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Our team of WSW Consulting, Inc., Economic & Planning Systems (EPS), Williford LLC, Navigate, LLC, and
Urban Rural Continuum, LLC, is excited for the opportunity to submit this proposal to conduct a Regional
Housing Needs Assessment for Teton County, WY, Teton County, ID, and the northern portion of Lincoln
County, WY, and an Employee Generation by Land Use study for the Town of Jackson/Teton County. We
have joined together leaders in the field, along with local expertise, to craft a thorough and thoughtful
approach to the RFQ.
•
•

•

Several members of our team have been engaged in housing policy and research in the region
for fifteen or more years.
We have conducted numerous Housing Needs Assessments, Housing Action Plans, and
Commercial and Residential Employee Generation studies throughout the west, with extensive
experience in high-amenity rural and mountain resort communities.
Our teams’ education and practice include economic development, market analysis, housing
development and management, law, land use and transportation, economic and fiscal impact
analysis, nexus and impact fee studies, housing policy creation and implementation, community
and stakeholder engagement, and meeting facilitation.

Our proposed approach to the needs expressed in the RFQ will pair available data with local
information, community input, and outreach to generate transparent, understandable, defensible,
updatable, and legally sound results. The resulting studies will provide the support and information
needed to target programs and strategies to improve and increase the supply of stable, affordable
housing for the local workforce to meet community and regional goals.
In addition to the information sought in the RFQ, we have proposed to include the following items that
will permit the region to look at the needs assessment in combination with the nexus studies
wholistically to best address workforce housing goals:
•

•

•

An assessment of existing housing supply and programs. This will help when considering
strategies and next steps to understand what has worked well and where changes or alternative
approaches may be needed to address existing and projected needs.
Summary of housing resources, opportunities, and constraints, including an overview of the
development environment. This can help shape strategies and implementation when
considering regional resources, potential partnerships, and also tasks that can be undertaken
locally to address workforce housing.
Policy and Implementation integration work session. This will help orient the client and
stakeholders on how to best combine the output from both studies for policy and program
development, understand the variety of options, and how programs can work together to
achieve desired results. Workforce housing requirements on new development represent a
constraint as well as an opportunity and can be balanced with other solutions to provide an
equitable and sustainable approach to workforce housing needs.

We have also proposed an approach to the Residential Nexus component that looks not only at the
construction and management/maintenance of homes, but also home expenditures to link new homes
to employee generation. This will address a component of non-brick-and-mortar jobs and will bring
more flexibility into potential development fee programs. We have proposed additional options that can
also be considered and welcome the opportunity to further explore your needs.
We look forward to the potential opportunity to discuss our submission including any outstanding
questions from the RFQ and/or Addendum A. If we are chosen, we also look forward to working with the
Town/County and stakeholder group to refine the scope and timeline to best meet your and the
project’s needs. Thank you for your consideration. We look forward to hearing from you.
Sincerely,

Wendy Sullivan, President
WSW Consulting, Inc.
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Qualifications
Proposed Project Team
We are a well-seasoned team, known for our high quality analysis and effective strategies. The primary
managing firms included in this proposal are leaders in their field: WSW Consulting, Inc., which
specializes in housing needs assessments and action strategy plans for high-amenity, mountain resort
communities; and Economic and Planning Systems, which excels in housing nexus and linkage studies for
a range of communities, including mountain resort areas.

Figure 1. 525 Hall Duplexes

WSW Consulting, Inc. - Principal in Charge
Wendy Sullivan (WSW Consulting, Inc.) is the Principal in Charge for this project and will be the primary
point of contact to coordinate the activities of both the Housing Needs Assessment and Employee
Generation study teams.
WSW Consulting helps housing organizations, communities and counties identify and provide the
workforce housing necessary to support and sustain rural and resort communities and economies.
Housing your workforce is more than just building homes that they can afford. If done right, it can help
invigorate a community, support local businesses, allow families to thrive, and further community
economic goals.
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WSW brings over 20 years of experience working on housing issues in high-cost resort and rural
communities. We have an intimate knowledge of the challenges faced by these communities and the
changing face of those challenges over time. We understand that a one-size-fits-all approach to data
analysis and housing strategy development has no place in rural and resort communities and tailor our
research and approach according to the unique situation and needs of each community. As a result, our
results are not only on-point and defensible, but usable and implementable to achieve your community
goals.
WSW brings strong data analysis, market research, housing strategy, and legal skills to every project,
along with a strong network of workforce housing experts that we frequently partner with to devise a
team to best meet the needs of each client and project. Because we work together so often, our firms
function as one company in the experience of our clients. The core Housing Needs Assessment team for
this RFQ is summarized below.

