criteria to be considered 

when reviewing a request for a reasonable accommodation. 

 

Public Hearings 

The review of development plans generally follows the same procedural steps established in the Land Use 

Code. Three different levels of decision-making apply to development projects: Basic Development Review; 

Type 1 (or Administrative) Review; and Type 2 (Planning and Zoning Board) Review. 

 

Projects that are categorized as Basic Development Review generally include uses that are considered “uses 

by right.” Basic Development Review projects may be approved without a public hearing provided all 

applicable development standards are satisfied. Type 1 projects require a public hearing and approval by a 

City  Administrative Hearing Officer. Type 2 projects also require a public hearing and approval by the 

Planning and Zoning Board. 

 

The decision-making process is determined by the zoning district in which the project is located, and the 

use(s) proposed. Generally, Basic Development Review uses are most similar to existing development and 

uses in an area, whereas Type 1 and Type 2 uses may result in more impacts on a neighborhood (thus 

they require a public hearing). All applicants are required to follow the applicable review and approval 

processes, and special exceptions are not required for certain groups or types of development. For these 
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reasons, the Code does not appear to create any process impediments to fair housing choice, though it 

does ensure thorough review and approval by a designated decision-maker. 
 

Summary 

Strengths of the current Land Use Code include: 

• Residential districts permit a broad mix of residential uses and densities. 

• Emphasis on mixed-use development and integration of housing near services, 

employment, and transit. 

• Group homes are permitted uses in the majority of zone districts and encompass a wide 

variety of home types. 

• Many options and clear standards for long-term care facilities. 

• Special populations and types of housing addressed with specific development 

standards. 

• Modification of standards/variance processes are consistently applied to all persons. 

• Clear requirements for public hearings and approval of various uses. 

 

Areas for potential improvement include: 

• Lack of a clear purpose statement within the Land Use Code that identifies the City’s intent to 

provide fair housing opportunities to all residents and to comply with federal and state law 

regarding housing choice and availability. 

• Need a definition of the term “disability” that is consistent with the Fair Housing Act definition 

of the term. 

• Better alignment of the purpose statements for the residential zone districts with the City’s 

intent to provide fair housing opportunities. 

• Clarification about the regulations for overnight shelters. 

• Expansion of the criteria for granting modification/variance approvals to include making 

reasonable accommodations to address handicap accessibility. 

 

OTHER TOPICS 

 

Encouraging Affordable Housing 

The City of Fort Collins does not have any zoning regulations that require the provision of affordable 

housing within development projects (also referred to as “inclusionary zoning”). However, various 

incentives are in place to encourage the building of affordable housing units by reducing the costs to 

developers. In order to receive affordable housing development incentives, a project must meet certain 

criteria as defined in the Land Use Code: 

• A housing development is considered affordable if at least 10% of the total dwelling units are 

affordable to rent or own by households earning 80% or less of Area Median Income (AMI). 

• A unit is considered affordable to rent if a household earning 80% or less of AMI pays no more 

than 30% of its gross monthly income towards rent, including utilities. 

• A unit is considered affordable to own if a household earning 80% or less of AMI pays no more 

than 38% of its gross monthly income towards its mortgage, including principal, interest, and 

insurance. 

The incentives available for affordable housing development are summarized below. 
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Impact Fee Delay 

Impact fees are typically paid at the time that building permits are issued. This incentive allows the 

developer to delay the payment of those impact fees until a Certificate of Occupancy is issued, or December 

1 of that year, whichever happens first (Section 7.5-26 of the Fort Collins Municipal Code & Charter). 

 

Development Review Fee Waiver 

All projects are required to pay fees related to the review of a submitted project. This incentive waives 

certain fees based upon the percentage of affordable units targeted toward 30% AMI and under 

households that are offered in a project. For example, if a developer plans to make 40% of the dwelling 

units in a given project affordable to households earning 30% AMI or less, that project’s development 

review fees are reduced by 40%. While this incentive has been limited to housing authority projects 

between 2013 and 2017, this was changed to include all developers producing these units in 2017. All 

waivers are subject to Council’s discretion. 

 

Administrative Construction Fee Waiver 

Certain construction fees are exempt for affordable housing projects including construction inspection 

fees, development construction permit fees, right-of-way construction license fees, and street cut fees. 

The formula for this fee waiver is the same as the Development Review Fee Waiver described in 2) above. 

Fees are waived based upon the percentage of affordable units being offered in a project. 

 

Priority Processing 

Affordable housing projects are eligible to receive an expedited development review and permitting 

process. Plan review times are generally reduced by one week per round of review, as compared to a 

typical development application. 

 

Density Bonus 

Affordable housing projects proposed in the Low Density Mixed-Use Housing (LMN) zone are eligible to 

increase the maximum allowed density from 9 to 12 dwelling units per acre. 

 

These incentives for affordable housing development appear to influence fair housing choice in a positive 

way, by providing more opportunities for affordable housing to be developed throughout the community. 
 

Occupancy Restrictions 

Since the 1960s, the City of Fort Collins has enforced occupancy restrictions. The City addresses occupancy 

to help ensure health and safety of residents, and to help protect the quality and character of 

neighborhoods. The City’s “U plus 2” occupancy ordinance is provided below. 

 

“Occupancy in a residential dwelling unit (single-family, duplex, multi-family) is restricted to: 

• one family as defined below (Section 5.1.2) and not more than one additional person; 

• or two adults and their dependents, if any, and not more than one additional person." 
 

Under the Ordinance, the term family shall mean any number of persons who are all related by blood, 

marriage, adoption, guardianship or other duly authorized custodial relationship, and who live together 

as a single housekeeping unit and share common living, sleeping, cooking and eating facilities. The 

occupancy limits are further defined in the Land Use Code Section 3.8.16. 
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Under the Ordinance, the following occupancy scenarios are allowed: 

• a family (of any size) 

• a family (of any size) and their caretaker 

• a family (of any size) and an exchange student 

• two single parents, their children, and a friend 

• two siblings and one friend 

 

Under the Ordinance, the following occupancy scenarios are not allowed: 

• two couples 

• two brothers and their 2 friends 

• a family (of any size), a caretaker, and an exchange student 

 

An occupancy disclosure form is required to be signed at the time of lease or sale of a property. The 

occupancy limit applies to occupants—not guests. The Code classifies anyone who spends more than 30 

nights in a dwelling unit in a 12-month period as an occupant. Therefore, a frequent guest could actually be 

considered to be an occupant. If the City receives a complaint, there would be an investigation to see if 

there is reasonable suspicion of a violation of the occupancy limit. 

 

Several options exist to allow increased occupancy in special circumstances. They include: 

• Host family permits, to allow one additional person in single-family, owner-occupied dwellings 

that operate as host families. Permit conditions include adequate off-street parking, no code 

violations within the previous 12 months at the premises for which the permit is sought, and a 

gap of at least 2 months between issuances of host family permits for the same premises. 

• Designation of the property as an extra occupancy rental home. Extra occupancy rental houses 

are permitted uses in some but not all of the City’s zone districts, and are subject to the 

development review process, which may or may not entail a public hearing. Appropriate building 

permits and a Certificate of Occupancy are also required. Other Code requirements that apply to 

extra occupancy rental houses include parking, minimum building square footage, and the 

density/number of extra occupancy rental houses on a block face (in certain zone districts). 

 

It is tricky to estimate the impacts of these occupancy restrictions on the entire population because 

enforcement occurs primarily on a complaint-driven basis. According to the 2010 US Census, the average 

household size in the City of Fort Collins was 2.37 persons, whereas the average family size was higher at 

2.97 persons (family households consist of a householder and one or more other people related to the 

householder by birth). In 2016 the average household size increased slightly to 2.46 and the average family 

size remained similar to 2010 at 2.98. 

 

According to the 2010 American Community Survey 5-Year Estimates (differs from Census), there were 

131,495 people living in Fort Collins. Most of the household population was related family, including the 

householder (42.5%), spouse (18.6%), child (24.9%), and other relatives (2.9%). Approximately 11.1% of 

people in households are nonrelatives, of which 2.8% are unmarried partners. Total population increased to 

153,292 in 2015. At that time, approximately 55% of households were families, about half of which had 

children under the age of 18 living in the household. 8.4% of households were unmarried partner 

households. 
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Households that are composed of related family members are less likely to experience impacts related 

to the occupancy regulations, regardless of size, unless they are looking to add more than one additional 

non-related person to the household. Non-related households over three persons are more likely to 

experience impacts related to occupancy regulations because they are unrelated. 

 

The most common non-related households with more than three persons in Fort Collins are student 

households, extra occupancy rental houses, and group homes. Because the Land Use Code allows group 

homes throughout the community, the occupancy regulations likely do not impose significant impacts on 

these types of residential facilities. 

 

Students are likely more impacted by the regulations, mostly in terms of affordability of housing since 

they are limited in the number of non-related individuals who can share a household. However, these 

regulations are in place to balance other community priorities, including maintaining neighborhood 

quality and minimizing the impacts of the community’s large student population. While the impacts of the 

occupancy regulations on students may be perceived as significant, they do not appear to impede fair 

housing choice in terms of protected classes of citizens (race, color, national origin, religion, sex, familial 

status, or disability). 
 

Development Fees 

The City of Fort Collins collects development review fees, construction and building permit fees, and 

development impact fees, as discussed below. 

 

Development Review Fees 

Fees are collected at two separate points in the development review process: once at the submittal of the 

initial application, and once when the final development plans are submitted. At each stage, the fees are 

made up of two main components: a planning development review fee and a transportation development 

review fee. 

 

Development review fees are based on the necessary review process (as identified in the City’s Land Use 

Code), as well as the size and nature of the project. All projects are required to pay fees related to the 

review of their project. For projects that meet the criteria for affordable housing, development review 

fees may be reduced based upon the percentage of affordable units being offered in a project. For 

example, if a developer plans to make 40% of the dwelling units affordable, that project’s development 

review fees are reduced by 40%. 

 

Construction and Building Permit Fees 

After approval of a development project, the City also collects various construction and building permit 

fees. The City’s building permit fees are based on the building valuation. Other engineering-related 

constructions fees may also apply based on the nature of the development project. Certain construction 

fees are exempt for certain unit types in affordable housing projects including construction inspection fees, 

development construction permit fees, right-of-way construction license fees, and street cut fees. The 

formula for this fee waiver is the same as the development review fee reduction; fees are reduced based 

upon the percentage of 30% AMI affordable units being offered in a project. 

 

Impact Fees 

Impact fees collected include the City street oversizing capital expansion fee, County transportation 

expansion fee, water and sewer plant investment fees and water rights, stormwater plant investment fees, 
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electric undergrounding and development fees, capital improvement expansion fees (including parkland, 

fire, general governmental services, and police fees), and school district fees. Impact fee requirements vary, 

based on the size and nature of the project. Impact fees are typically paid at the time that building permits 

are issued. The impact fee delay incentive allows the developer to delay the payment of impact fees until a 

Certificate of Occupancy is issued, or December 1 of that year, whichever happens first. The fees can also 

be reduced for the 30% AMI units. 

 

The fees charged by the City of Fort Collins for development activities do not appear to result in any 

impediments or barriers to fair housing choice. 

 

 

Mobile Home Park Redevelopment 

Mobile homes located within the community provide a significant amount of affordable housing. According 

to the 2010 American Community Survey 5-Year Estimates, approximately 2.4% of all housing units in the 

City were mobile homes, and a significant number of mobile home developments are located just outside 

of the City in the unincorporated portions of Larimer County. The 2015 ACS 5-year estimate said that 2.6% 

of housing units were mobile homes in Fort Collins. No mobile home parks have been redeveloped within 

the growth management area since 2012. Two mobile home parks have changed ownership, but the 

owners have stated that there will be no change of use. However, some parks have seen significant 

increases in lot rent prices and market pressures continue to make these properties vulnerable to 

redevelopment. 

 

The Fort Collins Growth Management Area (GMA) delineates the boundary within which future City growth 

will occur. As available land in the GMA is developed, there will be an increasing shift towards infill and 

redevelopment in the more urbanized core of the community. This trend is already occurring in some 

areas, especially in Downtown Fort Collins, near the Colorado State University campus, in the Midtown 

area, and along the City’s primary transportation corridors. 

 

With this shift from outward to inward-focused development, many property owners begin to consider 

reinvestment or redevelopment of their properties. This trend is particularly common among owners of 

mobile home parks. Many of the mobile home parks in Fort Collins have been in the community for 

numerous years. Characteristics such as single ownership, good locations, and large parcel sizes often 

make mobile home parks attractive prospects for developers. 

 

Mobile home parks are a unique housing product in the community. Residents own the dwelling units, but 

not the land on which they reside. Instead of owning the land, residents lease space for their dwelling unit 

from the mobile home park owner. Thus, if a mobile home park owner decides to sell or redevelop the 

property, mobile home residents may be displaced. This dynamic presents myriad challenges for the 

residents, which can be exacerbated by: lack of available space in other mobile home parks in the City; 

restrictions in some mobile home communities on the age of residents or of the dwelling units; and the 

expenses residents incur in relocating their homes can be formidable (if a suitable alternative location can 

be found). 

 

The City of Fort Collins has a number of regulations in the City Code and Land Use Code that address the 

development standards and requirements of mobile homes and parks. Over the years, several mobile 

home parks in the City of Fort Collins have closed or redeveloped. The City of Fort Collins has an official 

policy in place to address the redevelopment of mobile home parks. In 2013 the City passed the 

Affordable Housing Relocation Displacement Mitigation Strategy. Additionally, because the City 
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recognizes the significant impacts of redevelopment on the affordable housing supply and on existing 

residents, the City works with residents and developers to address the impacts on a case-by-case basis, 

and may assist with relocation. 

 

The City’s current methods for addressing mobile home park redevelopment do not appear to create any 

legal impediments to fair housing choice, especially because these properties are privately owned and 

other fair housing opportunities exist throughout the community (albeit opportunities may be limited 

due to strong demand). However, mobile home park redevelopment creates significant impacts on 

residents of these communities, which the City may want to continue to try to mitigate. Many of these 

residents fall within protected classes because they are lower-income, have disabilities, and/or are of 

racial minorities. 

 

To-date, the City has done an excellent job of handling mobile home park redevelopment (and 

corresponding relocations) on a case-by-case basis. City staff have played majority roles in coming 

alongside the transition in the municipal roles of convener and collaborator. Past functions have included: 

working with the private landowner and others to provide financial resources for relocation expenses; 

working with a local housing agency (Neighbor to Neighbor) to provide housing counseling and other 

resources; holding community meetings to help air concerns and solutions, and to communicate timely, 

accurate information; having a local non-profit agency specializing in consumer budgeting (GreenPath—

Consumer Credit Counseling) come alongside with financial management tools; and offering the 

assistance of the City’s Neighborhood Services Division to assist with individual concerns. While previous 

efforts have had many best practices components, a comprehensive policy-driven approach lends more 

predictability for all affected stakeholders. Additionally, the City is participating in a community effort to 

promote the option of resident-owned parks to see if any of the mobile home community residents are in 

a position to purchase a park and convert it to a cooperative ownership model, thereby preserving the 

park. 

 

Instead of dealing with redevelopment projects on a case-by-case basis, some states and communities 

have adopted policies or regulations to address all mobile home park redevelopment or mitigate the 

impacts. For example, Bend, Oregon, has a manufactured home park redevelopment zoning district, which 

is intended to provide incentives to park owners to continue the use of the land as a manufactured home 

park, and when redevelopment does occur, provides a mechanism for capturing a portion of the 

redevelopment potential as affordable housing (see City of Bend Development Code, Section 2.7.900). 

Another example is the State of California, where mobile home owners are entitled to relocation 

assistance, pursuant to uniform state standards for the closing of mobile home parks. These standards 

ensure that every city has the same rules to protect residents and property owners (see the California 

Mobile Home Park Residency Law [MRL]). The City of Fort Collins has adopted formal policies related to 

mobile home park redevelopment in order to reduce impediments to fair housing choice for mobile home 

park residents displaced by redevelopment activities. 
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SECTION IV. 
 

 

Public Input 

*Additional public input was not sought as no significant changes were made to the Analysis of 

Impediments. Impediments and concerns remain the same. 
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SECTION IV. 

Public Input 
 

 

This section details the results of the public outreach process 

for the AI. Appendix A provides representative samples of 

quotations from the public outreach process that are 

summarized in this chapter. 

 

Public Input Elements 

The public input portion of the AI included the following 

elements: 

• A paper and online resident survey offered in Spanish 

and English—400 residents responded; 

• A paper and online stakeholder survey— 44 

stakeholders participated; 

• A Fair Housing Workshop featuring presentations by BBC 

and HUD was held on April 16, 2012—33 members of the 

public participated; 

• Stakeholders participated in a focus group and 

interviews—16 stakeholders participated; 

• The online surveys were hosted by 

SurveyMonkey.com, a certified Section 508 

compliant website; and 

• The online resident and stakeholder surveys were 

distributed to stakeholders electronically and promoted 

online on the City website, the Fort Collins Board of 

Realtors website and to Habitat for Humanity’s e-

Newsletter list. 

 

In addition to the online outreach effort, more than 1,300 

paper copies of the resident survey were distributed. Figure 

IV-1 presents the distribution sites and participating 

organizations. BBC contacted CARE Housing to request their 

participation in the survey distribution effort. Initially, due to 

staff changes within CARE, the Colorado Cross Disabilities 

Coalition agreed to distribute surveys to all CARE Housing 

units. Given the interest in the survey and the desire to 

expand outreach, the original survey deadline was extended 

by one month. 

 

Figure IV-1. 
Fort Collins Resident Survey Distribution 
Partners and Sites 
 

Survey Distribution Site 

 
Catholic Charities Northern 

Colorado Cross Disabilities Coalition 

Council Tree Library 

Crossroads Safehouse - Outreach Center 

Disabled Resource Services 

Education and Life Training Center 

Food Bank for Larimer County 

Fort Collins Area Interfaith Council 

Front Range Community College Center 

for Adult Learning 

Front Range Community College Student 

Government Association and College 

Center for Adult Learning 

Habitat for Humanity 

Harmony Library 

Homeward 2020 

Main Library 

Neighbor to Neighbor 

Sister Mary Alice Murphy Center for Hope 

Teaching Tree Early Learning Center 

The Family Center 

FCHA Villages - Bryan Street 

FCHA Villages - Cowan 

FCHA Villages - Elizabeth Street 

FCHA Villages - Impala 

FCHA Villages - Leisure 

FCHA Villages - Plum Street 

FCHA Villages - Stanford 

FCHA Villages - Swallow 

FCHA Villages Main Leasing Office 

Women's Resource Center 

Source: BBC Research & Consulting, 2012. 
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The resident and stakeholder surveys were promoted on the City’s homepage, as shown in Figure 

IV-2. 

 

Figure IV-2. 
City of Fort Collins 
Homepage 
Promotion, 2012 
 
Source: 

BBC Research & Consulting from 

www.fcgov.com. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
Additional information on the City’s website about the surveys is shown in Figures IV-3 and IV-4. 

 
Figure IV-3. 
City of Fort Collins 
Website, 2012 
 
Source: 

BBC Research & Consulting from 

www.fcgov.com. 
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Figure IV-4. 
City of Fort Collins Press 
Release, 2012 
 
Source: 

BBC Research & Consulting from 

www.fcgov.com. 

 

 

The Fort Collins Board of Realtors promoted the surveys on their website, Figure IV-5. 

 
Figure IV-5. 
Fort Collins Board of 
Realtors Promotion, 
2012 
 

 
Source: 

BBC Research & Consulting from the 

Fort Collins Board of Realtors website. 
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Habitat for Humanity promoted the survey in their monthly e-Newsletter, Figure IV-6. 

 

Figure IV-6. 
Habitat for Humanity 
e-Newsletter Promotion, 
2012 
 
Source: 

BBC Research & Consulting from Habitat for 

Humanity’s e-Newsletter. 

 

The City of Fort Collins Wants Your Feedback! 

 
Have you faced any difficulty finding housing that you can afford? Do you feel 

discriminated against? Housing discrimination can happen to legally- protected 

classes of people. Those categories include people with disabilities, or because of 

race, age, gender, religion, sexual orientation, color, family/marriage status or 

ethnicity. 

 

The City of Fort Collins wants to know if you've faced discrimination while 

seeking any types of housing in Fort Collins. The City asks for your input and 

urges you to participate in their housing choices survey. Take the online survey 

or fill one out at any local library. Taking the survey also enters you to win a $100 

VISA gift card. 