Economic & Planning Systems (EPS)
EPS is a land economics consulting firm experienced in the full spectrum of services related to real
estate development, economic and market analysis, public/private partnerships, and the financing of
government services and public infrastructure. Since 1983, EPS has provided consulting services to
hundreds of public and private sector clients in throughout the United States. Clients include cities,
counties, special districts, multi-jurisdictional authorities, property owners, developers, financial
institutions, and land use attorneys. EPS applies a multi-disciplinary approach to our work, engaging
policy issues against the backdrop of fiscal, economic, land use, and public finance opportunities and
constraints.
Among other areas of expertise, EPS provides a variety of services related to the formulation of
affordable housing policies and programs. These include inclusionary housing ordinances and in-lieu
fees, nexus studies to support affordable housing impact fees on residential and nonresidential
development, feasibility analyses and program design for specific development projects’ incorporation
of affordable units, and comprehensive housing strategies and policies leveraging a wide variety of
funding and regulatory mechanisms. EPS understands that affordable housing requirements on new
development represent a constraint as well as an opportunity, and seek to craft viable balanced
solutions that represent equitable and sustainable solutions to communities’ affordable housing needs.
For this project, EPS has assembled a team of highly qualified individuals from our Denver and Oakland
offices with the impact fee and mountain resort community experience necessary to successfully
complete this project in collaboration with the Housing Needs Assessment. As a relatively small firm
(about 50 employees in four offices), EPS’s policy is to bring the most relevant in-house talent to each
assignment so that our clients are provided the highest level of service. The core Employee Generation
Study Team for this RFQ is summarized below.

Project Team Organizational Chart
The complete team is illustrated in the following organizational chart. Team member contact
information, roles in this project, description and overall experience is provided in more detail below the
chart. Resumes for each team member are provided in the Appendix.

2

3

Core Regional Housing Needs Assessment Team
Wendy Sullivan
Project Manager
WSW Consulting
1124 Navahoe Dr.
S. Lake Tahoe, CA 96150
(303) 579-6702
wendy@wswconsult.com

Willa Williford
Senior Associate
Williford LLC
PO Box 941
Crested Butte, CO 81224
(303) 818-0096
willa@willifordhousing.com

Wendy will manage the housing needs assessment
process, conduct interviews, survey drafting/
management, report drafting and analysis,
recommendations and strategies.

Willa’s strength in housing strategy development and
implementation will support: management assistance,
housing strategy/program review, interviews, report
drafting, recommendations and strategies.

Christine Walker
Local Associate
Navigate, LLC
152 E. Gill
Jackson Hole, WY 83001
(307) 690-4487
christine@navigatejh.com

Andrew Coburn
Research Analyst
Urban Rural Continuum LLC
PO Box 452
Ridgway, CO 81432
(720) 464-5821
andrew@urbanruralcontinuum.com

Christine’s local knowledge, housing program and
development experience will support: local
data/resources, survey outreach coordination,
report analysis, strategies.

Andrew’s analytical strength will support: data collection,
interviews, analysis, quality control, report drafting

WSW Consulting
Wendy Sullivan, principal of WSW Consulting, is a housing planner and attorney, licensed in Colorado
and California, specializing in affordable housing market research and strategy. She has over 20 years of
community planning experience in both the public and private sector. Wendy has conducted and
managed housing needs assessments, market studies and housing policy development for a range of
communities, with particular focus on high-cost resort communities. Her work has helped towns like
Breckenridge, CO, and Mammoth Lakes, CA, inform and maintain successful affordable and workforce
housing policies and programs. She previously worked as a planner for Blaine County, Idaho (home of
Sun Valley ski resort), as a senior housing analyst for RRC Associates, Inc., in Boulder, Colorado, and as a
contract attorney in municipal and affordable housing law. Wendy has a J.D. from the University of
Colorado in Boulder, a Master’s in Regional Planning and a Bachelor’s degree in computer science and
minor in math.
Williford LLC
Willa Williford brings 15 years of experience in affordable housing, community planning and investment.
Willa’s professional experience includes housing development, finance, and operations. Prior to forming
her own company, she served as Deputy Director for the Boulder County Housing Authority (BCHA),
where she was responsible for numerous strategic housing goals including growing the inventory of
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affordable housing by 500 units, purchasing land for future development, disposing of non-performing
assets, and cultivating sustainable program revenue sources. Willa understands that high quality housing
is fundamental to the physical and social fabric of communities and she is versed in the tools necessary
to achieve community housing goals. Willa has a Master’s degree in Regional Planning from University of
Colorado at Denver and undergraduate degree in political science.
Navigate, LLC
Christine Walker is a real estate development consultant specializing in creating homes in high amenity,
resort communities that local residents can afford to purchase or rent. She brings over 20 years of
experience in affordable housing, community development, and hands-on experience to addressing
workforce housing needs. As the former Executive Director of the Teton County Housing Authority
(TCHA), Christine facilitated the development of and managed hundreds of homes for the Jackson Hole
workforce. She understands the nuances of public policy and housing programs, how to structure
programs and management to maintain affordability and quality of units over time, how policies and
programs can assist or stifle development of affordable housing in high-cost resort communities and
how to navigate various program, funding and partnership opportunities to meet affordable housing
needs.
Urban Rural Continuum, LLC
Andrew Coburn, principal of Urban Rural Continuum LLC, is a planner located in Ridgway, CO (near
Telluride). He excels at economic, demographic and housing market research and has assisted members
of this team with housing needs assessments in Colorado rural and mountain resort communities. Prior
to founding Urban Rural Continuum LLC, Mr. Coburn served as a project manager and community
planner for the National Park Service. Mr. Coburn holds a Master of Urban and Regional Planning and a
Master of Public Administration from the University of Colorado at Denver. He also holds undergraduate
degrees in economics and business administration from the University of Montana and is currently
completing the London School of Economics Real Estate Economics and Finance online certificate.
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Core Employee Generation Study Team (EPS)
Ashleigh Kanat
Project Manager
EPS
1330 Broadway, Ste. 450
Oakland, CA 94612
510-626-8384
akanat@epsys.com

Brian Duffany
Project Advisor
EPS
th
730 17 St., Ste. 630
Denver, CO 80202
(303) 623-3557
bduffany@epsdenver.com

Ashleigh will manage the employee generation study,
provide housing policy expertise, technical guidance,
overall quality control, and interact with other members
of the team, the Client, and stakeholders.

Brian will serve in the capacity of Project Advisor as a
resource to Ashleigh and the team. He brings
particular expertise with housing in mountain resort
communities.

Snow Zhu
Deputy Project Manager
Senior Analyst
EPS
1330 Broadway, Ste. 450
Oakland, CA 94612
(510) 841-9190
szhu@epsys.com

Rachel Shindman
Research Analyst

Snow will work closely with Ashleigh, serving as Deputy
Project Manager. She will lead for the technical analysis

EPS
730 17th St., Ste. 630
Denver, CO 80202
(303) 623-3557
rshindman@epsdenver.com
Rachel will support Snow and Ashleigh, with technical
IMPLAN analysis. She will also provide survey data
analysis.

Ashleigh Kanat
Ashleigh has been with EPS for nearly 15 years and has long been involved in the firm’s affordable
housing projects, including leading recent efforts to improve housing production and increase affordable
housing in the cities of Santa Rosa and Healdsburg, California, Mono County, and the Tahoe/Truckee
region. She has additional expertise preparing development impact fee and in-lieu fee programs,
balancing the dual, and sometimes competing, objectives of wanting to generate revenue to support
affordable housing while not impeding market-rate residential development. She has completed
affordable housing fee studies for the cities of Clayton, Rohnert Park, Petaluma, and Healdsburg, as well
as for Mono County in California.
Snow Zhu
Snow Zhu joined Economic and Planning Systems, Inc. (EPS) in January 2019, bringing academic and
professional experience in government data analytics, land use policy, feasibility analyses, and housing
research. At EPS, she has served as project manager and analyst on a number of affordable housing and
impact fee studies. Prior to joining EPS, Snow was employed at Acumen LLC, a public policy research
firm.
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Brian Duffany
Brian Duffany is a real estate economist and planner with nearly 20 years of experience in land
economics. Brian has a broad base of experience in real estate development feasibility analysis, financial
and economic modeling, economic development, economic and demographic analysis, local government
finance, fiscal impact analysis, transportation planning. Brian has evaluated proposals and feasibility for
development and redevelopment proposals throughout the mountain west and Colorado urban
corridor.
Rachel Shindman
Rachel Shindman, AICP, brings several years of experience in many of EPS’s practice areas. Her
specializations include real estate economics, housing analysis and policy, fiscal and economic impact
analysis, and economic development and revitalization. She has a strong skill set for addressing urban
economic and policy issues, and her experience in public, private, and non-profit organizations enables
her to work successfully with a diverse set of clients.