 

All survey data is confidential and will be used to improve fair housing choices in 

Fort Collins. During April's "Fair Housing Month," the City will share the survey 

results online and hold a Fair Housing workshop to discuss in person. 

 

Weigh in. It's important. For questions or more information, contact Heidi 

Aggeler at 800-748-3222 or aggeler@bbcresearch.com. 

 

https://www.surveymonkey.com/s/FortCollinsResidents 

https://www.surveymonkey.com/s/FortCollinsResidentSpanish 
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Primary Findings 

Key findings from the public input process include: 

 

• Stakeholders and residents believe there are not enough affordable, accessible housing units in 

Fort Collins for persons with disabilities. One-third of resident survey respondents whose 

household includes a member with a disability are living in housing units that do not meet their 

accessibility needs. 

• A lack of access to public transit is an equal opportunity barrier to housing choice for all low-

income residents in Fort Collins; there is no evidence members of protected classes are 

disparately impacted. 

• For most residents, Fort Collins is a welcoming community. Those who do not feel welcome cite 

class, race, familial status, disability, gender identity and criminal background as reasons for 

feeling unwelcome. 

• One in four residents who responded to the survey believe they experienced a form of 

discrimination in obtaining housing. More than half of these instances occurred in the past year. 

Other than being a student or being low income/having poor credit, the most common 

explanations for discrimination included disability, familial status, gender and sexual orientation. 

• Among stakeholders, the most serious potential barriers to fair housing choice include poor credit 

histories of minority borrowers; lack of transit options for low income, disabled, and senior 

residents; lack of affordable housing near transit locations; access to public transit in areas with 

affordable housing; and income levels of minority and female-headed households. 

• Many stakeholders and residents believe the City’s occupancy restrictions disparately impact low 

income residents. 

• More than half (54%) of respondents would like to move, and the majority would like to move 

somewhere else in Fort Collins. Cost, lack of affordable units and the tight rental market are the 

primary reasons why residents have not moved. Affordability is an issue for all low and moderate-

income residents. 

• Residents, and a sizeable number of stakeholders, do not know who to contact to report housing 

discrimination. 

 

Stakeholder Survey Participant Profile 

A total of 44 stakeholders representing a broad spectrum of interests responded to the stakeholder survey. 

All serve the City of Fort Collins. Many serve Larimer County and other northeast Colorado counties. Two 

provide statewide services. The industries and professions represented include: 

 

• Affordable housing provision 

• AIDS service organization 

• Education 

• Food pantry 

• Government 

• Insurance 

• Lending 

• Public housing authority 

• Rental property manager 

• Rental property owner 

• Residential development 

• Sales 

• Services for homeless residents 

• Services for persons with disabilities 
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• Services for seniors • Services for veterans 

• Services for youth 

 

Resident Survey Participant Demographic Profile 

A total of 400 residents participated in both the online and paper survey. Compared to the city of Fort 

Collins overall, resident survey respondents tend to be lower income and older. About the same proportion 

of Hispanics participated in the survey as reside in Fort Collins. A greater proportion of respondents’ 

households include a member with a disability than occurs in households citywide. 
 

Household size. The median household size of survey respondents is 2 and the average household size 

is 2.5 persons. Figure IV-7 presents respondents’ household size. One in ten respondents lives in 

households with 5 or more members. 
 

Figure IV-7. 
Household Size, City of 
Fort Collins, 2012 
 
Note: 

n=367. 

 
Source: 

BBC Research & Consulting from the 

2012 Fort Collins Resident Survey. 

 

 

 

Children in the home. About one in three respondents have children under the age of 18 living in 

their home, Figure IV-8. This is a slightly higher proportion than Fort Collins overall (27%). 
 

Figure IV-8. 
Children Under Age 18 in 
the Home, City of Fort 
Collins, 2012 
 
Note: 

n=367. 

 
Source: 

BBC Research & Consulting from the 2012 

Fort Collins Resident Survey. 
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Respondent age. The median and average age of survey respondents is 42 and 44 respectively. As shown 

in Figure IV-9, about one in ten respondents are between the ages of 18 to 24, and one in ten is age 65 or 

older. Survey respondents tend to be older than the city’s population overall, largely due to the student 

population. 
 

Figure IV-9. 
Respondent Age, 
City of Fort Collins, 2012 
 
Note: 

n=351. 

 
Source: 

BBC Research & Consulting from the 2012 Fort 

Collins Resident Survey. 

 

 

 

 

Respondent race and ethnicity. Overall, 14% of respondents identified themselves as non-White, 

and 10% are of Hispanic/Latino descent, as shown in Figure IV-10. This aligns with 2010 Census data. 
 

Figure IV-10. 
Race and Ethnicity, City of Fort Collins, 2012 
 

 

Note: n=353 race/ethnicity; n=357 Hispanic/Chicano/Latino. 

Source:   BBC Research & Consulting from the 2012 Fort Collins Resident Survey.. 
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Student status. One-quarter (25%) of respondents are students, as 

shown in Figure IV-11. 
 

Household income. Figure IV-12 presents the household income 

of survey respondents, by student status. Not surprisingly, the median 

household income 

or students ($10,000 up to $25,000) is less than that for the non-

student population ($25,000 up to $35,000). 

Overall, among non-students, over 40% have household incomes of 

less than $25,000. Respondents to the survey over-represent Fort 

Collins’ low income population. 

 

Figure IV-12. 
Household Income, 
City of Fort Collins, 2012 
 
Note: 

n=84 Students; n=273 All Others. 

 

Source: 

BBC Research & Consulting from the 

2012 Fort Collins Resident Survey. 

 

 

 

  

Figure IV-11. S
Student Status, City of Fort Collins, 2012 st

 

H

h 

st 

f 

t
Ov

Note: n=365. h

Source:     BBC Research & Consulting from the 2012 Fort t
Collins Resident Survey. 
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Disability. As shown in Figure IV-13, one in four respondents’ households include a member with a 

disability. As discussed in Section II, 8% of residents have a disability.9 
Of these households, one in three is 

living in a housing unit that does not meet their disabled family member’s accessibility needs. The most 

common accessibility improvements desired include grab bars, ramps, wider doorways and single-level 

residences.10
  

 

Figure IV-13. 
Disability, City of 
Fort Collins, 2012 
 
Note: 

n=371 member with disability; 

n=87 accessibility needs. 

 

Source: 

BBC Research & Consulting 

from the 2012 Fort Collins 

Resident Survey. 

 

 

Residents and stakeholders provided insights into the housing needs of persons with disabilities in Fort 

Collins. (See Appendix A for more detailed quotations.) Housing needs for persons with disabilities 

identified in the public input process include: 

• Insufficient number of affordable, accessible units for persons with physical disabilities; 

• Housing persons with mental illness is difficult and requires landlord education and supportive 

services; 

• Front-line staff at subsidized housing providers need training on how to interact with persons 

with disabilities; 

• Persons with disabilities need housing that is more accessible to transit; and 

• Income-to-rent ratio requirements make it very difficult for individuals living on SSI/SSDI to 

access housing in the private market. 

 

                                                           

9 Since the survey outreach focused on low income neighborhoods and subsidized housing developments, it is not surprising that a 

higher proportion of households represented in the survey include persons with a disability, as these are often the units affordable 

to persons living on SSI/SSDI. 

 
1 10 Services for accessibility improvements supported by Fort Collins are discussed in Section VI. 
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Resident Housing Choice 
Residents responded to a series of questions regarding their housing tenure, factors that impacted their 

choice of housing as well as their desire to move to another residence. 

 

Figure IV-14. 
Housing Tenure, City of Fort Collins, 2012 
 

Note:  

n=400. 

Source:   BBC Research & Consulting from the 2012 Fort Collins Resident Survey. 

 

 

 

 

Housing tenure. Figure IV-14 presents the housing tenure of respondents. The majority (60%) are 

renters. One in ten are either currently homeless or at-risk of homelessness (living with others but not 

paying rent). 
 

Housing choice. Residents cited numerous factors that contributed to their decision to rent or 

purchase their current home and selected one factor as the primary factor. 
 

Contributing factors to current housing choice. Figure IV-15 demonstrates that cost was a factor for 

nearly 90% of respondents. Other common factors include the neighborhood, the type of home or 

apartment and the number of bedrooms. The other category ranged from landlords accepting housing 

choice vouchers or pets, yard size, proximity to children’s activities, safety as well as having a washer and 

dryer. 
 

Figure IV-15. 
Important Factors for 
Current Housing 
Choice, City of Fort 
Collins, 2012 
 
Note: 

n=387 respondents. 

 

Source: 

BBC Research & Consulting 

from the 2012 Fort Collins 

Resident Survey. 

 

 

 

Participants in the public processes comments’ about the factors that contributed to their current housing 

choice include: 

• Selecting housing because of its price point, even if the location was not what they desired; 

• Landlords willing to accept less than perfect credit; 

• Subsidized senior housing; and 

• Handicapped accessible housing that also accepts pets. 
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Primary factor related to current housing choice. As shown in Figure IV-16, nearly two in five 

respondents stated that the primary reason they chose their current home or apartment because they 

could not afford to live anywhere else. 
 

Figure IV-16. 
Primary Factor for Current 
Housing Choice, City of Fort 
Collins, 2012 
 
Note: 

n=361 respondents. 

 

Source: 

BBC Research & Consulting from the 

2012 Fort Collins Resident Survey. 

 

 

 

Respondents provided additional comments about the primary reason they chose their current home or 

apartment. These ranged from the landlord accepting Section 8 vouchers or pets to the safety of their 

neighborhood and the yard size. Other factors mentioned include: 

• Current unit is the only one they found that was affordable; 

• Like the house, but do not feel safe in the neighborhood; 

• Living in transitional housing or in a motel; and 

• Like the neighborhood, but there are too many college students. 

 

Desire to move. More than half of respondents would like to move from their current home or 

apartment, as shown in Figure IV-17. Of those who would like to move, four out of five would prefer to 

move inside Fort Collins’ city limits. Additionally, respondents named numerous areas they would choose 

to live within Fort Collins. The most common areas mentioned were Old Town, North Fort Collins, South 

Fort Collins, and closer to CSU. As these are some of Fort Collins’ most attractive and sought after 

neighborhoods, this is not a surprising result. 
 

Figure IV-17. 
Desire to Move, City of 
Fort Collins, 2012 
 
Note: 

n=389 and n=195, respectively. 

 

Source: 

BBC Research & Consulting from the 

2012 Fort Collins Resident Survey. 
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Factors preventing move. For four out of five residents who would like to move, cost is a factor 

preventing their move. One-third specifically mentioned a lack of affordable housing options and an 

additional 27% cited an overall lack of units to rent or purchase. Some of the affordability challenge can 

be attributed to the desire of many respondents to move into some of Fort Collins’ least affordable 

neighborhoods. 
 

Figure IV-18. 
Factors Preventing Moving, 
City of Fort Collins, 2012 
 
Note: 

n=195. 

Numbers add to greater than 100% due to 

multiple responses. 

 

Source: 

BBC Research & Consulting from the 2012 

Fort Collins Resident Survey. 

 

 

 

Selected comments about factors that prevent respondents from moving include: 

• Lack of affordable housing to purchase in selected neighborhoods; 

• Lack of market rate (non-Section 8) wheelchair accessible housing to rent; 

• Unable to afford cost of moving, especially first and last month’s rent and deposit; 

• Difficultly using Section 8 vouchers due to landlord unwillingness to accept Section 8 or inability 

to find units that are affordable on a voucher; 

• For sale housing in price points affordable to some survey respondents requires significant 

repair; and 

• Tight rental market overall with a relatively higher cost of housing compared to outlying 

communities. 

 

Barriers to living elsewhere in Fort Collins. Much like the factors preventing residents from 

moving, the primary barriers to living elsewhere in Fort Collins are cost and the affordability and supply of 

available units to rent or purchase. For persons with disabilities, a lack of accessible and affordable units is 

a barrier, as is finding units within one-half mile of existing transit stops, which is necessary to access 

paratransit services through Transfort. 

 

Respondents’ descriptions of barriers that keep them from moving elsewhere in Fort Collins include: 

• A lack of affordable housing to rent or purchase in neighborhoods with better schools, or family- 

friendly environments; 

• An insufficient number of affordable, accessible housing units available to persons with 

disabilities; 

• Limitations on the location of housing to choose from due to reliance on public transit; 

• Limitations on household composition posed by the City’s unrelated adult occupancy 

limitations; and 
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• Limitations on housing choice due to credit issues. 

 

 

Knowledge of housing opportunities in Fort Collins. Most residents are somewhat or not at all 

knowledgeable of housing opportunities in Fort Collins outside of their current neighborhood, as shown in 

Figure IV-19. 
 

Figure IV-19. 
Degree of Knowledge of Fort Collins 
Housing Opportunities Outside Current 
Neighborhood, 2012 
 
Note: 

n=381. 

 
Source: 

BBC Research & Consulting from the 2012 Fort Collins 

Resident Survey. 

 

 

 

Most important factors for next place to live in Fort Collins. Respondents provided nearly 1,000 

comments about the factors that are most important to them when they think about where they want to 

live next in Fort Collins. Not surprisingly, cost, affordability and neighborhood were among the most 

common considerations. Proximity to schools and work also mattered. Location, safety, access to bus and 

bike trails are also very important factors. 

 

Additional comments about the factors that are most important to them for their next residence in Fort 

Collins include: 
 

• Access to public transit and bike trails 

• Family-friendly neighborhood 

• Affordable, quality housing 

• Close to children’s school 

• Safe area 

• Wheelchair accessible sidewalks 

• Close to work and/or services 

• Near parks and open space 
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Affordability. Respondents described their experience searching for affordable housing in Fort Collins 

and the type of housing they sought. 

 

Ability to find affordable housing. More than half of residents surveyed have tried unsuccessfully to find 

affordable housing in Fort Collins in the past, as shown in Figure IV-20. With respect to places within the 

city where residents were unable to find affordable housing, the most common responses were all over 

Fort Collins, Old Town/downtown, southern Fort Collins and western Fort Collins. 

Stakeholders noted that mobile homes are a good source of affordable housing, but that this type of 

housing is being lost in Fort Collins. 
 

Figure IV-20. 
Inability to Find Affordable Housing, City of 
Fort Collins, 2012 
 
Note: 

n=383. 

Source: 

BBC Research & Consulting from the 

2012 Fort Collins Resident Survey. 

 

 

 

Respondents’ comments about their attempts to find affordable housing in Fort Collins include: 

• Difficulty competing with college students for affordable, quality rental housing—growth in the 

student population exacerbates this issue for lower income residents; 

• Need for greater oversight of rental properties for maintenance, safety and preservation of 

neighborhood quality; 

• Overall lack of affordable family-oriented (non-student) rental housing throughout Fort Collins, 

but especially in middle and upper-middle class neighborhoods; and 

• Limitations on housing choice when trying to use a Section 8 voucher. 

 

Type of housing sought. Respondents were split equally between searching for affordable apartments or 

houses, as shown in Figure IV-21. Condominiums and duplexes were sought by 5% of respondents. 
 

Figure IV-21. 
Type of Housing Sought, 
City of Fort Collins, 2012 
 
Note: 

n=193. 

 
Source: 

BBC Research & Consulting from the 

2012 Fort Collins Resident Survey. 
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Community Climate 

Residents responded to several questions regarding the Fort Collins community climate. 
 

Similarity preference. In general, it is at least somewhat important to 75% of respondents that they 

live near people who are similar to them and their family, as shown in Figure IV-25. For slightly less than 

one in ten respondents, this is very important. 
 

Figure IV-22. 
Similarity Preference, City of 
Fort Collins, 2012 
 
Note: 

n=367. 

 
Source: 

BBC Research & Consulting from the 

2012 Fort Collins Resident Survey. 

 

 

Welcoming community. Slightly less than 80% of respondents agree that “People like me and my 

family are welcome in Fort Collins,” as outlined in Figure IV-23. Those disagreeing with the statement cite 

class, race, familial status, disability, gender identity and criminal background as reasons for feeling 

unwelcome. 
 

Figure IV-23. Welcoming 
Community, City of Fort 
Collins, 2012 
 
Note: 

n=384. 

 
Source: 

BBC Research & Consulting from the 

2012 Fort Collins Resident Survey. 
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Equitable treatment. Although the majority of 

respondents feel like residents in their neighborhood 

or apartment complex are treated the same as other 

Fort Collins residents, one in four disagreed with the 

statement, as illustrated in Figure IV-24. 
 

Those respondents who believe that people in their 

neighborhood or apartment complex are treated 

differently than others in Fort Collins offered their 

perspective on why they are treated differently. This 

included: 

• A policy by CSU Housing & Dining Services, which allows only one member of a same-sex couple 

to be on a lease without a marriage certificate; 

• Parks in lower income neighborhoods are of poorer quality and less well-maintained than similar 

facilities in more affluent neighborhoods; 

• Sexual orientation; 

• Disability; 

• Race/ethnicity; and 

• Perception that renters are less desirable than homeowners. 

 

Potential Barriers to Fair Housing Choice 

Residents and stakeholders rated the degree to which a series of factors may be serious barriers to fair 

housing choice in Fort Collins. Because of their expertise, stakeholders responded to a more comprehensive 

list of potential barriers. 
 

Potential barriers—residents. Figure IV-25 presents residents’ ratings of the degree of seriousness of 

potential barriers to fair housing have posed for them or their family when trying to rent or purchase in 

Fort Collins. As shown, the majority of residents did not consider many of the barriers to be very serious 

problems. On average, the most serious barriers are income, lack of affordable housing to rent, 

concentrations of affordable housing in certain areas and a lack of affordable housing to purchase. 

Figure IV-24. 
Equitable Treatment, City of Fort Collins, 2012 

d  

Note: n=365. 

Source:    BBC Research & Consulting from the 2012 Fort Collins 

Resident Survey. 
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Figure IV-25. 
Seriousness of Potential Barriers to Fair Housing Choice, City of Fort Collins, 2012 
 

 

Note: n=377. 

Source:   BBC Research & Consulting from the 2012 Fort Collins Resident Survey. 

 

Residents had the opportunity to elaborate on their ratings or to suggest additional barriers they have 

experienced. With regard to additional barriers, participants mentioned: 

• The City’s occupancy rule; 

• Landlords refusing to rent to students; 

• Pet policies; 

• Inadequate transit coverage both geographically and service hours; 

• Affordability of housing in general; 

• The supply and concentration of affordable housing; and 

• Challenges of using housing choice vouchers were also raised as barriers. 
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Potential barriers—stakeholders. Stakeholders rated the degree of seriousness of potential barriers 

to fair housing choice related to economic, demographic and housing factors; land use and zoning; capacity 

issues; lending activities; and real estate activities. 

 

Economic, demographic and housing factors. On average, poor credit histories of minority borrowers; lack 

of affordable housing near transit options; income levels of minority and female- headed households; 

difficulty selling house because of the economy; and lack of accessible/handicapped housing in Fort Collins 

are all considered serious barriers by stakeholders. Figure IV-26 presents stakeholders’ ratings of economic, 

demographic and housing factors that may be barriers to fair housing choice. 
 

Figure IV-26. 
Seriousness of Economic, Demographic and Housing Factors—Stakeholders, City of Fort Collins, 2012 
 

 

Note: n=40. 

Source:   BBC Research & Consulting from the 2012 Fort Collins Stakeholder Survey. 

 

In interviews and focus groups, stakeholders offered the following insights about potential economic, 

demographic and housing factors that may be barriers to fair housing choice: 

 

• The tight rental market pits low income residents in competition with students for affordable 

housing. When parents co-sign on student leases, lower income residents with some credit 

blemishes become less attractive tenants than the student with parental support; 

• A stakeholder serving persons with mental illness discussed the increased difficulty of placing 

clients into housing with private landlords because the landlords now have many more 

candidates to choose from who may seem more desirable as tenants; 

• Mobile home parks provide much needed affordable housing for low income residents. When 

parks close there are very few options for these residents within Fort Collins. 

• Few housing options for persons with disabilities, and many buildings with accessible units 
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market to either seniors or students. 

 

Land use and zoning factors. On average, stakeholders did not rate land use and zoning factors as 

particularly serious barriers, Figure IV-27. Restrictive covenants by builders, occupancy limitations and 

lack of adequate zoning for manufactured housing all received a rating over 5. 
 

Figure IV-27. 
Seriousness of Land Use and Zoning Factors—Stakeholders, City of Fort Collins, 2012 
 

 

Note: n=36. 

Source:   BBC Research & Consulting from the 2012 Fort Collins Stakeholder Survey. 

 

Stakeholders’ comments about land use and zoning include: 

• Occupancy limitations make it difficult for low income residents to pool their resources and live 

together; 

• While occupancy limits and covenants may create barriers, they are also important for city and 

neighborhood planning; 

• City regulations that have the effect of increasing the per unit cost of housing create barriers for 

low income households who are disproportionately single parents and minorities. Examples of 

these types of regulations promulgated by the City include radon mitigation requirements, 

density limitations, green energy requirements and so forth. 

Residents’ comments about zoning and land use echoed those of stakeholders, particularly the concern 

that occupancy limitations disproportionately impacts low income residents. In addition, one resident 

expressed the desire for the community to provide more affordable senior housing units. 

 

Capacity issues. Stakeholders rated lack of transit options for low income, disabled, and senior residents 

as well as access to public transit in areas with affordable housing as serious barriers to fair housing in Fort 

Collins, as shown in Figure IV-28. 
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Figure IV-28. 
Seriousness of Capacity Issues—Stakeholders , City of Fort Collins, 2012 
 

 

Note: n=36. 

Source:   BBC Research & Consulting from the 2012 Fort Collins Stakeholder Survey. 
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Lending activities. On average, lending activities were not considered to be a substantial barrier in 

Fort Collins, as illustrated in Figure IV-29. Among those evaluated, lenders targeting subprime high-risk 

borrowers was the most serious. 
 

Figure IV-29. 
Seriousness of Lending Activities—Stakeholders, City of Fort Collins, 2012 
 

 

Note: n=36. 

Source:   BBC Research & Consulting from the 2012 Fort Collins Stakeholder Survey. 

 

Stakeholders participating in interviews and focus groups provided additional information about the 

lending environment: 

• New subprime loans are less prevalent than in past years; 

• Increased need for mortgage modifications; 

• Tighter lending requirements make many first-time homebuyers less attractive to lenders than in 

the recent past. 

 

With respect to predatory lending, the majority of stakeholders do not know if predatory lending practices 

are a serious problem in Fort Collins, as shown in Figure IV-30. 

Figure IV-30. 
Predatory Lending, City 
of Fort Collins, 2012 
 
Note: 

n=36. 

 
Source: 

BBC Research & Consulting from the 

2012 Fort Collins Stakeholder Survey. 

 

 

 
 



81 | P a g e  

Real estate activities. Like lending, stakeholders did not consider real estate activities to be 

particularly serious barriers. Although the majority of stakeholders disagreed, one-quarter considered use 

of “neighborhood stability” or similar factors as proxies for racial or ethnic makeup in appraisals to be a 

serious problem. Figure IV-31 presents stakeholders opinions on real estate activities. 
 

Figure IV-31. 
Seriousness of Real Estate Activities—Stakeholders, City of Fort Collins, 2012 

 

 

Note: n=29. 

Source:   BBC Research & Consulting from the 2012 Fort Collins Stakeholder Survey. 
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Most serious potential barriers—stakeholders. Figure IV-32 summarizes the top barriers to fair 

housing choice as rated by stakeholders. Each of the barriers shown had an average of 5.7 or higher. As 

shown, three of the five most serious barriers relate to access to public transit. 
 

Figure IV-32. 
Most Serious Barriers to Fair Housing Choice—Stakeholders , City of Fort Collins, 2012 

 

 

Note: n=29. 

Source:   BBC Research & Consulting from the 2012 Fort Collins Stakeholder Survey. 
 

 

Equity of service and facility provision. Stakeholders evaluated whether particular services or 

facilities are distributed equitably across all areas of Fort Collins. As shown in Figure IV-33, nearly 60% of 

stakeholders believe that public transit is not delivered equitably. Accessible streets and sidewalks as well 

as parks and recreational opportunities were the most equitably distributed facilities. 
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Figure IV-33. 
Equity of Service and Facility Provision—Stakeholders, City of Fort Collins, 2012 
 

 

Note: n=37. 

Source:   BBC Research & Consulting from the 2012 Fort Collins Stakeholder Survey. 

 

Stakeholders’ comments about equitable service provisions primarily focused on public transit: 

• Service area limitations and frequency of buses on current fixed route system; 

• Accessible transportation for persons with disabilities is limited only to those areas currently 

served by fixed route transit; and 

• Relative disrepair of older parks in north Fort Collins compared to new parks in the south. 

 

Access to transit—residents. Overall, one in five residents has tried unsuccessfully to access public 

transit in Fort Collins. Both service routes and service times were cited as barriers. Places where residents 

tried and failed to access public transit include Taft Hill and Elizabeth; Taft Hill and Prospect; Taft Hill and 

Mulberry; South Timberline; Vine and Timberline; Old Town; Murphy Center; College and Drake; among 

others. Desired destinations include Old Town; Harmony Campus of Poudre Valley Hospital; Poudre High 

School; both Front Range Community College campuses; midtown; south Fort Collins; Poudre Valley 

Hospital; Harmony Medical; among others. 
 

Service and facility provision—residents. Residents commented on service and facility provision in 

Fort Collins. These included the need for more transitional housing beds for the homeless, and the need for 

more code enforcement, particularly related to rental housing and vacant homes. 

 

Housing Discrimination 

Both residents and stakeholders responded to a series of questions about housing discrimination in Fort 

Collins. 

Resident experience with housing discrimination. As shown in Figure IV-34, one in four residents 

who responded to the survey believe they experienced discrimination in housing. More than half of these 

instances occurred in the past year. Other than being a student or being low income/having poor credit, the 

most common explanations for discrimination included: 

• Disability— refusal to rent, refusal to make a reasonable accommodation or modification, non- 

renewal of lease due to mental illness; 
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• Familial status—refusal to rent to single parents, number and age of children; 

• Ethnicity; 

• Religion; 

• Gender and gender identity; and 

• Sexual orientation. 

Specific comments describing the reason for discrimination are detailed in Appendix A. 
 

Figure IV-34. 
Resident Experience with 
Housing Discrimination, 
City of Fort Collins, 2012 
 
Note: 

n=385 and n=93, respectively. 

 

Source: 

BBC Research & Consulting from the 

2012 Fort Collins Resident Survey. 

 

 

 

Stakeholder perspectives on housing discrimination. Through the survey, interviews and focus 

group, stakeholders offered their perspective on housing discrimination that may be occurring in Fort 

Collins: 
 

• Lack of landlord awareness that single mothers are a protected class; 

• Tight rental market disparately impacting persons with disabilities, particularly mental illness, 

because landlords have many applicants to choose from; 

• Insufficient number of units accessible and affordable to persons with disabilities; 

• Few options for large families; 

• Refusal to make accommodations for service animals is an issue in the city; 

• One stakeholder believes that Care Housing engaged in discriminatory advertising and stated that 

in “Colorado Gives Day” promotional materials Care Housing advertised that Care Housing is for 

working families only.  

• A stakeholder received calls from Care Housing residents that have resulted in fair housing 

complaints; and 

• One stakeholder believes that the manager of Poudre Valley Trailer park may be discriminating 

against Hispanics/Latinos. 

 

Resident response to housing discrimination. If they felt they were discriminated against, about 

one in five residents would do nothing about the discrimination. As shown in Figure IV-35, about half of 

residents would contact an organization about the occurrence. 
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Who to contact—residents. Residents who would 

contact an organization or talk to someone named 

numerous organizations as shown in Figure IV-38. 

Out of 200 responses, not one respondent 

mentioned contacting the Colorado Division of Civil 

Rights (CCRD) and only 10 mentioned HUD. The 

most common responses include the City of Fort 

Collins and local elected officials, the Fort Collins 

Housing Authority, Neighbor to Neighbor, the 

management of the rental company, legal 

aid/lawyer, and the Better Business Bureau. 

 

Who to contact—stakeholders. Stakeholders were asked to whom they would refer clients who had 

experienced housing discrimination. One stakeholder would refer clients to CCRD; six would connect clients 

to HUD. The remainder recommended contacting the City of Fort Collins, Neighbor to Neighbor, the Fort 

Collins Housing Authority, Disabled Resource Services, Care Housing, Colorado Cross Disabilities Coalition, 

and the Murphy Center. Several responded that they did not know where to make a referral. 

 

Fair Housing Knowledge and Resources 

Stakeholders responded to several questions regarding their knowledge of fair housing law and their 

personal experience with fair housing training and accessing resources. 
 

Stakeholder knowledge of protected classes. Figure IV-36 presents the types of people 

stakeholders identified as members of protected classes under state and federal fair housing laws. In 

addition to those shown, several stakeholders correctly added religion. As shown, most stakeholders 

identified people with disabilities and race/ethnicity as protected classes. 
 

Figure IV-36. 
Stakeholder Knowledge of Protected Classes, City of Fort Collins, 2012 

 

Note: n=43. 



86 | P a g e  

Source:   BBC Research & Consulting from the 2012 Fort Collins Resident Survey. 

 

Stakeholder experience with fair housing training. Half of the stakeholders responding to the 

survey had received fair housing training in the past. Of these, training had been provided by the City of 

Fort Collins, HUD, professional development organizations or required professional certifications, the 

Fort Collins Housing Authority and private fair housing trainers. About half of the training programs 

centered on landlord-tenant issues with a fair housing component or were industry-required training 

programs. 

 

Availability of fair housing resources. As shown 

in Figure IV-37, one in three stakeholders do not 

believe there is adequate information about fair 

housing available in Fort Collins and an additional one-

third do not know whether resources are adequate. 

 

Those who did not believe resources were adequate 

offered the following suggestions for the type of fair 

housing information or training they would prefer: 

 

• Creation of a “cheat sheet” that frontline service 

providers could easily access to help them respond to 

resident inquiries; 

• Fair housing training for, with a particular focus on 

disability, mental health and behavior issues as well as reasonable accommodation; and 

• Webinars for the convenience of stakeholders, residents and landlords. 

 

Communication preferences. Most stakeholders prefer to learn about fair housing issues from emails or 

websites, followed by conferences and meetings. Figure IV-38 presents stakeholder communication 

preferences. 

 

Figure IV-37. 
Adequacy of Fair Housing 
Resources in Fort Collins 

 

 

Note: n=37. 

Source:    BBC Research & Consulting from the 2012 Fort Collins 

Resident Survey. 
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Figure IV-38. 
Best Ways to Communicate 
with Stakeholders about Fair 
Housing Issues, City of Fort 
Collins, 2012 
 
Note: 

n=36. 

 
Source: 

BBC Research & Consulting from the 

2012 Fort Collins Resident Survey. 
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SECTION V. 

Fair Lending and Complaints 
 
This section of the Fort Collins AI addresses fair lending and fair housing complaints. The first part 

examines complaint data and legal cases related to fair housing violations in Fort Collins. The second part 

of this section contains an analysis of mortgage loan and community reinvestment data to detect fair 

lending concerns. 
 

Fair Housing Laws 

State fair housing law. The State of Colorado has a state law that prohibits housing discrimination 

(Colorado Revised Statutes, Title 24, Article 34, Part 5 – Housing Practices).11 
The state law offers the same 

protections as the Fair Housing Act, in addition to providing protections based on 

marital status, creed, ancestry and sexual orientation. 

 

The Colorado Civil Rights Division (CCRD) maintains formal work-sharing agreements with HUD and, through 

this relationship, has the authority to investigate and resolve housing discrimination complaints. 

 

CCRD has exclusive jurisdiction in situations in which Federal antidiscrimination laws do not apply— e.g., 

in enforcing cases involving sexual orientation as a basis for housing discrimination and in certain cases of 

discrimination related to lack of public accommodations and discriminatory advertising.12
  

City ordinance. Section 13-18 of the City’s municipal code prohibits discriminatory housing practices in 

the City of Fort Collins. Protected classes under the city ordinance include: race, color, religion, national 

origin, sex or marital status or because of the race, color, religion, national origin, sex or marital status of the 

other person's friends or associates. 
 

Fair Housing Complaint Process 

Citizens of Fort Collins who believe they have experienced discrimination in violation of the Federal Fair 

Housing Act (FHA) or state fair housing laws may report their complaints to the following entities: 

• HUD’s Office of Fair Housing and Equal Opportunity (FHEO); 

• The Colorado Civil Rights Division (CCRD); 

• The Colorado Division of Real Estate (certain transactions); 

• The City Manager in Fort Collins; 

• The Colorado Cross-Disability Coalition (CCDC), as qualified; 

• Colorado Legal Services; and 

• The Legal Center for Persons with Disabilities and Older People. 

Victims have one year from the date of the alleged discrimination to file a complaint. The following section 

discusses the investigation process by the various complaint-taking organizations. 

                                                           
11 See http://advisorfinancialservices.com/ColoradoCivilRightsStatutes.pdf 
 
12 Beginning in 2012, HUD released new nondiscrimination policies regarding sexual orientation and gender identity that apply to 
HUD funded programs. 
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Department of Housing and Urban Development (HUD). Housing discrimination complaints 

filed with HUD may be done online13; by calling toll free at 1-800-669-9777; or by contacting the Office of 

Fair Housing and Equal Opportunity in Washington D.C., or the HUD Denver Regional Office of Fair 

Housing and Equal Opportunity. 

 

When HUD receives a complaint, HUD will notify the person who filed the complaint and will normally 

notify the alleged violator and allow that person to submit a response. The complaint will be investigated 

to determine whether there has been a violation of the Fair Housing Act. 

 

A complaint may be resolved in a number of ways. First, HUD will try to reach an agreement between the 

two parties involved. A conciliation agreement must protect the filer of the complaint and public interest. 

If an agreement is signed, HUD will take no further action unless the agreement has been breached. HUD 

will then recommend that the Attorney General file suit. 

 

If HUD has determined that a state or local agency has the same housing powers (“substantial 

equivalency”) as HUD, they will refer the complaint to that agency and will notify the complainant of the 

referral. CCRD is a substantially equivalent local agency (see the CCRD process in the following section). 

CCRD must begin work on the complaint within 30 days or HUD may take it back. 

 

If during the investigative review and legal processes, CCRD or HUD finds that discrimination has 

occurred, the case will be heard in an administrative hearing within 120 days, unless either party 

prefers the case to be heard in Federal district court. 

 

If a person needs immediate help to stop a serious problem that is being caused by a Fair Housing Act 

violation, HUD may be able to assist as soon as a complaint is filed. HUD may authorize the Attorney 

General to go to court to seek temporary or preliminary relief, pending the outcome of the  complaint, if 

irreparable harm is likely to occur without HUD's intervention and there is substantial evidence that a 

violation of the Fair Housing Act occurred. 
 

Colorado Division of Civil Rights (CCRD). The Colorado Civil Rights Division is charged with 

enforcing the state's anti-discrimination laws in the areas of employment, housing and public 

accommodation. 

 

Alleged victims must first complete a housing intake packet. The packet is available online14 
or may be 

requested toll free at 1-800-262-4845, and includes a housing intake form, a statement of discrimination 

and an authorization to release information. Once CCRD receives a fully completed intake packet, the 

housing intake staff will draft a charge of discrimination, which must be signed by the complainant. After 

CCRD has received a fully executed charge of discrimination, a copy is served promptly on the respondent 

and the investigative process is initiated. As part of the investigation, the respondent will be asked to 

provide a written response to the allegation(s). The person filing the complaint will be provided with a 

copy of the respondent's position statement and will be afforded an opportunity to submit a rebuttal. 

The Division also affords the parties the opportunity to participate in a voluntary mediation conference 

prior to the initiation of the investigation. If the parties wish to avail themselves of the mediation process 

                                                           
13 https://www.hud.gov/program_offices/fair_housing_equal_opp/online-complaint 
 
14 http://www.dora.state.co.us/civil-rights/index.htm 
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they can contact CCRD's representative. 

 

If mediation is not held or is unsuccessful, the case will be assigned to a housing investigator. The 

investigator will analyze all information related to the case and may request information as needed. After 

the investigation is complete, the investigator writes a summary report and Letter of Determination. 

 

The Letter of Determination states the facts of the case and provides an analysis of the case. If the 

preponderance of the evidence supports the allegation of discrimination, a finding of Probable Cause is 

issued. Conversely, if the evidence does not support the claim, a finding of No Probable Cause is issued. 

Along with the dismissal of the claim, the person filing the complaint is issued a notice of Right to Sue. A 

Right to Sue Notice allows the person to proceed in court, 

if desired. 

 

In a No Probable Cause finding, the complainant has the opportunity to appeal that decision to CCRD. 

 

If a finding of Probable Cause is issued, Colorado law mandates that a conciliation conference be held. A 

conciliator is assigned to work with both parties to try to resolve the complaint. If successful, a formal 

agreement with the specifics of the settlement is drafted by the mediator and signed by  both parties. If 

efforts to conciliate the case fail, the Director of the Division may issue a dismissal notice along with a Right 

to Sue letter, allowing the complainant to proceed to court. In some cases, CCRD may authorize the case 

for hearing before an Administrative Law Judge, with the administrative hearing to begin within 120 days 

after service of the written notice of hearing and complaint is filed. 

 

In addition to investigative activities, CCRD staff have written educational curriculum on housing 

discrimination for licensed real estate agents. The staff also assists or provides training materials to 

relevant entities, such as human relation commissions, apartment associations and/or law firms. 
 

Colorado Division of Real Estate. The Colorado Division of Real Estate takes complaints against real 

estate brokers, appraisers and/or mortgage brokers. Complaints can be filed online15 or complaint packets 

may be requested by calling the Division at 303-894-2166 or 303-894-2185. The Commission receives an 

average of 1000 written complaints per year against brokers, salespersons, subdivision developers and 

appraisers. Approximately 15% of those result in some form of disciplinary action. The following 

information regarding investigations is for the benefit of licensees and the public. 

 

The processes for investigating a complaint differ slightly depending on if the complaint involves an 

appraisal, a broker, or a real estate agent. 

 

When a written complaint is received, it is reviewed and assigned to an investigator. The investigator 

determines the proper respondent(s) based on information on the complaint. Respondents are added or 

dismissed throughout the course of the investigation as additional information becomes available. A 

letter, with a copy of the complaint, is sent to the respondent(s), requesting a response within 14 days. 

At the same time, a letter is mailed to the complainant, acknowledging receipt of the complaint. 

 

The investigator analyzes the complaint, response and pertinent documents to determine possible license 

law violations. All parties to the complaint, as well as witnesses, are interviewed. The investigator also 

                                                           
15 www.dora.state.co.us/real-estate/Complaints/Complaints 
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contacts attorneys, mortgage companies, title company personnel and others who have knowledge of the 

situation. Additional documents may be sought from county offices and civil courts. 

 

Upon completion of the investigation, the investigator prepares a written report concerning the facts that 

have been obtained. At that time, the complaint may be dismissed on the basis of insufficient evidence of a 

license law violation or for lack of jurisdiction. If that is the case, all parties to the complaint will receive 

letters informing them of the disposition. 

 

If, however, the facts obtained appear to indicate a violation of license law, the report is submitted to the 

appropriate Board or Commission for consideration. At this time, the Board/Commission may vote to 

dismiss, admonish the respondent(s), or refer the matter to a formal hearing. The Board/Commission has 

the discretion to summarily suspend the licensee if there appears to be an immediate danger to the 

public. 

 

If the matter proceeds to a formal hearing, it is held in accordance with Colorado state law(s). After 

hearing the matter, the Administrative Law Judge makes an Initial Decision, which is forwarded to the 

parties and the Board/Commission for their review. The Initial Decision includes findings of fact and 

conclusion of law. The Board/Commission may or may not adopt the Initial Decision. The respondent 

licensee may file objections to the Board within 30 days after receiving the Initial Decision. After 

consideration of the Initial Decision and any objections that may be filed, the Board/Commission may vote 

to adopt the Initial Decision or it may vote to modify the Initial Decision by increasing or decreasing the 

penalty. The Board/Commission may also vote to remand the Initial Decision for clarification or rehearing. 

 

After the Board has issued its order in the matter, the licensee may appeal the case to the Court of Appeals 

and, in some instances, appeal again to a higher court. 
 

City of Fort Collins. Complaints must be filed within 60 days of the alleged violation, or 

30 days after any complaint concerning the same matter has been dismissed by another agency without a 

final judgment on the merits, whichever shall last occur. The main number to call to start a complaint 

process or get information is 970-416-4254. 

 

Complaints must be filed under oath with the City Manager. The City requires that complaints contain the 

following information: “… the name of the alleged violator, or set forth facts sufficient to identify such 

person, and include an outline of the material facts upon which the complaint is based and the date of the 

alleged violation. In addition, the complaint shall state, if and as applicable, that any acts or conduct of the 

complainant were for the purpose of accomplishing the real estate transaction, employment objective or 

public accommodation use in question, and not for the purpose of harassment or entrapment of the person 

against whom the complaint is made. 