Firm/Team Experience
Members of our team have significant experience in the Jackson/Teton County, WY, and Teton County,
ID, region.
Christine Walker has been a resident of Jackson Hole since 1989 and actively engaged in community
development since the late 1990s, starting with serving on the Teton County Planning Commission
through her current role as a ShelterJH Board member. As former Executive Director of the Teton
County Housing Authority (2005-2014), she managed the production of many of the existing housing
studies and in this role worked with WSW Consulting and EPS. Studies include the 2013 Employee
Generation by Land Use Study (current nexus study); the Western Greater Yellowstone Regional Housing
Needs Assessment and Analysis of Impediments (2014); the Blue Ribbon Panel Report (2010); and the
Teton County Housing Needs Assessment (2007). Christine brings to the team a solid understanding of
the Teton County political and land use regulatory environments, and a practical understanding of
development constraints having navigated several local workforce housing projects through the
development process, including Sagebrush Apartments, The Grove, 5-2-5 Hall and Wilson Park.
Wendy Sullivan was an analyst with RRC Associates, Inc., when EPS partnered with RRC Associates, Inc.,
to complete the 2007 Teton County Housing Needs Assessment. Wendy was the senior analyst in
partner with Rees Consulting, Inc., RRC Associates, and Frontier Forward, LLC, to complete the Western
Greater Yellowstone Regional Housing Needs Assessment and Analysis of Impediments in 2014. Wendy
also partnered with Christine to conduct a housing needs study for St. John’s Medical Center employees
to help shape their housing programs (September 2015). Since that time, Wendy has worked with
Christine Walker (Navigate, LLC), Alex Norton (OPS Strategies), and Shawn Hill (Frontier Forward, LLC) on
several housing studies in the west and, as such, been kept apprised of local challenges, concerns and
successes in workforce housing in the region.
Andrew Coburn grew up in Pocatello, ID, and lived just outside Driggs for a season. During that time, he
commuted to Teton Village for work, giving him first-hand insight into the challenges associated with
living on one side of the pass and commuting to the other. While previously employed by the National
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Park Service, he had the good fortune of working on projects at both Yellowstone and Grand Teton
National Parks.

Housing Needs Assessments and Action Plans
For over the past 20 years, the core Regional Housing Needs Assessment team has completed numerous
projects that include housing needs assessments, housing action plans, and market studies for specific
housing developments. The vast majority of our projects have been completed for communities and
regions in the west that are rich in natural and recreational amenities with tourism-based economies
and high second home demand. Some of our projects that we have conducted over the past 5 years are
summarized below.
City of Bozeman, Montana
Community Housing Needs Assessment and Action Plan – November 2019. Christine Walker and Wendy
Sullivan teamed on this study, which quantified unmet housing needs for residents and employees in
the City of Bozeman by price point and type (ownership and rental) of housing. It also estimated
additional demand for current housing services by population most in need, including homeless. An
action plan process with about twenty community stakeholders (organizations, governing bodies,
employers, real estate community, housing service providers, etc.) was conducted to identify gaps in
service and develop solutions to fill them. The City of Bozeman accepted the Action Plan and is working
on implementing prioritized actions with the help of their new Community Housing Program manager.
City of Whitefish, Montana
Whitefish Area Workforce Housing Needs Assessment – October 2016. Wendy was the senior analyst in
team with Rees Consulting, Inc., to conduct a study evaluating the housing market in the Whitefish zip
code area, with a focus on where the housing market is not meeting the needs of the local workforce.
The study clarified the amount, type and price point of housing needed, taking into account commuting
patterns. The study was coordinated by the Whitefish Chamber of Commerce, and the work was guided
by a stakeholder group of business, government, and non-profit leaders.
Whitefish Strategic Housing Plan – November 2017. WSW Consulting, Inc., and Williford LLC co-consulted
with Rees Consulting, Inc., to create a toolkit of housing solutions and provide facilitation and technical
assistance to the Chamber of Commerce and a group of 20 stakeholders to create the first housing
plan for Whitefish, Montana. We included analysis of options and best-practice history from other,
relatable communities. The process prioritized the available tools, tailored them to the local conditions,
and identified roles, responsibilities, and a timeline of action steps.
Whitefish Legacy Homes Program – Spring 2019. Our team was again hired to help the City understand
the components of an effective inclusionary zoning ordinance and best practices for an effective policy.
Wendy provided the primary overview of best practices and provided examples from over 20
communities, many of them in similar resort and rural regions as the City of Whitefish, to help inform
local policy development. The team also flagged policy components recommended for legal compliance
review with state permissions. The City adopted the policy in June 2019. The program has since provided
the City with fees-in-lieu for resident housing and a project is pending approval that will include the
development of some units affordable for locals.
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Big Sky, Montana
Community Housing Needs Assessment and Action Plan – June 2018. Wendy Sullivan and Christine
Walker teamed on this study, which evaluated the housing market and local resident and workforce
housing needs in light of a recent 40% growth in jobs in the two-county, unincorporated community.
The study utilized a community survey, which one-in-four employees responded to, and an employer
survey to understand specific local needs and employer struggles. The unique governing structure (or
lack thereof) of the unincorporated community required key stakeholders to come together to create a
collaborative housing action plan to address needs. The community built its first resident-only for-sale
homes as a result of work from this plan, the first phase of which opened for occupancy in early 2020.
Grand County Study Area, Colorado
Housing Needs Assessment and Action Plan – June 2018. Willa Williford (Williford, LLC) managed the
project in team with Wendy Sullivan and Andrew Coburn to document the housing needs for four
market areas within Grand County, Colorado. Grand County, home of Winter Park, Colorado, is a large
rural county with an economy historically driven by mining and ranching, but is now predominately
driven by recreational tourism. Current economic pressures and opportunities include housing
employees for Winter Park and Summit County, and a large influx of summer seasonal tourism, with
Rocky Mountain National Park access through the town of Grand Lake.
South Shore Region, Lake Tahoe, California and Nevada

Housing Needs Assessment and Housing Action Plan – March 2020. Wendy managed the project, in
team with Willa Williford, to complete the study covering the two-county (El Dorado and Douglas
Counties), bi-state (Nevada and California) south shore region of Lake Tahoe. The housing needs
assessment and housing action plan were coordinated by the Tahoe Prosperity Center and funded by
multiple governments, nonprofits, organizations, and employers in the area, including the city.
This project uniquely pulled together all of the regional jurisdictions, organizations, nonprofits, and
employers involved in housing programs, working on housing options, and wanting to be involved in
housing to jointly form a housing action plan to address local resident housing needs. The plan utilized
data from the housing needs assessment to understand how much housing, at which price points, and
for whom, is lacking in the region to set goals and prioritize actions. Primary research through a survey
of households and employees (in English and Spanish) and employers was used to understand and place
context around the housing challenges and preferences specific to the region.
The governing jurisdictions and other stakeholder partners are working to move forward with their
action plan responsibilities in light of the recent COVID-19 impacts. By establishing coordination among
all entities around a common housing goal and specifying actions that each is most suited to pursue, the
plan framework is helping the region more effectively and efficiently utilize their resources to address
local housing needs.
Town of Mammoth Lakes, California
Community Housing Needs, Accomplishments and Challenges and Action Plan – July 2017. Wendy
Sullivan managed the project, in team with Christine Walker and Willa Williford. The needs assessment
was an update to the 2011 assessment in which Wendy was the primary analyst. In addition to
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quantifying unmet housing needs for residents and employees in the town, the project also analyzed the
performance of their existing community housing units and programs. The combined information
helped the town identify not only where new programs may be needed to address unmet housing
needs, but how to also improve existing programs to better achieve goals. Since completing the
community action plan, among other strategies, the town has moved forward with developing a 23-acre
parcel in the center of town in partnership with developers to produce over 300 units of mixed-income,
ownership and rental homes, all of which will be restricted for occupancy by employees and permanent
residents in the town.
Other Projects
Aside from the above projects, we have helped many other mountain west communities, such as those
listed below, better understand their evolving housing needs over a span of more than two decades.
Please review our web sites for more information on our services, experience, and clients.
City of Aspen/Pitkin County/APCHA, CO

Mammoth Lakes, CA

City of Boulder, Boulder County, CO
Eagle County – Vail, Avon, Eagle, Gypsum and
Minturn, CO

Mono & Inyo Counties, CA
Blaine County - Sun Valley, Ketchum, Hailey and
Bellevue, ID