 

The complaint must state: 

(1) Whether or not a complaint concerning this same matter has been filed with another 

agency; and 

(2) Whether any complaint concerning this same matter that has been filed with another 

agency has been dismissed without a final judgment on the merits.” 

 

The City Manager makes the determination to proceed with a local investigation or for the complaint to be 
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referred to CCRD. If CCRD dismisses the complaint without a final judgment on the merits or waives 

jurisdiction, the City Manager shall proceed with an investigation. In any event, the City Manager shall 

furnish a copy of the complaint to the respondent within 10 days after the complaint is filed with the City. 

 

The City Manager shall render a probable cause determination within 120 days from the date of the City's 

receipt of the initial complaint or the date of the City's receipt of notice from such other agency that the 

complaint has been dismissed without final judgment. 

 

If the complainant is dissatisfied with the City Manager's decision to dismiss the complaint, the complainant 

shall have the right to appeal such decision to the Human Relations Commission. This must be filed within 

30 days of the complainant's receipt of the notice of dismissal. 
 

Colorado Cross-Disability Coalition (CCDC). The Colorado Cross-Disability Coalition, or CCDC, is 

dedicated to ensuring the independence, self-reliance and full participation of people with all types of 

disabilities in Colorado. CCDC can be contacted online16 or the Advocacy Program department can be 

reached by phone at 303-839-1775, option 2. The CCDC Legal Program brings lawsuits on behalf of CCDC 

and its members to enforce the Americans with Disabilities Act (ADA) and other statutes that protect the 

civil rights of persons with disabilities. 
 

Colorado Legal Services and Disability Law Colorado. Colorado Legal Services and Disability Law 

Colorado provide legal assistance to low income persons and seniors. In addition to various other types of 

cases, the organizations assist qualifying households with fair housing issues. Their services depend on the 

potential case, but range from advice from an attorney to legal assistance and representation in court. You 

may contact Legal Services online (coloradolegalservices.org/) or phone Disability Law Colorado at 1-800-

288-1376. 
 

Each organization has established priorities for their cases, which determines the types of cases that are 

investigated if there is a need to prioritize. Disability Law Colorado prioritizes its fair housing advocacy 

work to assist Coloradans with disabilities in obtaining affordable, accessible housing. The organization 

assists people with disabilities that are in jeopardy of losing their housing for reasons related to disability 

and accessibility, in addition to advocating for the provision of legally required accommodations. 
 

City responsiveness. BBC staff anonymously called the City’s Affordable Housing and Grants 

Administration workgroup; the City’s Community Development and Neighborhood Services 

Department; and Housing Catalyst and asked “I have a fair housing complaint. What do I do?” 

 

In each case, BBC received the HUD 1-800 number (1-800-669-9777). The Affordable Housing and Grants 

Administration workgroup also provided BBC with an email address for a HUD employee to contact. The 

Neighborhood Services Department offered its mediation services (not legal advice), and provided 

contact information for Colorado Legal Services (970-493-2891) and the Larimer County Justice Center’s 

pro bono legal clinic (970-402-2075). 

 

The home page of the Community Development and Neighborhood Services section of the City of Fort 

Collins’ website features a fair housing workshop video.17This video, plus links to landlord/tenant 

                                                           
16 http://www.ccdconline.org 
17 http://www.fcgov.com/neighborhoodservices/ 
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information and rental housing standards, HUD, Colorado Civil Rights Division, and Colorado Division of 

Housing searchable housing database are included on the Social Sustainability department’s Fair 

Housing webpage.18 This page features the fair housing definition, prohibitions, and a section on 

additional protections for people with disabilities. Social Sustainability also maintains a webpage on 

Discrimination Complaints19 that includes information and contacts for Fair Housing, ADA Compliance, 

Title VI, and federal discrimination hotlines for health and human services, housing, LGBTQ+ housing, 

education and employment. It also includes contact information for the Colorado Civil Rights Division. 
 

HUD Complaint Trends 

BBC obtained complaint data for the city of Fort Collins from HUD for January 2006 through March 13, 

2012. During this period, 50 complaints were filed. Figure V-1 presents the number of complaints filed by 

year. Beginning in 2010, the number of complaints filed began to increase. 
 

Figure V-1. 
Number of Complaints, City of Fort 
Collins, 2006 to March 2012 
 
Note: 

n=50 complaints. 

 

Source: 

HUD FHEO Denver office. 

 

 

 

  

                                                           
18 https://www.fcgov.com/socialsustainability/fairhousing.php 
 

19 https://www.fcgov.com/socialsustainability/discrimination-complaints.php 
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Figure IV-2 displays the basis for the complaints filed — that is, the type of protected class whose rights 

were allegedly violated. As shown, nearly 70% of complaints filed cite disability as a basis for the 

complaint. Retaliation and race/ethnicity comprise the second and third greatest proportion of 

complaints. 
 

Figure V-2. 
Basis of Complaints, City of Fort 
Collins, 2006 to March 2012 
 
Note: 

No complaints were filed on the basis of National 

Origin or Harassment. 

Numbers add to greater than 100% due to some 

complaints involving multiple bases. 

n=50 complaints. 

 

Source: 

HUD FHEO Denver office. 

 

 

 

One in three complaints alleges a failure to make a reasonable accommodation. Figure V-3 presents the 

issue involved in each of the complaints filed. 

 

Figure V-3. Complaint 
Issue, 
City of Fort Collins, 2006 to 
March 2012 
 
Note: 

n=50 complaints. 

 

Source: 

HUD FHEO Denver office. 

 

 

 

 

 

 

Figure V-4 presents the closure type for each of the 50 complaints. As shown, more than 70% of 

complaints are closed with a “no cause determination.” The open complaints were all filed in 2012. 

Issue  Percent 

 Failure to make a reasonable accommodation  32% 

Discriminatory acts under Section 818 (coercion, etc.)  18% 

Discriminatory terms, conditions, privileges or services and facilities  16% 

Discriminatory refusal to rent  10% 

Otherwise deny or make housing available  8% 

Discrimination in terms, conditions and privileges relating to rental  6% 

Discriminatory refusal to rent and negotiate for rental  2% 

Discriminatory advertising, statements and notices  2% 

Discriminatory financing (includes real estate transactions)  2% 

Discriminatory refusal to negotiate for rental  2% 

Steering  2% 

Total 100% 
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Figure V-4. 
Closure Type, Complaints, 
City of Fort Collins, 2006 to 
March 2012 
 
Note: 

n=50 complaints. 

 

Source: 

HUD FHEO Denver office. 

 

 

 

Legal Cases 

To examine current issues in fair housing, the databases of the National Fair Housing Advocate Online20 

and the U.S. Department of Justice21 were examined for recent fair housing lawsuits in Fort Collins. 

 

There has been one court case in recent years related to Fair Housing in Fort Collins: Weatherspoon 

v. Provincetowne Master Owners, decided in 2010. Ms. Weatherspoon, a homeowner in the covenant- 

controlled Provincetowne subdivision in Fort Collins, filed a lawsuit against the subdivision homeowner’s 

association (Provincetowne Master Owners Association) alleging discrimination on the basis of race and 

disability. Specifically, Ms. Weatherspoon alleged that the Provincetowne Master Owners Association 

discriminated against her on the basis of her race (African American), in violation of the Fair Housing Act, 

by failing to take action on complaints that she filed against neighbors from 2003 to 2007, by citing her in 

2007 for constructing a deck without prior approval (while a white homeowner was not cited for 

constructing a similar, unapproved deck), and for citing her in 2008 for "install[ing] timbers along the 

property lines" of her parcel, which prompted a complaint by a neighbor that the timbers were 

unattractive and caused damage to his sprinkler system. She also alleged that the Association 

discriminated against her on the basis of her disability (mental illness), in violation of the Fair Housing Act, 

by citing her for violations in 2005 after her house had been broken into and by failing to take action on 

her complaints that noise from other properties was aggravating her disability. The Court found that 

selective enforcement of the subdivision covenant (on the basis of race or disability) did not occur and 

ruled in favor of the Provincetowne Master Owners Association.22
  

 

In addition, BBC staff interviewed staff from CCDC about recent complaints filed by the organization on 

behalf of Fort Collins residents, as well as general fair housing barriers. Because these complaints are all 

proceeding through the legal process, specific information about the incidences is not available for 

publication. 

 

In sum, several complaints were filed against a nonprofit housing provider alleging discriminatory activities 

                                                           

20 http://fairhousing.com/ 
 

21 http://www.justice.gov/crt/ about/hce/ 
 
22 In addition to the National Fair Housing Advocate Online, supplementary case information was obtained from the Find a Case 
website. Available online at http://co.findacase.com/research/wfrmDocViewer.aspx/xq/fac.20100902_ 0004225.DCO.htm/qx 
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related to persons with disabilities and reasonable accommodations; a landlord refused to accommodate a 

resident who was severely allergic to cigarette smoke in a complex in which residents smoked; and a 

woman was denied renewal of her lease from her property management company based on her having an 

emotional service animal, despite documentation from medical providers verifying the duties that the dog 

serves. 

 

In 2017, researcher was unable to locate any additional complaints. The National Fair Housing Advocate 

Online is no longer accepting subscriptions and there were no cases listed in Fort Collins in the Housing 

and Civil Enforcement section of the U.S. Department of Justice website. 

 

Fair Lending Analysis 

This section contains an analysis of home loan and community reinvestment data. Community 

Reinvestment Act (CRA) ratings and Home Mortgage Disclosure Act (HMDA) data are commonly used in AIs 

to examine fair lending practices within a jurisdiction. Beginning in 2004, HMDA data include interest rates 

of high cost loans, which allows an analysis of high cost lending patterns. 
 

Community Reinvestment Act. The CRA requires that financial institutions progressively seek to 

enhance community development within the area they serve. On a regular basis, financial institutions 

submit information about mortgage loan applications as well as materials documenting their community 

development activity. The records are reviewed to determine if the institution satisfied CRA requirements. 

The assessment includes a review of records as related to the following: 

• Commitment to evaluating and servicing community credit needs; 

• Offering and marketing various credit programs; 

• Record of opening and closing of offices; 

• Discrimination and other illegal credit practices; and 

• Community development initiatives. 

A rating for each institution is determined based on their performance in the previously mentioned areas. 

Ratings for institutions range from substantial noncompliance in meeting credit needs to an outstanding 

record of meeting community needs. 

 

Since 2000, six banks with headquarters in Fort Collins have had at least one CRA exam. All of these banks 

received strong ratings. Of the 13 examined, five were given “Outstanding” ratings and eight were given 

“Satisfactory” ratings. None were rated “Needs Improvement” or in “Substantial Noncompliance.” 

Between 2012 and 2017, only one additional rating was generated—one large bank received a renewed 

rating of Satisfactory in 2015. 
 

Mortgage lending data. HMDA data are widely used to detect evidence of discrimination in mortgage 

lending. In fact, concern about discriminatory lending practices in the 1970s led to the requirement for 

financial institutions to collect and report HMDA data. The variables contained in the HMDA dataset have 

expanded over time, allowing for more comprehensive analyses and better results. However, despite 

expansions in the data reported, HMDA analyses remain limited because of the information that is not 

reported. 

As such, studies of lending disparities that use HMDA data carry a similar caveat: HMDA data can be used 

to determine disparities in loan originations and interest rates among borrowers of different races, 
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ethnicities, genders and location of the property they hope to own. The data can also be used to explain 

many of the reasons for any lending disparities (e.g., poor credit history). Yet, HMDA data do not contain 

all of the factors that are evaluated by lending institutions when they decide to give a loan to a borrower. 

Basically, the data provide a lot of information about the lending decision—but not all of the information. 

 

Since 2004, HMDA data contain the interest rates on higher-priced mortgage loans. This allows 

examinations of disparities in high-cost and subprime loans among different racial and ethnic groups. It is 

important to remember that subprime loans are not always predatory or suggest fair lending issues, and 

that the numerous factors that can make a loan “predatory” are not adequately represented in available 

data. Therefore, actual predatory practices cannot be identified through HMDA data analysis. However, 

the data analysis can be used to identify where additional scrutiny is warranted, and how and where 

public education and outreach efforts should be targeted. 

 

HMDA data report several types of loans. These include loans used to purchase homes, loans to make 

home improvements and refinancing of existing mortgage loans, as defined below. 

• Home purchase loan. A home purchase loan is any loan secured by and made for the purpose of 

purchasing a housing unit. 

• Home improvement loan. A home improvement loan is used, at least in part, for repairing, 

rehabilitating, remodeling or improving a housing unit or the real property on which the unit is 

located. 

• Refinancing. Refinancing is any dwelling-secured loan that replaces and satisfies another 

dwelling-secured loan to the same borrower. The purpose for which a loan is refinanced is not 

relevant for HMDA purposes. 

 

The HMDA data are separated into two primary loan categories: conventional loans and government- 

guaranteed loans. Government-guaranteed loans are those insured by government agencies—for example, 

the Federal Housing Administration, the Veterans Administration or the U.S. Department of Agriculture. 

 

This section uses the analysis of HMDA data to determine: 

• The geographic areas in Fort Collins where high-cost lending and loan denials are 

concentrated, and the correlation of these areas with concentrations of minority and low 

income households; and 

• Disparities in high-cost lending and loan denials across different racial and ethnic groups. 

 

Loan applications. During 2010, there were 7766 loan applications made in Fort Collins secured by 

residential properties that intended to be occupied by owners. Over two-thirds (69%) of the loan 

applications were for refinances, 28% were for home purchases and 2% were for home improvement. 

About 6,300 of these loans were conventional loans and the rest were government-guaranteed loans. In 

2016 there were 7426 conventional loan applications initiated, 1310 initiated for home improvement, and 

14,371 initiated for refinance. These numbers include 1 to 4 family and manufactured homes.  

 

Seventy-one percent of loan applications in Fort Collins during 2010 were approved and originated; 12% 

were denied. In 2016 76% of loans applications were approved and originated. The largest reason for a loan not 

being originated was application withdrawl by the applicant. Other loans were not initiated because of various 
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reasons, as shown in Figure V-5. 

 
Figure V-5. 
Action Taken on Loan Applications, City of 
Fort Collins, 2016 
 
Source: 

Home Mortgage Disclosure Act, 2016. 

 

 

 

 
 

 

Denial rates by race, ethnicity and income. Figure V-6 presents loan outcomes by race and ethnicity. The 

analysis focuses on the largest racial and ethnic groups in Fort Collins: Hispanic, White, Asian and African 

American. Denial rates were highest for the city’s Hispanic population—20% compared to 5% for non-

Hispanics. Four percent of loan applications submitted by African American residents were denied, 

compared with 5% of applications submitted by Whites. 

 

Figure V-6. Action 
Taken on 
Loan Applications by 
Race/Ethnicity, City of Fort 
Collins, 2016 
 
Source: 

Home Mortgage Disclosure Act, 2016. 

 

 

 

 

 

 

 

 

 

Reasons for denial. HMDA data also contain summary information on the reasons for denial by type of 

loan and applicant characteristics, which can help explain some of the variation in approval rates among 

applicants. Figure V-7 shows the reasons for denials of loan applications by race and ethnicity. In 2010 

Hispanics and African Americans had a much higher proportion of loans that were denied because of 

credit history than Whites and non-Hispanics. In 2016 Asian and Hispanic denials due to credit history were 

highest, with no data available on denial reasons for African American applicants. Debt-to-income ratio is the 

primary reason for application denials for White, Hispanic and non-Hispanic borrowers. The primary 

reason for denial for Asian applicants is unverifiable information, and the second most common reason 

for Hispanics and non-Hispanics is collateral. 
 

  

 

Estimate 
 

Percent 

 

Loan originated 
 

5665 
 

76% 

 Application approved but not accepted 236 3% 

Application denied by financial institution 442 6% 

Application withdrawn by applicant 863 12% 

File closed for incompleteness 220 3% 

 

 

Percent 

Originated 

Percent Approved 

but Not Accepted 

by Applicant 

 

Percent 

Denied 

Overall 76% 3% 6% 

 Asian 71% 5% 9% 

Black or African American 60% 0%  4% 

White 77% 3%  5% 

Hispanic or Latino 60% 5%  20% 

Not Hispanic or Latino 78% 3%  5% 

  
African American / White Difference -17% -3%  1% 

Asian / White Difference -6% -2% -4% 

Hispanic / non-Hispanic Difference -18% 2% -15% 
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Figure V-7. 
Reasons for Denial by Race/Ethnicity, City of Fort Collins, 2010 
 

Denials by Race/Ethnicity 
Debt-to- 

Income 

Ratio 

Employment 

History 

Credit 

History 
Collateral 

Insufficient 

Cash 

Unverifiable 

Information 

Credit Mortgage 

Application Insurance 

Incomplete     Denied 

Other 

Overall 24% 2% 14% 21% 3% 4% 15% 0.3% 16% 

Race 

Asian 29% 0% 10% 19% 0% 24% 0% 0% 19% 

Black or African American 11% 11% 33% 22% 0% 0% 0% 0% 22% 

White 25% 3% 12% 21% 3% 4% 16% 0.4% 16% 

Ethnicity 

Hispanic or Latino 21% 4% 23% 16% 0% 2% 13% 0% 21% 

Not Hispanic or Latino 25% 2% 12% 21% 3% 4% 15% 0.4% 16% 

Source:   Home Mortgage Disclosure Act, 2010 

 

Figure V-7.2 
Reasons for Denial by Race/Ethnicity, City of Fort Collins, 2016 
 

Denials by Race/Ethnicity 
Debt-to- 

Income 

Ratio 

Employment 

History 

Credit 

History 
Collateral 

Insufficient 

Cash 

Unverifiable 

Information 
Credit App 

Incomplete 

Mortgage 

Insurance 

Denied 

Other 

Overall 24% 3% 10% 20% 7% 14% 14% 1% 7% 

Race 

Asian 13% 0% 13% 19% 6% 25% 13% 0% 13% 

Black or African American 0% 0% 0% 0% 0% 0% 0% 0% 0% 

White 25% 3% 9% 22% 6% 13% 13% 0% 7% 

Ethnicity 

Hispanic or Latino 38% 0% 13% 25% 13% 0% 0% 0% 13% 

Not Hispanic or Latino 24% 4% 9% 22% 6% 13% 13% 1% 7% 

Source:   Home Mortgage Disclosure Act, 2016 

 

Subprime analysis. This section examines how often Hispanics in Fort Collins received subprime loans 

compared to non-Hispanics. For the purposes of this section, we define “subprime” as a loan with an APR 

of more than three percentage points above comparable Treasuries. This is consistent with the intent of 

the Federal Reserve in defining “subprime” in the HMDA data. 

 

Overall, 1.5% (82 loans) of Fort Collins’ originated loans were considered subprime in 2010. On average, 

Hispanics received subprime loans 8.3% of the time, compared to 1.3% of the time for non-Hispanics. Of 

the subprime loans, 15% were made to Hispanics, whereas only 3% of originated loans were made to 

Hispanics. 

 

In 2016 only 6 subprime mortgages were originated (of reported pricing data available); all 6 were to non-

Hispanic persons, 3 of which were White, one multiracial, and one without race reporting available. All 6 

were to households earning 120% or more of the area median income. It should be noted that pricing data 

was available for only 69 of the 4303 loans originated (conventional home-purchase, first lien, owner-

occupied dwelling, excluding manufactured homes).  
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SECTION VI. 

Fair Housing Impediments and Action Plan 
 
Sections II through V present the research and public outreach processes conducted as part of the City of 

Fort Collins 2012 AI. This section begins with a summary of fair housing activities conducted and/or funded 

by the City of Fort Collins, and then lists the primary findings from the 2012 AI research. It concludes with a 

proposed Fair Housing Action Plan (FHAP). 

 

AI Requirements 

Unique requirements of AIs. HUD’s Fair Housing Planning Guide, Volume 1, recommends how 

jurisdictions should approach completing the AI. Subsequent HUD guidance and language in Notices of 

Funding Availability (NOFAs) and Voluntary Compliance Agreements (VCAs) provide additional direction on 

how to approach specific AI tasks. Because some of the AI tasks differ from what might be done in a 

traditional housing needs assessment, the reasons for the more unique aspects of AIs are clarified below. 
 

Disproportionality analysis. HUD has expressed increasing interest in understanding if protected 

classes are disproportionately served by assisted housing providers relative to their income-adjusted 

representation in a community as a whole. For example, a very high proportion of residents of one race 

or ethnicity occupying public housing may indicate that they are having difficulty—because of 

discrimination or other factors—finding housing in the private sector. The disproportionality analysis for 

Fort Collins appears on page 37 of Section II of the AI. 
 

Distribution and quality of municipal services. As part of their efforts to “affirmatively further 

fair housing choice,” jurisdictions should ensure that residents have equal access to community amenities 

that contribute to their enjoyment of their homes and living environment. It would be a discriminatory 

practice for a jurisdiction to deliver a lower level of public services (e.g., trash pickup, parks maintenance) 

to a neighborhood that is ethnically concentrated. In the Fort Collins AI, stakeholders were asked to opine 

on the distribution of community services in the City. The City also evaluated parks amenities for the AI; 

this appears at the end of Section II. 
 

Lending practices. HUD also requires a review of private practice activities related to the rental and sale 

of housing in AIs. Home Mortgage Disclosure Act (HMDA) data are the best source to identify housing 

mortgage lending practices and how they differ by race and ethnicity. HMDA data do not contain all of the 

variables that are used in the lending decision, however, so the data can only provide an indication of 

lending disparities. Cultural practices in maintaining revolving credit (an important factor in evaluating 

creditworthiness), for example, may be the reason that certain borrowers have higher rejection rates than 

others. 
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2012–2017 Fair Housing Activities 

Fair housing activities. The City of Fort Collins, over time, has made deliberate decisions towards a 

community of inclusivity and equality. In 1974, the City passed its own non-discrimination ordinance, 

which became Chapter 13, the Human Relations section of the City’s Municipal Code. At one point, the 

City resourced a Human Rights Office, which included a full-time Human Rights Officer. Sadly, with the 

prolonged economic downturn and budgetary challenges, that function was eliminated in the first 

Budgeting for Outcomes (BFO) cycle in 2006. However, in 2017 the City hired an Equal Opportunity and 

Compliance Manager (EOCM) to work within the City Manager’s Office. One component of this role is to 

provide training on ADA, Title VI, Section 504 and Fair Housing to City employees. The EOCM is also a City 

staff liaison for the Commission on Disabilities, which provides community feedback for Council, and in 

2018 will become the liaison to the Human Relations Commission as well. The City’s website has 

continued to provide Fair Housing information and complaint resources both on the City Manager’s Office 

and Social Sustainability department webpages, and fair housing information is now available on the 

Community Development and Neighborhood Services webpage as well. In 2015 the City created an Equity 

and Inclusion Coordinator position which assists in developing and implementing staff and community 

trainings around diversity and inclusion, as well as helping initiate policies that advance equity within the 

organization and community. That same year, the City began work on improving its Municipal Equality 

Index, which measures how welcoming the community is to the LGBTQ+ community. In 2015 the score 

was 60/100. In 2017 the score has increased to 78/100, with the addition of a police liaison to the LBTQ+ 

community, public support of the community, and specific support for people living with HIV/AIDS. The 

City recently joined the Government Alliance for Race and Equity (“Race Forward”) to assist with its 

equity efforts. In conjunction, these efforts show an increased awareness and consideration of minority 

and vulnerable populations within the community, and intentional efforts to ensure residents are 

comfortable coming forward with complaints around fair housing and other discriminatory practices. 
 

Policy. The City addresses Fair Housing Issues on many levels. As outlined at the beginning of Section III 

of this document, Fort Collins’ Comprehensive Plan, titled City Plan, contains overarching policy 

statements that promote balanced and integrated living patterns. Topics addressed include the goal of a 

mix of housing types in all city sectors. Additionally, affordable housing is encouraged to be dispersed 

throughout the City. While not specifically addressing protected classes, those planning goals do speak to 

the issue of areas of concentration. With the goal of maintaining community awareness, each spring the 

City promotes April as “Fair Housing Month.” City Plan is currently under review and a complete update is 

anticipated by mid-2019. A Land Use Code ordinance was passed in 2017 establishing an administrative 

review process and criteria for assessing requests for reasonable accommodations. The City continues 

investigate the potential of ADUs to help distribute affordable housing throughout the community.  
 

Funding procedures. Applications for the City’s Competitive Process funding for affordable housing 

and human services programs and activities are given additional consideration for serving special 

populations (although not always protected classes). Housing applications are also assessed according 

to the goals outlined in the Affordable Housing Strategic Plan (AHSP). Housing applications include 

questions about meeting AHSP goals, Fair Housing, ADA, serving low-income populations, energy 

efficiency, and proximity to transit lines. In addition, applications are checked for items such as meeting 

local building standards for percentage of accessible units. Successful funding awardees, as part of the 

contract execution process, sign an Anti-Discrimination/Affirmative Action Statement. That document is 

required by HUD, but contains the most protective language in force for protected classes. For example, 

until recent federal clarification on forbidding discrimination based on sexual orientation, the City’s 
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document already included the more protective state of Colorado language covering sexual orientation 

as a protected class. Additionally, funding recipients are monitored regularly to ensure compliance with 

Fair Housing regulations. 
 

Community resource. The City’s Community Development and Neighborhood Services department 

(CDNS) is the most actively engaged in promoting and dealing with day-to-day fair housing activities in 

the community. That division’s webpages are a practical resource for a variety of fair housing and civil 

rights topics, and are especially helpful for landlord-tenant matters. The web pages include a video of one 

of the several Fair Housing Workshops sponsored by that City division. CDNS provides two Landlord 

Trainings each year, which include a one-hour section on Fair Housing practices. In addition, CDNS 

employees provide assistance and mediation services for a variety of landlord and tenant disputes. 

Personnel in several key City departments are trained to refer citizen concerns to the appropriate 

regulatory agencies: HUD’s FHEO Division for Fair Housing concerns, and the State of Colorado’s Civil 

Rights Division for civil rights matters. Citizens may also file a civil rights complaint directly with the City 

Manager’s office. However, in the absence of staff resourcing, those concerns are often referred on to 

the state. The Social Sustainability department has added webpages of their own to provide Fair Housing 

and Discrimination Complaint information to the community. CDNS has links to those pages on their 

website. 
 

Programs to address affordability. Although lack of affordable housing is not, per se, an impediment 

to fair housing choice, it can complicate fair access to housing for certain protected classes. As one of the 

more desirable communities in Colorado and the home of a large university, it has been a challenge for 

Fort Collins to offer a range of housing prices. The Colorado Constructions Defect Law has impeded the 

development of condominiums in Fort Collins for many years, constricting the availability of “move up” 

ownership properties. HB 1279 passed the Colorado Senate in March 2017, and will provide some relief by 

requiring that legal action against a builder for alleged construction flaws only proceed when more than 

half of all homeowners in a condominium complex agree to it.  

 

Strategic Planning. For decades, the City has been focused on a strategic framework in responding to the 

community’s affordable housing issues. Fort Collins’ Affordable Housing Strategic Plan was updated in 

2015, and contains the City’s policies and priorities for this community component. This latest document 

lays out five priorities in working to tackle affordable housing needs: 

• Increase the inventory of affordable rental units 

• Preserve the long-term affordability and physical condition of the existing stock of housing 

• Increase housing and associated supportive services for people with special needs 

• Support opportunities to obtain and sustain affordable homeownership 

Refine development incentives and expand funding sources and partnerships  

Additionally, the Plan proposes a short-term goal of 5% of all housing units to be affordable, and a 

long-term goal of 10% of housing stock to be affordable. To address its affordability needs, the City 

combines federal block grant and local funding with a handful of progressive programs. These include 

significant developer incentives (reviewed as part of the land use and zoning analysis in Section III) and a 

housing trust fund, as well as a land banking program. Fort Collins works to encourage a mix of housing 

types in all geographic city sectors. 

 

The Competitive Process. The City channels millions of dollars from four funding streams through its 
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annual Competitive Process. When additional funds are available, the City may hold an optional fall cycle 

which is focused on housing-related proposals. Housing funding proposals received are overlaid against the 

Affordable Housing Strategic Plan priorities in assessing priority for potential funding. Types of programs 

and proposals funded through the Competitive Process, using the City’s federal CDBG and HOME monies—

as well as the City’s Human Services Program and Affordable Housing Fund dollars—include: 

• Homebuyer Assistance program, providing loans to eligible households to cover downpayment 

and closing costs up to a maximum of 6% of the sales price. The assistance is in the form of a loan 

which is paid back when the house is either sold, transferred out of the buyer's name, rented, or if 

the owner seeks another second lien (such as a home equity loan) on the property. A simple 

interest charge of 5% of the loan amount is added to the payment and is also due at sale, rental or 

transfer. The City sometimes works with other funders involved in subsidy layering in providing 

homeownership housing solutions for those with disabilities. 

• Housing rehabilitation and accessibility improvements for nonprofit housing providers. 

• Lot acquisition for affordable housing development. 

• Tenant based rental assistance for persons with dual diagnoses (addiction and mental illness) 

coming out of homelessness. 

• Emergency rent assistance and first month’s rent assistance programs; funds for emergency 

shelter operations for both the general population and domestic violence survivors; funds to 

support case management and emergency assistance (including housing, utilities, medication 

and other life needs) for agencies working with those who have a disability or HIV/AIDS; and 

funds to assist programs which keep seniors living independently. 

• Funds for activities—such as childcare scholarships—that stabilize and assist households, and 

indirectly contribute to job and housing stability. 

• Comprehensive self-sufficiency programs for single parents, which address a housing stability 

component as part of the case management assistance. 

 

Developer incentives. Developers of affordable housing in the city receive: 

• Reduced planning application fees (reduced by the proportion of affordability, so a development 

that is 100% affordable pays nothing for entitlement fees). 

• Priority processing—reduced City staff turnaround time (project goes to top of workload). 

• Once entitlement is achieved and the development is in the building permit process, the City 

delays development impact fees until certificate of occupancy. The City does not waive these 

fees, although CDBG and HOME funds are available through the Competitive Process for eligible 

developers to pay impact fees. CDBG funding can also be used, on a very limited basis, for some 

development fees tied to on-site infrastructure for a project. 

• Density bonus in one of the City’s residential zones—for example, if the current zoning maximum 

is 9 units per acre, an affordable development would be allowed 12 units per acre. 

• Reduced landscaping requirements (e.g., gallon sized shrubs v. three gallons). 

The City does not have an inclusionary zoning ordinance. The City considered adopting an ordinance, but 

was dissuaded by Colorado’s prohibition from including rental units as part of inclusionary zoning. 

 

Housing trust fund. The City has a housing trust program (the “Affordable Housing Fund”) that is funded 
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through General Fund contributions. The City’s budgeted dollars were the trust’s sole source of revenue. 

The City recently established an additional revenue source for the Affordable Housing Fund via the 

Building on Basics local tax. It is anticipated that this fund will collect 4 million dollars over 10 years. 

Currently, the annual contribution is approximately $550,000. Historically, this figure has been as high as 

$875,000 and as low as $285,000, depending on budget constraints and priorities. The trust fund dollars 

are used to supplement federal grant monies awarded (CDBG and HOME) for housing programs and 

projects. The City dollars carry fewer regulatory restrictions, and there is more flexibility for the types of 

activities that can be funded. 

 

Land banking. Fort Collins established its land banking program with a general fund contribution of 

$1 million. The City’s program is specifically designed to acquire property for development of affordable 

housing units—it is a hedge against rising land costs. Under the program, the City acquires property and 

holds it long-term (a minimum of 5 years, but more likely 7-10 years). After a holding period ends on a 

specific property, the next step is for the City to issue an RFP for affordable housing project development 

on the site. However, the City is not permitted to use the land bank as an investment vehicle (e.g., to 

generate monies to fund affordable housing development). In 2015 a study was conducted to guide 

disposition of existing sites and acquisition of additional sites. In 2017 an affordable housing 

development began construction on the first Land Bank property to be sold.  
 

Displacement. The City conducted a competitive process to select a consultant to assist Social 

Sustainability staff with developing a Relocation plan for low income residents displaced through 

redevelopment activities, including mobile home park redevelopment. The study was completed and 

the Redevelopment Displacement Mitigation Strategy was adopted in March 2013. 
 

Public services. Nonprofit organizations in Fort Collins provide significant supports to the city’s most 

vulnerable populations. Disabled Resource Services provides assistance to 6,000 persons with disabilities 

in Larimer County (4,000 in Fort Collins) each year through advocacy, funding, housing, and more. 

Elderhaus provides day care for adults with disabilities. Catholic Charities provides overnight shelter, 

programming, and supportive services to those experiencing homelessness as well as services to seniors 

to help them maintain independence. The City supports LHIP (Larimer Home Improvement Program) 

which offers grants and zero interest loans to low-income homeowners for repairs, safety, and 

accessibility upgrades. Other providers supported through the Competitive Process provide childcare, 

behavioral health treatment, advocacy for youth and people who have experienced sexual assault, 

services for veterans and people living with AIDS, home health care, dental assistance, and feeding 

programs, among others. Dollars are focused on benefitting low-income and other vulnerable 

populations. 
 

Community development. As detailed in Section IV, some residents perceive that the north side of 

Fort Collins has received less community investment in infrastructure than other parts of the community. 

Part of this perception results from the relative lack of development and redevelopment of older facilities 

located north of the Poudre River. This relatively slower development means that older infrastructure was 

originally installed when the City’s development and street standards were lower than they have been in 

more recent years. Newer development must provide a greater amount of infrastructure which is regulated 

by design standards that provide attractive streetscapes, bike lanes, sidewalks, medians and other 

amenities. In newer areas of the community, a portion of these amenities are provided directly by 

development and a portion is provided by the City through fee revenue. The north side has benefitted in 
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recent years from the development of the King Soopers Marketplace, a shopping center anchored by the 

large grocery chain. With this development came improvements to North College—the City of Fort Collins, 

Larimer County, and Colorado Department of Transportation (CDOT) are working together to bring North 

College Avenue/US Highway 287 (from Jefferson Street to Highway 1) the amenities needed to support 

traveler safety, economic vitality and community livability. Four sections of a five-part project are 

complete, improving this northern gateway to Fort Collins. Constructed improvements brought these 

sections of North College up to the City's current street standards. CDOT is currently constructing roadway 

improvements from State Highway 1 to the LaPorte Bypass, including pedestrian and multi-modal 

improvements. The section of North College from the City limits to State Highway 1 will be the only 

remaining section with inadequate pedestrian and multi-modal facilities from Jefferson Street to the 

LaPorte Bypass. 

 

In order to address existing deficiencies in older sections of the community, the City has implemented 

several strategies. As redevelopment occurs, new standards are applied to developers, bringing up the 

quality of infrastructure in older areas. Fee revenues and service level standards such as parkland 

standards are applied as redevelopment occurs. In addition, the City has made other capital investments 

through voter approved capital improvement programs. Examples of these projects have included College 

Avenue Improvements from Jefferson to Vine (1999-2001), Northside Aztlán Community Center 

replacement (2006), the current North College Avenue Improvements, Northeast College Corridor Outfall 

Project (NECCO), and Lincoln Corridor Improvements (2017). By funding these projects through city-wide 

sales tax measures, the entire community has invested in addressing existing infrastructure and recreation 

deficiencies on the north side. 

 

Other community investments have included the implementation of the North College Urban Renewal 

Authority, and the construction of Soft Gold Park funded partially though General Fund contributions. The 

North College URA has seen success with the development of The Summit and Aspen Heights student 

housing developments. Private development has also brought Revive, a geothermal and green community, 

and The Lyric cinema/café to North College. 

 

Additionally, Transfort has realigned routes 8 and 81, which serve north Fort Collins, including access to 

social service agencies and mobile home parks, to provide more reliable service and has increased headway 

to 15 minutes on both of these routes. This is faster service than is available in most other parts of the 

community. Transfort is developing a Budgeting for Outcomes offer to be submitted in the spring, 

requesting funding for short term solutions for improved north side services and long-term planning to 

achieve a Max-like service for North College. 
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Prior AI. Fort Collins last conducted an AI in 2007. The impediments found in that AI include the following: 
 

Figure VI-1. 
Impediments from City of Fort Collins 2007 AI 
 

Impediment Type Details 

Impediment No. 1. Housing discrimination The 2007 AI found that although few complaints are 

filed, housing discrimination does appear to be taking 

place for persons with disabilities, particularly in the area 

of reasonable accommodations. 

Impediment No. 2. Development related, including land 

development costs and fees and the 

Residential Energy Code 

This impediment is related to the added regulations and 

costs that contribute to housing development costs and 

impact affordable housing. 

Impediment No. 3. NIMBY-ism The AI found that NIMBYism results from the lack of 

information and understanding. 

Impediment No. 4. Transportation The AI concluded that transportation costs have posed an 

impediment to households living on a fixed or limited 

income. 

Impediment No. 5. Affordable Housing Lack of affordable housing units for low/very low 

income households; larger units for families; 

emergency/ transitional housing units for persons who 

are homeless; and housing units that provide 

accessibility for persons with disabilities. 

Impediment No. 6. Foreclosures and credit history The high number of foreclosures creates barriers for 

homeowners who lose their homes and suffer future 

credit problems. Bad credit is also a barrier for 

other residents. 

Impediment No. 7. Language and culture Instances where language is a barrier to housing 

choice remain. 

Impediment No. 8. Income and wage levels The AI cites low incomes as a significant barrier to 

housing choice. 

Impediment No. 9. Decrease in funding The AI concludes that the gap of under- and unserved 

individuals and families has widened with decreasing 

federal and state funds. 

Source:   Albertson Clark Associates. 
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2012 Fair Housing Impediments and Observations 

The impediments and observations in this AI were developed through a variety of research methods 

including demographic and housing market analyses; reviews of complaints and legal cases; analysis of 

mortgage lending data; a review of zoning and land use policies; interviews and meetings with 

stakeholders; as well as surveys of stakeholders and residents. 

 

The impediments and observations described in the following text represent common themes and 

repeated occurrences found throughout the research. In keeping with HUD’s guidance in identifying 

impediments: 

• An “observation” is a fair housing issue that may create an impediment to fair housing choice; 

however, there is not a direct link to the cause or effect (“nexus”) of the action; and 

• An “impediment” has the direct or indirect cause or effect of restricting housing choices or the 

availability of housing choices on the basis of race, color, religion, sex, disability, familial status, or 

national origin. 

 

Impediments. The fair housing impediments found in the 2012 AI research include the following: 

 

Impediment No. 1—Some housing discrimination occurs in Fort Collins, especially for low income residents. 

The 2007 AI concluded that although the number of fair housing complaints filed in Fort Collins was low, 

discrimination does occur in the city. Research for the 2012 AI led to the same conclusion. 

 

The number of complaints filed in the City remains low: between 2006 and March 2012, on average, eight 

complaints were filed each year in Fort Collins. There is, however, evidence that more discriminatory 

activity could be occurring than is suggested by the complaint filings. 

 

As shown below, 25% of the residents who completed the AI survey said they had experienced 

discrimination. It is important to note that since low income residents were overrepresented in the survey, 

this experience does not reflect that of Fort Collins residents overall, but of low income residents. 

 

Other than being a student or being low income/having poor credit, the most common explanations for 

discrimination from survey respondents included disability, familial status, gender and sexual orientation. 
 

Figure VI-2. 
Have you ever experienced 
housing discrimination? 
Low-Income Residents, 
City of Fort Collins, 2012 

 
Note: 

n=385 low income residents and n=93 

residents who experienced housing 

discrimination in the past. 

 

Source: 

BBC Research & Consulting from the 2012 

Fort Collins Resident Survey. 
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In addition to the previous response, many survey respondents described experiences they had which 

they felt were discriminatory. Some of the reasons for discrimination were too broad to conclude that 

a discriminatory act had occurred. Others implied that discrimination had occurred: 

• A policy by Housing and Dining Services at CSU does not allow both members of a same-sex 

couple on a lease unless the couple has a marriage certificate; 

• Apartments that specifically do not allow students; 

• Evictions or non-renewal of lease for persons with mental illness; 

• Landlords refusing to rent to single mothers; and 

• Landlords refusing to rent based on sexual orientation or religion. 

 

Impediment No. 2— Hispanics have much higher mortgage loan denial rates than non-Hispanics. 

Overall, in 2010, Hispanic borrowers in Fort Collins were denied loans 22% of the time, compared to 11% 

for non-Hispanics. This disparity held across income levels: In 2015, Hispanic borrowers were denied loans 

30% of the time, as compared to 8% for non-Hispanic. The most dramatic disparity is within the lowest 

wage earner category. Improvements have been realized for higher income Hispanic borrowers. In 2010, 

for those earning 100% or more of AMI, Hispanic applicants were denied 15% of the time, compared with 

9% for non-Hispanics. In 2015 the denial rate was higher for 100% AMI and greater non-Hispanic 

borrowers by 1%. 
 

Figure VI-3. 
Denials by Ethnicity and Income 
level, City of Fort Collins, 2015 

Note: 

According to HMDA, the AMI for Fort Collins was 

$74,900. This AMI was used to calculate income levels. 

 

Source: 

Home Mortgage Disclosure Act. 

 

 

It is unclear if the reason for the disparity is poor credit history, high debt to income ratios, or other 

similar factors that make Hispanics less creditworthy than non-Hispanics (for example, cultural lack of 

acceptance for carrying resolving debt, lack of which can negatively affect a credit score). Indeed, one of 

the top barriers to housing choice identified by stakeholders was the poor credit history of minority 

borrowers. While it appears that denial rates are improving for higher income earners, the persistent 

disparity in denials remains a concern. 

 

Impediment No. 3— The lack of affordable housing disproportionately affects some protected classes, 

especially persons with disabilities. As part of the AI, BBC conducted a “disproportionality analysis” to 

determine if certain protected classes were more or less likely to be served by public housing. 

  

Less than      50%-99%     Greater Than     Grand 

50% AMI AMI 100% AMI Total 

 

Overall 
 

2% 
 

3% 
 

4% 
 

10% 

 

Hispanic or Latino  

Not Hispanic or Latino 

 

17% 

1% 

 

8% 

3% 

 

  4% 

5% 

 

30% 

8% 

 

Hispanic / non-Hispanic Difference 
 

16% 
 

5% 
 

-1% 
 

22% 
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As demonstrated in Figure VI-4, public housing and the voucher program provide housing to protected 

classes at higher rates than their representation of persons in poverty overall for female heads of 

households, persons with disabilities and persons of Hispanic descent. 

 

Figure VI-4. Distribution of 
Public Housing/ Voucher 
Program Participants and 
Residents in Poverty, City 
of Fort Collins, 2016 

 
Note: 

The student population of Colorado State 

University likely increases the poverty 

rate of Fort Collins. 

 

Source: 

Public housing and voucher program data: 

Housing Catalyst. 

Poverty data from 2016 5-year ACS. 

 

 

 

 

Resident and stakeholder comments from the survey support the conclusion that the limited supply of 

affordable housing in Fort Collins disproportionately affects persons with disabilities: 

• Difficulty finding wheelchair accessible housing for middle income residents; 

• Difficulty finding apartments that accept pets and potentially service animals; 

• Few housing options for persons with disabilities; 

• Lack of accessible units for persons with disabilities is seen as a big need in Fort Collins; 

• Perception that affordable handicap accessible housing is nonexistent in Fort Collins; 

• Reliance on public transit limits options for persons with disabilities; 

• Residents relying on disability payments are unable to meet income requirements of private 

landlords (e.g., demonstrating that income exceeds rent by two or three times). 

 

Finally, one-third of resident survey respondents whose household includes a member with a disability are 

living in housing units that do not meet their accessibility needs, as shown in Figure VI-5. Of these 

households, one in three is living in a housing unit that does not meet their disabled family member’s 

accessibility needs. The most common accessibility improvements desired include grab bars, ramps, wider 

doorways and single-level residences. 

 
Public 

Housing 

All 

Vouchers 

Programs 

Residents 

Living in 

Poverty 

Female Head of Household with Children 51% 33% 28% 

Disability 53% 55% 25% 

Head of Household’s Race 
   

American Indian or Alaska Native Only 3% 2% 29.8% 

Asian Only 0% 1% 18.8% 

Black/African American Only 3% 4% 25.3% 

White 92% 92% 16.9% 

Head of Household's Ethnicity 

Hispanic or Latino 

Not Hispanic or Latino 

 

 

40% 

60% 

 

 

22% 

78% 

 

 

24.7% 

16.3% 
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Figure VI-5. 
Accessibility Needs of 
Households, City of 
Fort Collins, 2012 

 
Note: 

n=371 respondents and 

n=87 respondents with a 

disabled household 

member. 

 

Source: 

BBC Research & Consulting 

from the 2012 Fort Collins 

Resident Survey. 

 
 

 

 

Impediment No. 4— Fair housing awareness and knowledge could be improved. One in three 

stakeholders do not believe there is adequate information about fair housing available in Fort 

Collins. An additional one-third do not know whether resources are adequate. 

 

In addition, when stakeholders were asked what types of people are members of protected classes 

under state and federal fair housing laws many had incorrect answers; this despite half of the 

stakeholders having received fair housing training in the past. Age, income, sexual orientation and 

behavior are not currently protected by the Federal Fair Housing Act. However, HUD recently modified 

its regulations to prohibit discrimination on the basis of sexual orientation and gender identity in HUD-

funded programs. Sexual orientation and marital status are protected by the Colorado Fair Housing Act. 
 

Figure VI-6. 
Stakeholder Knowledge of Protected Classes, City of Fort Collins, 2012 
 

 

Note: n=43. 

Source:   BBC Research & Consulting from the 2012 Fort Collins Resident Survey. 
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Two open-ended comments described some of the challenges that lack of knowledge can create: 

• Frontline affordable housing leasing staff is not trained to properly interact with disabled 

individuals and this limits their ability to work effectively with these individuals. 

• A stigma and confusion regarding individuals with mental health issues persists and can lead to 

unfair treatment. 

 

Observations. The following observations contain important findings from the AI which may directly or 

indirectly create impediments to fair housing choice. Because we were unable to verify their direct impact 

on protected classes; however, these findings are treated as observations in this study. 

 

Observation No. 1—Some residents perceive an inequitable distribution of resources. The open ended 

answers in the survey instrument contained many examples of potential inequities in distribution of 

community amenities in Fort Collins. 

• Older parks, particularly those located in North Fort Collins, are perceived to be less well- 

maintained and of lower quality than other parks; 

• Older parks are perceived to have fewer amenities (e.g., bathrooms) than parks in newer and 

more affluent neighborhoods; 

• Public transit services are limited in geography, frequency of service and service times; 

• The Hispanic population, and particularly limited English residents, are perceived to be not 

represented in City public affairs; 

• Perception that north Fort Collins receives less attention and investment from the City; and 

• Perception that more affluent neighborhoods receive better services and attention from the City. 

 

Observation No. 2—Some elements of the Land Use Code could be improved. Clarion Associates’ review 

of the City’s land use regulations and zoning code—including occupancy restrictions—found no 

impediments to fair housing choice. However, several areas for potential improvement were found and 

include: 

• Lack of a clear purpose statement within the Land Use Code that identifies the City’s intent to 

provide fair housing opportunities to all residents and to comply with Federal and state law 

regarding housing choice and availability; 

• Need a definition of the term “disability” that is consistent with the Fair Housing Act definition of 

the term; 

• Better alignment of the purpose statements for the residential zone districts with the City’s intent 

to provide fair housing opportunities; 

• Clarification about the regulations for overnight shelters; and 

• Expansion of the criteria for granting modification/variance approvals to include making 

reasonable accommodations to address handicap accessibility. 
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Fair Housing Action Plan 

Based on our research for this AI, BBC recommends the City of Fort Collins consider the following Fair 

Housing Action Plan (FHAP) for reducing fair housing impediments: 

 

Action Item No. 1—Improve the housing environment for people with disabilities. People with disabilities 

have many challenges finding affordable, accessible housing in Fort Collins and may experience housing 

discrimination. The City should make it a long-term priority to reduce barriers to fair housing choice for 

persons with disabilities. 

 

Actions the City should consider to address the variety of challenges that people with disabilities have 

in finding housing include: 

• Continue to support nonprofit organizations working to financially assist persons with disabilities 

in securing housing (e.g., first and last month’s rent, pets or service animals) as well as 

accessibility improvements and reasonable accommodations. 

o Ongoing effort 

• Establish a central point of contact for people with disabilities who have fair housing concerns. 

• This contact should provide people with disabilities with information about their rights 

concerning service animals, reasonable accommodations and be a resource for finding 

accessible housing in the City. The contact should also be able to answer questions from 

landlords about compliance with fair housing laws. 

o In progress 

• Continue to make development of affordable, accessible housing near transit a housing priority. As 

economic conditions improve, the City should use its affordable housing tools (e.g., housing trust, 

land bank) to encourage developers to build additional affordable, accessible rental units for 

people with disabilities. 

o Ongoing effort 

• Encourage the production of “visitable” and accessible housing by private sector developers by 

offering enhanced development incentives (or, alternatively, by reducing incentives for 

affordable housing that is not visitable). 

o Resources required 

 

Action Item No. 2—Strengthen fair housing information, educational and training opportunities. The City 

of Fort Collins could improve the access to fair housing information by: 

 

• With the assistance of CCRD and HUD, develop a list of procedures that City staff, housing 

authority staff and nonprofit housing providers can use when someone calls with a fair housing 

concern or question. Sponsor an annual training session that these key staff—as well as 

interested community members who have contacts with protected classes (e.g., volunteers with 

Volunteers of America)—can attend to stay up-to-date on fair housing issues. 

o In progress 

o Provide fair housing links on the Neighborhood Services webpage 

(http://www.fcgov.com/ neighborhoodservices/). The Neighborhood Services site 

provides a good deal of information for landlords and residents, but would benefit from a 

link dedicated to fair housing resources. 

� In progress 
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• This web page should briefly describe fair housing protections, contain links that residents could 

click on for more information and provide contact information if residents believe they have been 

discriminated against. We recommend, at a minimum, providing links to HUD’s fair housing 

information page at http://portal.hud.gov/hudportal/HUD?src=/ topics/housing_discrimination, a 

link to the State Civil Rights Division webpage at www.dora.state.co.us/civil-rights/. The City 

should also have a link on its website to the State Division of Housing’s searchable database for 

affordable housing: www.coloradohousingsearch.com/?content=Search. 

o Completed on Social Sustainability webpages; In progress for Neighborhood Services 

 

• Suggestions for the type of fair housing information or training that may be most beneficial, 

based on stakeholders’ responses to the AI survey include: 

• Fair housing practices focused on disability, mental health and behavior issues; 

• Creation of a “cheat sheet” or “quick facts/FAQ” reference guide providers could rely on 

when responding to potential housing discrimination inquiries; 

• More frequent fair housing training; 

• More information specific to reasonable accommodations; and 

• Provide information via webinars for convenience. 

o Resources required 

 

Action Item No. 3—Support efforts to improve residents’ creditworthiness. Support local credit counseling 

agencies in their efforts to educate residents about good personal finance practices and their understanding 

of mortgage loan financing. Refer residents who contact the City with personal finance or credit questions to 

local counseling agencies. 

• Ongoing effort 

 

Action Item No. 4—Continue to pursue infrastructure and public amenity equity. As a longer-term action 

item, the city should continue its efforts to address existing infrastructure and recreation deficiencies on the 

north side as funding allows. 

• Ongoing effort 

 

Action Item No. 5—Continue efforts to make community amenities accessible to all residents. Fort 

Collins is one of the few cities in Colorado with a fully accessible park. As opportunities are presented, the 

City should continue efforts like this to ensure that all residents have access to and full enjoyment of 

community amenities. 

• Ongoing effort 

 

Action Item No. 6—Make improvements to land use code. The City should consider making the changes 

suggested in Observation No. 2 to clarify certain aspects of the code and reaffirm the City’s commitment to 

fair housing. 

• Ongoing effort 
 

As described in detail throughout this document, progress has been made toward many of these action 

items. Via the City Plan update, Social Sustainability will pursue additional equity and inclusion efforts, Land 

Use Code improvements, and continued consideration of low income and special populations in City planning 

and development. With the recent hire of the Equal Opportunity and Compliance Manager in the City 

Manager’s office we expect improved communications around Title VI, ADA compliance, and Fair Housing 
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regulations both within the organization and outward to the community. With the addition of tax-payer 

supported affordable housing funding, improvements to construction defects litigation, and potential 

changes to fee and waiver structures for affordable housing developers, the Social Sustainability department 

has additional tools to assist low- and moderate- income residents with achieving sustainable housing. 

However, market factors (housing price escalation that outpaces wage growth), continue to make Fort Collins 

an expensive place to live.
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APPENDIX A. 
 

 

Public Input Comments* 

*Additional public input was not sought as no significant changes were made to the Analysis of 

Impediments. Impediments and concerns remain the same. 
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APPENDIX A. 

Public Input Comments 

The following comments are representative of issues discussed in open-ended survey questions, focus 

groups and interviews. 

 

Comments received during the Draft AI Public Review period and other related materials appear at the end 

of this section, following Page 12. It is important to note that the following comments appear exactly as 

they were received; they have not been modified or paraphrased. Similarly, the alleged fair housing 

violations described in the comments have not been investigated to determine factual or legal basis. 
 

Housing Needs—Persons with Disabilities 

• “It is hard for disabled people who have young kids, not having a playground or park around an 

apartment, but thank you so much.” 

• “It is very difficult to find wheelchair accessible housing that is for middle income residents.” 

• “I've noticed that there is still a stigma and a lot of confusion regarding individuals with mental 

health issues and how to deal with us in an educated and compassionate way.” 

• “Most affordable housing agencies staff are not trained to interact appropriately with disabled 

individuals, be they mental or physical, and therefore lack the appropriate tools and compassion 

necessary to work effectively with those folks. They are trained to get warm bodies into their 

housing units, collect their rents, and expect those folks to all ‘live by the rules’ as they are 

written. Most of those staff have never lived in poverty and do not understand the day-to-day 

obstacles and difficulties those families face. They also do not understand how lower income and 

disabled folks are viewed by the world, treated by others, or how those folks view the world 

themselves. There is a great need for housing that is truly affordable and provision of support 

services by a person who understands and is trained in those areas should be in place to assist 

those families. The fact that CARE Housing Board last January laid off their one and only support 

services coordinator without ever informing their residents, and then offered nothing for their 

residents for the entire year when it came to support services is a disgusting disgrace not only to 

that agency and its residents but also to the funders/donors who provided financial assistance  to 

that agency with the intention that those monies would be used toward the provision of support 

services and the betterment of those individuals and families living in their housing units.” 

• “I have a couple of friends who are disabled and waiting for some housing assistance. They tell me 

that the wait is 2+years. This does not seem good to me.” 

• “I work with people with chronic illnesses who often only have SSI/SSDI as income and it is next to 

impossible for these individuals to find reasonable single-family homes in Fort Collins. It's 

especially difficult for people who also have mental health issues, who may need different 

accommodations to feel comfortable in a setting. I'd love to see lower cost housing become 

available in or near Old Town, where the majority of resources are located.” 

• “I wish there were more affordable single-person housing for non-students of modest means (and 

high student loan repayments) and more options for disabled seniors who are not ready for a 

retirement home.” 
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• “It would be great to find affordable accessible housing AWAY from college students and close to 

bus stops.” 

• “Most places in Fort Collins want you to have twice the amount of your rent, and if you're on 

disability, you don't qualify. This is not fair housing.” 

Contributing Factors to Current Housing Choice 

• “Couldn’t qualify for any other housing. Better than sleeping in the car.” 

• “Handicapped accessible, pets OK.” 

• “I needed something I could afford on the Southside so that my nine year old son wouldn't have 

to switch schools.” 

• “Simple and understanding procedures — understanding of past mistakes; up front about credit, 

background and reference checks; no huge app fee; professional management.” 

• “Subsidized senior housing that doesn’t require perfect credit.” 

• “As a proud native of Fort Collins, I find it reprehensible that there is a dire lack of decent, 

affordable one bedroom units; that in essence, folks like myself, who work hard just to ‘scrape- 

by’ have to move 30 miles out while the Choice City seemingly caters to the housing of trust- 

funders and wealthy transplants. Rich, poor, and in between, we all have something to contribute 

to the community. However, it is to the very detriment of any community when we forget such.” 

• “We are currently renting because of higher priced homes in Northern Fort Collins. We’re not 

finding homes that are affordable.” 

• “We wanted to live in Old Town but had a specific price range.” 

Primary Factor Related to Current Housing Choice 

• “It was in our price range and had the appropriate amenities at the time of move in; at this point, 

we're just living there because moving is a hassle and vacancy rates are painfully low.” 

• “I like my home, but I live in a student-populated neighborhood and don't like the noise.” 

• “I like my neighborhood, but we don't feel that safe there and that is part of why we are trying to 

move.” 

• “Size of garage, size of yard, size of house, close to center of town and easy access to Old Town; 

fewer college students in the neighborhood.” 

• “I live in a motel.” 

• “This was the only affordable house I found for rent, although it's far away from Old Town, 

restaurants, services, etc.” 

• “I’m in transitional housing.” 
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Factors that Prevent Residents from Moving 

• “I need affordable wheelchair accessible housing that isn't Section 8.” 

• “Cannot find another rental home in my price range that is big enough for my family.” 

• “Cannot afford deposit and first month’s rent.” 

• “Can't find housing close to Ridgeview Classical School using housing voucher.” 

• “Can't find pet friendly and handicapped accessible.” 

• “Desired neighborhood is very pricey.” 

• “Don't know where to seek information on places I am interested in like apartments above 

businesses in downtown, Kensington Apartments, etc.” 

• “High cost of everything versus low earnings in Fort Collins.” 

• “Homes in our price range all need major updating.” 

• “Housing voucher is not accepted or is too low amount for rental costs.” 

• “I would like to purchase a home and have not yet reached my savings goal.” 

• “No affordable housing where I'd like to move.” 

• “Rent prices are outrageously high.” 

Barriers to Moving Elsewhere in Fort Collins 

• “Affordability of desired area. My children attend McGraw on choice.” 

• “Affordable nice apartments/houses are hard to come by where Section 8 is accepted.” 

• “Banks don't give loans as easy as they use to. Even with great credit.” 

• “Cannot find affordable apartment for older single person.” 

• “Difficult to find housing if you have credit issues.” 

• “Barriers — fear of housing market, cookie cutter homes in South Fort Collins are SO unappealing 

and expensive, lack of natural areas nearby nice home areas.” 

• “Handicap accessible affordable housing is nonexistent in Ft. Collins.” 

• “I am low income and am on two waiting lists for housing, one through the city and one for VOA 

housing. I do need ground level housing and the ability to keep my small dog.” 

• “I was laid off in January 2011, found another job that only lasted one month due to back injury. I 

am not working at the moment. Looking for work, work that won't worsen my condition. I am in 

need of better transportation. I am 60 years old and have never been this bad off. I have owned 

two homes. I have worked since I was 18 years of age and again, have never felt so helpless, 

worthless and meaningless. I also feel, because this is a college town, landlords get away with 

much more here than other locations.” 

• “It’s called 3-unrelated you hypocrites. How could you put out a survey about housing 

discrimination when YOU have a policy that is explicitly designed to discriminate against young 

people and students? The biggest challenge to finding housing in this city is from YOU.” 

• “It's hard to find an affordable place for a single mom that wants a fenced yard for her kids to play 

in.” 

• “Lot size — most too small for a ranch house with three car garage — unless you go to .5 acre lot 



121 | P a g e  

which is too expensive and big.” 

• “Many landlords do not want to rent to my family because we have non-traditional income. 

• My husband and I are both students (non-traditional adult students). We receive income from 

financial aid and from my part job work as a substitute teacher with Poudre School District.” 

• “My job — I have to live close enough to walk or bus.” 

• “The costs associated with living in a nice, quiet, family oriented neighborhood are very high. 

• Also, there are few two bedroom single family homes available for a decent price.” 

• “The public transportation — or lack thereof — makes it difficult to live in certain areas since I do 

not have a car.” 

Important Factors to Consider for Next Housing Unit 

• “Access to public transit and/or bicycle trails.” 

• “Affordable but quality.” 

• “A place to call home that I can live at and be at instead of being homeless.” 

• “Clean; friendly neighbors.” 

• “Close to the school we choose for our kids.” 

• “Damage deposit in range of those who have limited income.” 

• “Family friendly neighborhood — not college parties.” 

• “House characteristics - size, bedrooms, bathrooms.” 

• “Income level of neighbors; proximity to projects/drug areas.” 

• “Near parks and open space.” 

• “Neighborhood aesthetics — cleanliness, upkeep, lighting.” 

• “Not having a sleazy landlord who doesn't fix things.” 

• “Places for my young son to play at.” 

• “Proximity to public transit, but away from major roads.” 

• “Proximity to work and services.” 

• “Safety of neighborhood.” 

• “Streets that are easily navigable in a motorized wheelchair.” 

• “Yard with a fence.” 

 

Inability to Find Affordable Housing 

• “CSU keeps adding students but not adding housing, so renters like me and those who make less 

are competing with students for affordable housing options. Because of this I have found that the 

quality of rental units tends to suffer while the price goes up, so it is difficult for those raising 

families to find some place that is of good enough quality to raise kids in because the standard is 

set so low with students. The school needs to be held more accountable in only increasing the 

number of students when they increase housing options.” 

• “All areas of Fort Collins. We have worked with a realtor, but the cost is prohibitive.” 
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• “Anywhere north of CSU and west of downtown.” 

• “Housing voucher limits opportunities.” 

• “I was living in Bull Run townhomes and could no longer afford it or find something cheaper when 

my son's father left us. Eventually I found housing with CSU when I started school.” 

• “In middle or upper middle class neighborhoods.” 

• “No neighborhoods or areas specifically, as I would love to live in a house most anywhere. Just 

being able to afford the rent on a house large enough for me and my kids would be great.” 

• “Pretty much anywhere outside trailer parts and ghetto apartment complexes.” 

• “There is a great need for housing for lower income workers. Rental homes need greater 

oversight for upkeep and safety and quality of neighborhoods.” 

• “There is a severe lack of family-oriented, affordable housing in Fort Collins. We are planning a 

move to Arizona specifically because of the housing issue. We are very frustrated with this 

situation, as our family is here. But we have to find stable and safe housing for our children, and it 

is impossible here.” 

Why Respondents Feel Unwelcome in Fort Collins 

• “Attitude towards lower class. Class bigotry.” 

• “Don't make enough money and my non-traditional family.” 

• “Fort Collins is much whiter compared to the South where I am from, and I feel like a lot of white 

people here are not used to being around people of color and act uncomfortable. Additionally, I 

feel like Fort Collins tries to act like poverty doesn't exist more than they address it. It is very hard 

to access services here compared with other places I have lived, especially housing services.” 

• “Fort Collins is trying hard to have the one image/type of people, geared to them in many aspects 

by the City officials' vision for the town. It looks down on any other type that does not fit into 

their vision/models for other people that many choices that are made does not include them in.” 

• “I'm disabled and have had a ton of problems from my neighbors hating disabled people and 

police making me put up with this crap.” 

• “I'm Intersex.” 

• “People don't want to be friendly toward me when they find out I live in a mobile home or that 

I'm unemployed, or both.” 

• “Poor, Latino, single parent, disabled, Section 8 voucher.” 

• “Seniors are swept under the rug. Where I live, they are nasty to me.” 

• “Sometimes I feel discriminated against.” 

• “The 10-year rule for felons looks beyond the act and criticizes the actor (or person who made the 

mistake) and assumes that I will not change when in fact I have and if they looked at how I lead 

my life now and the things that I am involved in now they would never think that I could make a 

felonious mistake.” 

• “Very few programs designed to help struggling families.” 
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Reasons for Inequitable Treatment 

• “Housing & Dining Services at CSU has a policy which is discriminatory towards same-sex couples, 

who are unable to both be on a lease without a marriage certificate.” 

• “Because I live in a poor neighborhood, the maintenance needs are not met satisfactorily or in a 

timely manner.” 

• “Disabled and/or not working.” 

• “Do not feel upkeep at our local park is the same as in other parks. No bathrooms for little 

kids/families at our park.” 

• “Having been a renter and a homeowner, renters seem to be viewed as less trustworthy, 

responsible, financially stable, interested in neighborhood functions, etc. than homeowners. 

Homeowners are viewed as more valid people on many fronts. It is a shame.” 

• “I feel that we're treated better than people in other parts of Fort Collins because it's a more 

affluent neighborhood.” 

• “I think the North end of Fort Collins, especially those of us North of Laporte, get very little 

attention or investment.” 

• “Most areas don't accommodate for gay, bi or transgender peoples, let alone HIV.” 

• “Race discrimination.” 

• “The people in the far North side of Fort Collins are not represented in city public affairs. I never 

hear public officials talk in Spanish and rarely mention immigrant needs.” 

Potential Barriers to Fair Housing Choice—Resident Perspectives 

• “Affordable housing is in unsafe areas.” 

• “Bus service not available in evenings or at night.” 

• “The city of Fort Collins does not embrace blue collar people. No working on a car in the driveway. 

• Building permits and restrictions discourage DIY projects. No facilities for motorized sports. Not 

enough off-leash dog friendly areas. I enjoy what is offered, but things are very one sided.” 

• “I have big, well behaved dogs, who are my family. It is always a worry where I can live.” 

• “If I were answering for some of my clients who are in need of affordable housing, I would answer 

that finding accommodations for people with disabilities is a serious problem and I would answer 

several other areas as being close to being a serious problem. However, since I am ‘normal’ and 

middle class, most of these questions were not problematic for me.” 

• “No students allowed' apartments are very discouraging.” 

• “Our credit, which was once stellar, has been affected by low wages, unemployment, and the 

economy — including the high cost of goods. Landlords should not have access to credit scores. 

Rental histories should be satisfactory. Of course, buying is different, but this will be a long 

recovery for our family.” 

• “Poudre School District bussing is only available within the neighborhood where your child 

attends. We chose McGraw, but the neighborhood is very expensive and we cannot afford to live 

there now.” 

• “There is very little affordable housing in the neighborhoods near Old town that is not completely 
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run down. We also have a house next door to us which has been condemned and abandoned for 

three years which is detrimental to our neighborhood.” 

• “Three unrelated is discriminatory against a HUGE class — the poor.” 

• “Also, those who have lost homes due to foreclosure are looked at as being better ‘risks’ when a 

landlord rents to them as they have been used to paying higher mortgages. Therefore, the 

families who have never owned homes get passed over in the rental markets and the foreclosed 

families seem to get preference when it comes to renting. Foreclosed families are also looked at 

as being more "responsible" homeowners as they know what it's like to own their own home and 

therefore will probably care for their rental better than a family who has always rented would.” 

• “The housing options that I can afford are in neighborhoods that are not very safe for my child. 

The crime and drug abuse that occurs in these neighborhoods are unsafe conditions to raise a 

child. They also tend to have a high density of students. Where there are students there are 

parties. The neighborhoods are full of litter, the yards are not well kept, and are not family 

oriented.” 

Potential Economic, Demographic and Housing Barriers—Stakeholders 

• “Transportation and lack of availability of affordable housing are the big areas of deficit in Fort 

Collins.” 

• “The public sector has done a good job of scattering affordable units, but private sector 

affordable units are primarily in south Fort Collins.” 

• “Low income residents compete with students for the limited affordable rental options in the city. 

With vacancy rates so low, landlords have their pick of tenants, and students often have their 

parents co-sign on their lease. This means that low income households who may only have minor 

credit blemishes or criminal histories are comparatively less desirable tenants.” 

• “One little credit history blemish prevents them from finding a home.” 

• “There are very few housing options for persons with disabilities.” 

• “Most new construction does have accessible units, but it has been constructed for college 

students and seniors.” 

• “Mobile home parks provide a critical option for low income housing. When the mobile home 

parks close for redevelopment, it is very difficult to place the residents.” 

• “It is very difficult to find apartments that will accept animals and potentially service animals.” 

• “The tightening of the rental market has likely opened up opportunities for discrimination and 

some landlords that used to take people with no credit history, criminal records, etc., no longer 

do—landlords who may have been willing to take a certain type of person now doesn’t have to 

because they can find a ‘better tenant.’” 

• “By and large, there is a higher concentration of affordable housing on the north side of Fort 

Collins. It’s also where services are located. This concerns businesses and residents. The north 

side is being sacrificed against the needs of the larger community. North Fort Collins is older. If 

you step a few blocks off of key streets, you see that the structures are more dilapidated. 

Enrollment in north side schools has declined and the Poudre Valley School District has already 

closed one school; they may close others. The north side has a higher concentration of minorities 

and poverty. The majority of Fort Collins’ growth has been to the south. Fort Collins is becoming 

two communities, the north and south, and both have distinct economics.” 
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Potential Land Use and Zoning Barriers 

Stakeholders comments about zoning and land use barriers include: 

• “I think the occupancy limitations are good, but very seldom are they enforced, i.e., college kids’ 

houses. That's very frustrating.” 

• “I think occupancy and covenants are a barrier, but also are important in the city/neighborhood 

planning.” 

• “Our 3-unrelated rules make it difficult for clients to pool resources and live together.” 

• “Single parents with children and minorities are disproportionately represented in low income 

households. Any new requirements by the city that drive up the cost of housing in Fort Collins can 

create barriers for these families. For instance, radon mitigation requirements, density 

limitations, green energy requirements, etc. can all drive up the per unit cost of housing.” 

Residents’ comments about zoning and land use barriers centered on the City’s occupancy limits: 

• “I would like to see Fort Collins provide more low-income senior housing and also allow for more 

than three unrelated tenants per household. This city regulation discriminates against low income 

families, people and students.” 

• “There need to be affordable housing options for working class, child-free individuals and couples. 

I feel the three-unrelated rule unfairly targets these individuals and all low-income individuals.” 

• “We have to alter the ‘Number per residence’ law. It is so ironically discriminatory it is laughable. 

Especially in a well-educated area that touts open mindedness and accessibility to stable 

housing.” 

Potential Lending Barriers—Stakeholders 

• “On the mortgage side, many of our clients could use a modification. Most are behind on their 

mortgage because they were or are unemployed. We still see subprime loans, but less than in 

recent years.” 

• “With respect to fair housing issues, I just noticed that two of the highest mortgage rates I’ve 

seen in a while (9%) were both black clients. I can’t prove that they received a higher rate because 

of race but it stood out enough to notice it.” 

• “The biggest challenge for all first-time homebuyers is can they get financing. Banks have become 

much more strict, because of the poor recent history with high default rates and the 

consequences of low/no downpayment loans from the past. The high default rates have made 

banks less interested in loaning to first time homebuyers. Banks are strictly looking at the 

numbers. They have their CRA obligations and know not to redline. So, the difficulty in securing 

financing is strictly an equal opportunity barrier, not a disparate impact.” 

Equity of Service and Facility Provision—Stakeholders 

• “Sidewalks are limited in the Buckingham/Andersonville communities and rural areas. 

• Transportation is limited just outside the city limits, and the northwest primary schools certainly 

do not test as high as the other local elementary schools.” 

• “Public transit lacks in the South side of Fort Collins. No public transit available South of Harmony 

Road.” 

• “Accessible transportation is a huge problem in this area and needs to be worked on.” 
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• “Social services are mostly on the north side of town.” 

• “All the new parks are located in the south of town, nothing new or updated in central or north. 

• Public transit is lacking across the board.” 

• “The transit system is very lacking. There are so few buses that most only come by a stop once an 

hour and service stops at 6:00 pm. Everyone struggles with transit. This is an equal opportunity 

barrier to all low-income residents.” 

Service and Facility Provision—Residents 

• “There needs to be more housing for the homeless. I can't get into an SRO because I'm not single. 

But, since I don't have an income, I'm not eligible for Section 8.” 

• “The Housing Authority needs more Section 8 housing and to stop the practice of purge letters.” 

• “Housing for students ranges from very expensive, decent properties to properties that I would 

call slums. Rules should be enforced in rentals: no mold, adequate insulation — many small 

homes are electric heat only, I know people, and I myself, have kept the heat on dangerously low 

in the winter to avoid $300 electric bills, trimming the trees so they don't fall on my car or me 

when it snows, etc.” 

• “I feel, as a homeowner, I have little ability to affect change in my neighborhood. For example, 

there have been squatters in a home going through foreclosure for over a year — drugs, trash in 

the yard, etc. — it's bringing down the property values. So far, efforts by myself and others to 

correct the problem/evict the "tenants" through city/county/police channels have been 

unsuccessful. 

Access to Transit—Residents 

• “[Unable to access transit] for work on Sundays and coming home from work at night.” 

• “[Unable to get to] Care Housing Provincetown on Trilby or anywhere South of Harmony Road.” 

• “I've moved from west to central to southeast — all areas lacked transit that connects to needed 

destination.” 

• “It's an issue of service times.” 

• “Anywhere... there is no public transportation near us.” 

Experience with Housing Discrimination—Residents 

Residents described why they believe they were discriminated against in seeking housing to rent or buy in 

Fort Collins: 

• “Because I am a white disabled woman.” 

• “Because I am poor, HIV and transgender.” 

• “Because I'm disabled, a woman and Hispanic!” 

• “Because of my dog and I have a child. Usually due to noise.” 

• “Credit issues primarily, also pets.” 

• “Ex-felon and low income.” 

• “Having a young child.” 

• “I felt people saw that we couldn't afford the rent. We asked if they could take Section 8 and they 
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almost got angry. A lot of people were like 'no sorry' in a sarcastic voice. Made us feel below them 

because we couldn't afford a house without assistance.” 

• “I have bi-polar disorder and was asked to move out.” 

• “I'm disabled and have a service animal.” 

• “Landlords did not want to make low cost accommodations for wheelchair accessibility.” 

• “Marital status and age of kids.” 

• “People telling me that I either have too many people for the number of rooms or I don't make 

enough money.” 

• “Poor, disabled, Latino, single parent, Section 8 voucher.” 

• “Sexuality and religion.” 

• “The homeowner said he would not rent to a single mother.” 

• “The rules for CSU housing require a marriage license for same-sex partners to both be on a lease. 

This gives an unfair advantage to people in heterosexual relationships, who have the option to get 

married if they choose to do so. Additionally, I experienced a couple of employees of Housing and 

Dining Services at CSU saying negative or discriminatory things about same-sex relationships 

when my partner and I were exploring housing options there.” 

• “They do not like disabled.” 

• "Some landlords will not rent to homosexuals, Jews or felons." 

Experience with Housing Discrimination—Stakeholders 

• “Very challenging for larger low-income families to find places to rent. This is made even more 

difficult by the two heartbeats per bedroom rule (HUD) and that kids of opposite genders can’t 

share a room after age 5.” 

• “Families are disparately impacted by the tight rental market in Fort Collins because there are too 

few units. Also, not a lot of landlords know that single mothers are a protected class. They may 

not realize they are violating fair housing law when refusing to rent to them.” 

• “There are not enough accessible units in Fort Collins for persons with disabilities. This is a very 

big need in Fort Collins.” 

• “We received outrageous calls from Care Housing residents in July and August 2011. Four 

complaints have been filed.” 

• “The Poudre Valley Trailer park manager may be discriminating against Spanish speakers.” 

• “Refusing to make accommodations for service animals is an issue.” 

• “A number of landlords I’ve worked with for years no longer want to place my clients 

• (mental health disabilities); mostly because they don’t have to.” 

• “One stakeholder believes that Care Housing engaged in discriminatory advertising and stated 

that in Colorado Gives Day promotional materials Care Housing advertised that Care Housing is 

for working families only. 
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Fair Housing Resources Needed 

• “Fair housing practices for special protection groups such as disability, mental health and 

behavior issues.” 

• “I think the training should be more often, maybe 4 months. A ‘cheat sheet’ that providers could 

have at their desks would be helpful.” 

• “It is a very complicated issue and hard to remember when you don't deal with it every day. 

• Quick facts for reference would be good — or FAQ's.” 

• “It is frustrating that there are no attorneys in the county that deal with Fair Housing or Civil 

Rights laws. If a client needs legal assistance, there is nothing here.” 

• “More on special accommodations.” 

• “Webinars for convenience.” 
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Public Review Period 

The Public Review Period for the AI ran from July 2 – August 8, 2012. Notice was provided through 

publication in the Coloradoan, posting on the City’s website, and a media and email release. In addition, 

hard copies of the Draft AI were made available at all library branches and City offices. 

 

Electronic versions on the AI were distributed to all area human service agencies, affordable housing 

providers, other key community partners (e.g., United Way of Larimer County, for its distribution list), all 

City departments cited in the AI, all appropriate Boards and Commissions (e.g., Human Relations 

Commission, Commission on Disabilities), and any stakeholders providing input to the AI for whom contact 

information was provided. Apart from comments included in this subsection, no other comments were 

received. No comments were excluded from this document. 

 

Included in this subsection are: 

 

• Public Notice 

 
• Amended Public Notice 

 
• Draft Minutes from Joint Meeting Segment between the Affordable Housing Board and 

the CDBG Commission, July 12, 2012 

 
• Letter from Bill Reinke, Executive Director, CARE Housing 

 
• Letter from Pat Coyle*, Director, Colorado Division of Housing, to CARE Housing. 

*Anne-Marie Mokritsky-Martin, non-attorney advocate for the Colorado Cross Disability Coalition, 

requested that this letter be submitted as her comments on the AI. 

 
• BBC Response to Public Comments 
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CITY OF FORT COLLINS 

ANALYSIS OF IMPEDIMENTS TO FAIR HOUSING CHOICE (the “AI”) AVAILABLE FOR 

PUBLIC REVIEW 

 

 
The City of Fort Collins’ 2012 Analysis of Impediments to Fair Housing Choice (the “AI”) will be available for 

Public Review from July 3, 2012 through August 1, 2012. Fort Collins, as a recipient of federal funding for 

affordable housing and community development activities, is required to submit this document to the U.S. 

Department of Housing and Urban Development (HUD) every five years. 

 

The document takes a current snapshot of Fort Collins in the areas of barriers to housing which may limit 

fair choice. It also looks at discriminatory practices--especially as they relate to persons in protected 

classes. Based on research, public comment, and analysis, the AI lists issue areas (Impediments and 

Observations) and outlines Action Items for corrective action and improvement. Areas addressed include 

everything from the City’s Land Use Code to local lending practices. 

 

A copy of the Draft Public Review document will be available for review beginning July 3, 2012 at: 

 

• Poudre River Public Library District Branches: 

o 201 Peterson Street (Old Town-Main Branch) 

o 2616 S. Shields (Harmony Branch @ Front Range Community College) 

o 2733 Council Tree (Council Tree Branch @ Front Range Village) 

• City of Fort Collins, Social Sustainability Department, 281 N. College, 2
nd 

Floor 

• On-line at www.fcgov.com/socialsustainability 

Written comments on the document may be submitted to: Heidi Phelps, City of Fort Collins, Social 

Sustainability Department, PO Box 580, Fort Collins, CO, 80522-0580. Comments may also be submitted by 

phone to 970/221-6578, by fax to 970/224-6111 or by e-mail to hphelps@fcgov.com. 

 

All comments must be received by the close of business August 1, 2012. 

 

 

 

 

 

 

THE CITY OF FORT COLLINS WILL MAKE REASONABLE ACCOMMODATIONS FOR ACCESS TO 

CITY SERVICES, PROGRAMS AND ACTIVITIES AND WILL MAKE SPECIAL COMMUNICATION 

ARRANGEMENTS FOR PERSONS WITH DISABILITIES. PLEASE CALL 970-221-6758 FOR 

ASSISTANCE. 
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CITY OF FORT COLLINS 

ANALYSIS OF IMPEDIMENTS TO FAIR HOUSING CHOICE (the “AI”) AVAILABLE 

FOR PUBLIC REVIEW 

AMENDED NOTICE TO CORRECT CONTACT PHONE NUMBER & EXTENSION OF 

REVIEW PERIOD 

 

 
The City of Fort Collins’ 2012 Analysis of Impediments to Fair Housing Choice (the “AI”) is available  for 

Public Review. Due to an error in a contact phone number in the original notice publication, the review 

period is being extended until August 8th, 2012. Fort Collins, as a recipient of federal funding for 

affordable housing and community development activities, is required to submit this document to the 

U.S. Department of Housing and Urban Development (HUD) every five years. 

 

The document takes a current snapshot of Fort Collins in the areas of barriers to housing which may limit 

fair choice. It also looks at discriminatory practices--especially as they relate to persons in protected classes. 

Based on research, public comment, and analysis, the AI lists issue areas (Impediments and Observations) 

and outlines Action Items for corrective action and improvement. Areas addressed include everything from 

the City’s Land Use Code to local lending practices. 

 

A copy of the Draft Public Review document will be available for review beginning July 3, 2012 at: 

 

� Poudre River Public Library District Branches: 

� 201 Peterson Street (Old Town-Main Branch) 

� 2616 S. Shields (Harmony Branch @ Front Range Community College) 

� 2733 Council Tree (Council Tree Branch @ Front Range Village) 

� City of Fort Collins, Social Sustainability Department, 281 N. College, 2
nd 

Floor 

� On-line at www.fcgov.com/socialsustainability 

Written comments on the document may be submitted to: Heidi Phelps, City of Fort Collins, Social 

Sustainability Department, PO Box 580, Fort Collins, CO, 80522-0580. Comments may also be submitted by 

phone to 970/221-6758, by fax to 970/224-6111 or by e-mail to hphelps@fcgov.com. 

 

All comments must be received by the close of business August 8, 2012. 

 

 
 

 

 

THE CITY OF FORT COLLINS WILL MAKE REASONABLE ACCOMMODATIONS FOR ACCESS TO 

CITY SERVICES, PROGRAMS AND ACTIVITIES AND WILL MAKE SPECIAL COMMUNICATION 

ARRANGEMENTS FOR PERSONS WITH DISABILITIES. PLEASE CALL 970-221-6758 FOR 

ASSISTANCE. 
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DRAFT MINUTES 

JOINT MEETING SEGMENT BETWEEN AFFORDABLE HOUSING 

BOARD AND CDBG COMMISSION 

TO REVIEW 

ANALYSIS OF IMPEDIMENTS TO FAIR HOUSING CHOICE July 12, 2012 
 

Present: 

Affordable Housing Board Members: 

Dan Byers, Troy Jones, Karen Miller, Mike Sollenberger, Wayne Thompson 

 

CDBG Commission Members: 

Kay Rios, Chair; Catherine Costlow, Jamaal Curry, Margaret Long, Emily Sander, Kristin Stephens 

 

BBC Research and Consulting: 

Heidi Aggeler, Jen Garner 

 

City of Fort Collins Staff: 

Heidi Phelps, Beth Rosen, Sharon Thomas, Ken Waido 

 

Public: 

Bill Reinke, CARE Housing; Ray Roth, Citizen 

 

PUBLIC COMMENT 

Bill Reinke, Executive Director, CARE Housing, addressed the Commission and the Affordable Housing Board 

about concerns regarding how his organization is represented in the Analysis of Impediments to Fair 

Housing Choice. He also submitted his comments in writing to both the Commission and the Board. 

 

ANALYSIS OF IMPEDIMENTS TO FAIR HOUSING CHOICE 

Heidi Phelps provided an overview of the Analysis of Impediments to Fair Housing Choice (AI) document. 

The purpose of the document, which is required by HUD every five years as a condition of providing funds 

to the City, is to determine whether barriers to obtaining housing or discrimination against protected 

classes exist in Fort Collins. 

 

BBC Research and Consulting of Denver was hired to create the AI. Consultants reviewed everything the 

City does with housing, assessed both availability and affordability of housing in Fort Collins, and studied 

policies of both public and private housing providers. Public input was gathered through workshops, 

surveys, focus groups and stakeholder meetings. 

 

The AI identified four Impediments and two Observations regarding housing choice in Fort Collins. In 

addition, the Fair Housing Action Plan recommended action in six areas to improve the fair housing 

environment in the community. Impediments are direct or indirect causes of restricted housing availability, 

while Observations have no direct link to housing availability. Phelps said this was an improvement over the 

study done in 2007, which found 10 impediments. 
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The four Impediments: 

 

1. Some housing discrimination occurs in Fort Collins, especially for low-income residents. 

 

2. Hispanics have much higher mortgage loan denial rates than non-Hispanics. Ms. Phelps said City 

staff challenged the consultants on whether this means there is discrimination in lending or if issues 

such cultural factors come into play (such as Hispanics being more likely than other groups to be 

unbanked), which affects qualification of mortgage loans. She added that staff needs to do a better 

job getting the word out about existing programs that can help bridge lending gaps for potential 

homeowners. 

 

3. Lack of affordable housing disproportionately affects some protected classes, especially 

persons with disabilities. 

 

4. Fair housing awareness and knowledge could be improved. 

 
The two Observations: 

 

1. Some residents perceive an inequitable distribution of resources and public amenities. Heidi Phelps 

said data shows the northern part of town actually has more parks than the southeast, and while the 

city tries to be equitable, staff needs to do a better job telling the City’s story. At the same time, some 

parts of the city still have dirt streets with no curb or gutter (such as on the west side of N. College 

Avenue), which she views as unconscionable. It’s an issue that requires the political will of the 

community to address. 

 

2. Some elements of the Land Use Code could be improved. These included better language in the 

Code such as the definition of disability, neighborhood zoning issues that may be pressuring 

affordability, and the convoluted treatment of overnight shelters. 

 
The six action areas suggested in the Fair Housing Action Plan: 

 

1. Improve the housing environment for persons with disabilities. This area includes not only 

constructing more visitable units, but also doing a better job getting the word out that such units are 

available. 

 

2. Strengthen fair housing information, educational and training opportunities. 

 

3. Support efforts to improve residents’ creditworthiness. 

 

4. Continue efforts to pursue infrastructure and public amenity equity. 

 

5. Continue efforts to make community amenities accessible to all residents. 

 

6. Make improvements to Land Use Code. 

 

Ms. Phelps said the next steps are to communicate the findings of the AI to City departments and 

stakeholders and be proactive in collaborating, given the resources available. Staff also hopes to add some 

great fair housing information and helpful links to the City’s website. 

 

The CDBG Commission and Affordable Housing Board will soon begin reviewing applications for the Fall 
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cycle of the Competitive Process, and should take fair housing components into consideration. 

 

Chair Kay Rios opened the discussion up to questions. In reference to the concerns from CARE Housing, 

Heidi Aggeler of BBC said the team will consider making changes to the document based on the information 

provided. 

 

Rios said the summary of the document did not contain specific numbers or percentage of respondents, 

and while the specifics are in the complete document, she would like to see more detail included in the 

snapshot that will be read by the most people. Members of both the Commission and Board agreed. 

 

Beth Rosen said it would be important for the document to note that Hispanics, a protected class, has a 

higher poverty rate, which is a factor in mortgage denial. 

 

Heidi Aggeler said BBC hasn’t seen as big a gap between groups with the decline of subprime lending. 

Income can be a proxy for creditworthiness, but the denial rate is something to keep an eye on to make 

sure there isn’t something else going on in the market. 

 

Mike Sollenberger shared that he had difficult in understanding the reported lack of accessible units, when, 

as a landlord of hundreds of units, he has found the accessible units the most difficult to fill. 

 

Rosen said the Bridges and Circles programs, sponsored by the Bohemian Foundation, are looking at 

cultural issues of poverty, and financial literacy classes are available through CSU Extension and other 

sources. The important message to communicate is that if you want middle-class success – for example, a 

home mortgage – you need to play by middle-class rules – using credit wisely to build a FICO score. Sharon 

Thomas pointed out that living on cash makes it hard to build a credit history. 

 

Dan Byers said that in today’s regulatory climate, it’s almost impossible for lenders to discriminate, but 

lending parameters make it harder for borrowers to fit in the eligibility box. Kay Rios said as a City, we have 

to make sure we are doing what we can to reach out to as many people as we can so they understand their 

options. Jamaal Curry said that it is ultimately the individual’s decision and responsibility to take the 

initiative. 

 

Ms. Phelps will send copies of any public input received on the Draft AI to members of both the 

Commission and the Board after the public comment period closes on August 8th and before the final 

version is sent to HUD in August. 
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July 9, 2012 

 
Sent By Electronic Mail and the U.S. Postal   Service 

 

Heidi Phelps 

City of Fort Collins 

Social Sustainability 

Department PO Box 580 

Fort Collins, CO, 80522-

0580  

Dear Ms. Phelps, 

Thank you for this opportunity to comment on the draft Analysis of Impediments to Fair 

Housing Choice (AI) prepared for the City of Fort Collins by BBC Research and Consulting 

from Denver (BBC). While we at CARE Housing appreciate the amount of work that 

went into the draft AI, we do have some issues with  it. 

 
1- During the AI preparation process in April and May of this year, I 

actually talked with the AI project team leader and staff from BBC to provide information 

in regard to the AI. In May, I called Heidi Aggeler, the project team leader for BBC after 

hearing of comments from BBC staff presented at an Affordable Housing  Board meeting.  I 

addressed  comments  from Jen Garner from BBC, as mentioned in the April 2012 minutes 

of the City of Fort Collins Affordable Housing Board, "Garner said one of the disability 

issues identified is the requirement of CARE Housing that its residents hold a job to be 

eligible for housing. This could be a violation unless they  make an exception for the 

disabled, as other cities do." To that end, I spoke with Heidi Aggeler, team leader, to 

correct the record that CARE Housing does not discriminate against people with 

disabilities and that while the CARE Housing mission references working families with, 

CARE Housing provides  housing  for persons  with disabilities and seniors without 

dependants.   Further, I pointed out that while income to be able to pay the rent is required 

a job is not required since income may or may not be earned.   Income from benefits is 

also   acceptable. 

 
I communicated to members of my Board regarding this conversation and that it was a 

cordial exchange.  Specifically,  I wrote to the CARE Housing Board leadership,  "Heidi 
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mentioned   that the original information  about CARE Housing mentioned  at the 

Affordable  Housing  Board meeting came from Anne-Marie Mokritsky-Martin (a volunteer, 

non-attorney advocate with the Colorado Cross-Disability Coalition, CCDC) and would 

have been changed (in the draft AI) after our subsequent conversation." I further wrote, 

"She (Heidi Aggeler) also mentioned that Anne- Marie had been upset about various 

agencies not willing to jump on her bandwagon wholeheartedly, like the City of Fort 

Collins and even BBC at some level.  I could tell she felt a bit uncomfortable about the 

situation, although not anxious to upset Anne-Marie  or to get  caught in the middle." 

 

1303 W. Swallow Rd. #11, Fort Collins, CO 80526 www.carehousing.org  • (970) 282-7522 
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Comments to Draft Analysis of Impediments to Fair Housing Choice (AI) 
Heidi  Phelps,  City of Fort Collins 

Page 2 
 
 
 
 

I was under the impression  that BBC would correct this in the draft   AI. 

 
2- The draft AI states, "BBC attempted to contact CARE Housing  to request   their 

participation in the survey distribution effort. At the time, CARE Housing did not have an 

Executive Director. Colorado Cross Disabilities Coalition agreed to distribute  surveys to  all 

CARE Housing units. Given the interest in the survey and the desire to expand outreach, the 

original survey deadline was extended by one month." The statement that CARE Housing  did 

not have an Executive Director is inaccurate. CARE Housing had employed  an  Interim 

Executive Director during the timeframe alluded to by BBC, so to imply CARE Housing was 

without executive leadership would be false. Further, CARE Housing did participate  with  the 

City of Fort Collins in encouraging residents and staff to share their views through the online 

survey. To that end, the poster supplied by the City of Fort Collins regarding the survey was 

placed at all CARE Housing properties, as well on the front door of the CARE Housing main 

office. Additional copies of the poster were also placed for distribution at the CARE Housing 

office. All CARE Housing leasing  staff as well as the Office Administrator  were instructed  to 

take the housing/human service provider survey and did so, as did the President of the CARE 

Housing Board. 

 
4- Another  point is that CARE Housing  is criticized by sources  of BBC  in the draft AI  in 

terms of housing for persons with disabilities. Of concern regarding the impression  of readers  of 

the AI will get is that BBC refers to the Colorado Cross-Disability Coalition by name in certain 

places while as a "stakeholder" in other parts of the draft AI. The language of the AI implies that 

more parties than just the Colorado  Cross-Disability  Coalition have issues  with CARE   Housing 

as to housing for persons with disabilities. 

 
I would request that BBC find a manner of protecting confidentiality  while still reflecting  actual 

level of comments in the AI, so as not to create inaccurate impressions regarding the number of 

residents or stakeholders  with concerns  about CARE Housing. 

 
5- While it is true that for a period of time CARE Housing did eliminate the position of the 

supportive services staff person for budgetary reasons, we sought to provide services through 

referrals to existing service agencies. However, we have been able to re-establish  the 

supportive services position as the Director of Supportive Services and that position has been 

filled by Shannon Ash, who has been quite active with residents and the service community. 

 
It appears solely negative comments about CARE Housing appear in the draft AI, although BBC 

did receive comments that would have refuted, mitigated or clarified those negative comments. 

I would also ask BBC to investigate the ethical responsibilities of publishing quotations known to be 
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untrue) have reason to believe are false or at least are in dispute) without acknowledging correct 

and differing  points of view. 
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Comments to Draft Analysis of Impediments to Fair Housing Choice (AI) 

Heidi  Phelps,  City  of Fort  Collins 

Page 3 
 
 
 

6- Also mentioned in two places in the draft  AI is that  CARE  Housing  says  in its "Colorado 

Gives  Day"  promotional  material  that  we rent  to working  families  only.  As  far  as we  can see 

from our promotional material, there are two sheets in a multi-family  promotional  booklet  that  the 

draft  AI may be referring  to.  One  page  quotes  our  mission,  which  is "to  advocate  for  and  

provide  affordable  housing  to  low  income  working  families,  with  supportive  services  to 

strengthen and empower  families,  and  to build  community."  Another  page  entitled  How  We 

CARE: says, "CARE provides affordable housing to working  families  with  dependent  family 

members." and another sheet with the  same  title says,  "80 °/o of CAREs  households are  single- 

head households." CARE Housing never  stated  or intended  to imply  that  we  rent  to working 

families only since we also rent to seniors and many persons with disabilities. The logic of the 

critique  would  seem  to go beyond  CARE's  mission  of targeting  of "working  families"  to    articulate 

a specific critique of federal agencies including the U.S. Department of Housing and Urban 

Development  (HUD)  itself,  since  two  of the  major  federal  housing  priorities  are  and  have been 

for years "workforce housing" and "family housing." 

 
I believe discretion and even caution should be exercised in the preparation  of the  AI that the 

process not be used to expand the intent of the AI to coincide with special interest agendas) 

unwillingly allowing  the  AI  to be  manipulated  as a platform  for  overllocal attacks)  such  as 

against CARE Housing)s term  of ((housing for working  families.  CARE)s  use  of ((working 

families)) is  a compound  phrase)  composed  of "workforce  housing)) and  ((family housing))) 

which 

are used extensively by the federal government including HUD." When a party publicly criticizes_ 

housing for working families, a next logical step would be to describe its components paris: 

((workforce housing)) and ((family housing" as inappropriate  under  the law  also.  The  AI process 

ought not to be used as a tool to attack local interests)  or as a policy-making platform  to 

undermine  these  foundations  of federal  housing  policy  or as pari  of a strategy  to make   new 

case law. 
 

Thanks once gain for the opportunity to provide these comments to the draft Analysis of 

Impediments to Fair Housing (AI) for the City of Fort Collins. If you have any questions 

regarding my comments or other issues, please contact me at (970) 282-7522 or 

breinke@carehousing.org. 

 
Sincerely, 

 

 
Bill Reinke 

Executive  Director 
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August 3, 2012 
 
 
Bill Reinke, Executive Director 
CARE Housing 
1303 W Swallow Road, Building 
11 Fort Collins, CO 80526 
 
Dear Mr. Reinke: 
 

Over the past year, the Colorado Division of Housing has worked with CARE Housing to address issues 
raised by the Colorado Cross Disability Coalition and the 2011 contract monitoring of Provincetowne 
Green. We would like to draw these issues to a close by asking you to address the following concerns: 
 

1. Identified deficiencies in outreach to persons with disabilities. 
 
The recently-updated affirmative marketing procedures for Provincetowne Green submitted by CARE on 
July 6, 2012 demonstrate that there is significant under-representation of disabled individuals living at the 
development. According to Worksheet 1 of the Affirmative Fair Housing Marketing Plan, 7% of people in 
the Housing Market Area have disabilities, while only 4% of the project's residents are in this demographic. 
Currently, CARE does not market  specifically to persons with disabilities. To correct this deficiency, 
targeted outreach should be directed towards these individuals. 
 
Additionally, please note that HUD's Section 504 regulations at 24 CFR 8.27 require that owners of 
federally-assisted affordable housing take reasonable steps to assure that information on available 
accessible units reaches otherwise qualified individuals with disabilities who need the features of those 
units. Whenever an accessible unit becomes available for occupancy, the regulations require that CARE 
offer the unit to a qualified individual with disabilities who requires the accessible features who either: 
currently resides in a non-accessible unit in the same or another CARE project, or if no such person exists, 
is on the waiting list. 
 

Finally, it was brought to our attention that past CARE staff misrepresented CARE's efforts to consult with 
organizations representing handicapped persons in the Section 504 Self-Evaluation submitted with the 
close-out package for Provincetowne Green. On the evaluation, CARE stated that they consulted 
Disabled Resource Services (DRS} from time to time. DRS staff provided a statement denying CARE's 
claim and saying they had not been contacted by CARE to proactively address barriers for people with 
disabilities for many years. 
 

Carrie Kronberg spoke with Lisa Mendoza at your office on August 1 and provided the names of three 
agencies in the Fort Collins area that work with people with disabilities. Ms. Mendoza said she would 
reach out to those agencies to begin targeted outreach to the disabled, and she would document those 
efforts. Ms. Mendoza also said she would revise the Provincetowne Green Affirmative Fair Housing 
Marketing Plan to include marketing activities aimed at persons with disabilities. We look forward to receipt 
of the final plan. 

STATE  OF  
    

 of  Affairs 

    

   
  Director
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1313 Sherman Street, Room 500, Denver, CO 80203, (303) 866-2033 

http://dola.colorado.gov FAX (303) 866-4077 TDD (303) 866-5300 

Strengthening  Colorado Communities 
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2.   Termination and non-renewal of leases without cause. 

 

In August 2011, the Division of Housing received information and a copy of a letter sent from CARE 
Housing to a Greenbriar Apartments tenant in March 2011, demonstrating  that CARE notified the tenant 
her lease would not be renewed. The letter did not provide grounds for the non-renewal. Non-renewal or 
termination without cause in HOME-assisted rental housing is a violation of 24 CFR 92.253 (c): 

 
Tennination of tenancy. An owner may not terminate the tenancy or refuse to renew the  lease  of  a tenant of rental 
housing assisted with HOME funds except for serious or repeated violation of the terms and conditions of the lease; 
for violation of applicable Federal, State, or local law; for completion of the tenancy period for transitional housing; 
or for other good cause. To terminate  or  refuse  to renew tenancy, the owner must serve written notice upon the 
tenant specifying the grounds for the action  at least 30 days before the termination of tenancy. 

 
Upon receiving the information, DOH staff contacted the CARE Housing Executive Director and advised 
him of the above regulation. The Executive Director responded that  the non-renewal notice had previously 
been rescinded. 
 
Over the past year, however, DOH has received several reports of threats of termination or non- renewal 
without cause by CARE Housing tenants. While we have not received documentation to verify these 
claims, I felt it prudent to document in writing that we have notified you that this practice is prohibited 
by the HOME Final Rule. Although you are not a CHDO  certified  by the State, the CHDO requirements 
24 CFR 92.303 include adherence to a grievance procedure. Following these procedures may better 
serve CARE and your tenants. Since the City  of Fort Collins has certified CARE's CHDO status, I 
recommend that you seek their guidance regarding your grievance policies. 
 
We are aware of changes CARE Housing has made in its  property management  practices. We are 
hopeful that these changes address these deficiencies. I anticipate receiving  a  timely response to each 
of these concerns so that we can resolve all outstanding issues in compliance with 24 CFR 92.551. We 
look forward to an ongoing partnership to help you address your community's affordable housing needs. 
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BBC Response to Public Comments 

 
Response to verbal comments made at the July 12, 2012 Joint Meeting between the City of Fort Collins 

Affordable Housing Board and CDBG Commission to review the AI: 

• BBC had included information about the number of respondents to the survey and public 

outreach process in the Executive Summary; 

• BBC’s analysis of HMDA data includes disparities in loan denials by income and race/ethnicity. 

 

Response to letters submitted during the Public Comment Period that concern CARE Housing: 

• BBC staff are not lawyers and cannot offer a judgment on alleged fair housing violations 

concerning CARE Housing. We leave this to the appropriate investigative and regulatory 

agencies in the State of Colorado. 

• At the request of those submitting public comments on the AI, BBC has included all of the 

comments in their original form in Appendix A. 

• BBC has corrected the inaccurate information in the Draft Report about CARE Housing not 

having an Executive Director. 

• BBC uses the word “stakeholder” when the source of information could not be identified, 

such as through the stakeholder survey, which did not require respondents to state their 

organization or name. 

• BBC is not criticizing or implicating CARE Housing in the AI. The comments in the AI are 

presented verbatim as received by participants in the stakeholder and resident surveys. BBC 

does not opine on the accuracy of any of the comments in the AI. 