Garfield County - Glenwood Springs, CO

Western Yellowstone Region, ID & WY

Gunnison County, Town of Crested Butte, CO

Big Sky, MT

Lyons, CO

City of Whitefish, MT

Mountain Village, CO

City of Hobbs, NM

Routt County - Steamboat Springs, CO

Santa Fe, NM

San Miguel County and Telluride, CO
Summit County – Breckenridge, Dillon, Frisco,
Silverthorne, CO

Teller County – Cripple Creek and Victor, CO

Town of Estes Park, CO

Teton County and Jackson, WY

Town of Basalt, CO

Town of Winter Park, CO

Employee Generation and Nexus Studies
Project profiles of recent EPS housing, impact fee, and related studies relevant to the RFQ are provided
below, based on our understanding of your needs. Additional information, including client references,
project budget, and other details can be provided upon request.
Mono County, California
Affordable Housing Residential and Commercial Nexus Study (2019)
EPS was retained by the County to provide technical analysis demonstrating the relationship between
residential household spending and commercial development to job creation, and the affordable
housing needs associated with those new jobs. After establishing these relationships based on local
economic factors and local development costs, EPS calculated impact fees that can be used to subsidize
the construction of new units for lower-income worker households. This analysis was conducted for
commercial development and for both for-sale and rental housing. EPS engaged with local housing
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developers and housing advocates in the course of these analyses, and presented findings to the Board
of Supervisors.
City of Rohnert Park, California
Rohnert Park Inclusionary Housing and Fee Study (2019)
For the City of Rohnert Park, EPS provided an overhaul of the City’s Inclusionary Housing Ordinance and
completed the technical fee calculations to support the inclusionary requirement and the in-lieu fees.
This work involved establishing levels of affordable housing requirements that appropriately reflect local
housing needs as well as feasibility constraints, and identifying acceptable alternative means of
compliance with the requirements and processes for evaluation and implementation. The study involved
outreach with development industry stakeholders to work through financial feasibility issues as well as
procedural recommendations.
Aspen to Glenwood Springs and New Castle to Eagle, Colorado
Roaring Fork Valley Regional Housing Study (2019)

The Roaring Fork Valley has become synonymous with high housing costs, a tight and constrained
housing supply, and an ever-expanding commuter shed. The discontinuity of affordable housing
practices, goals, policies, and initiatives by numerous counties and municipalities makes tackling
affordable housing needs and issues an even more challenging problem to solve. For the past few
decades, it has been clear that housing needs for the workforce are not being met sufficiently. Years of
applying best practices in most of the Valley’s communities has helped many, but left still many more
needs unmet.
This goal of this study was to provide a solid foundation from which a regional solution could finally
address a regional problem. EPS and its subconsultant, RRC Associates, provided an in-depth analysis of
workforce needs, a projection of age-and income-specific needs, and a robust foundation from which to
communicate the story and issues to local governments, stakeholders, and the public. The team
conducted the first-ever regional resident and employer survey to comprehensively assess the
perceptions, concerns and housing needs of residents, workers, and employers. The team also
pioneered a new methodology for identifying housing gaps by income. The findings revealed subregional
under- and over-supplies, inter-regional dependencies, and a truer picture of the housing needs by
income created by each driver of housing demand – factoring in wage and salary workers, proprietors,
non-working residents, in-commuters and out-commuters.
Fort Collins, Colorado
Housing Affordability Policy Study (2015)

The City engaged EPS to complete a comprehensive housing affordability policy study. EPS identified
housing affordability issues and challenges and quantified the housing issues and need, such as trends in
commuting and ownership housing costs, changes in affordability gaps, gaps in rental and ownership
inventory, legislative barriers (i.e. threat of construction defects claims) to construction of multi-family
ownership housing, among others. Recommendations included quasi-regulatory and non-regulatory
solutions, such as the establishment of a public-finance based incentives policy, a reduction in the
minimum house size in the building code, granting of development review fee waivers for affordable
housing projects, reevaluation of marginal capital expansion and development review fee structure.
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Denver, Colorado
Inclusionary Housing Ordinance Study (2014)

The City and County of Denver’s Inclusionary Housing Ordinance passed in 2002 and established a
requirement to provide 10 percent of units built in structures with 30 or more units being moderatelypriced dwelling units (MPDU). The IHO was tailored to give a developer the option of constructing MPDUs
or paying a cash in-lieu (CIL) fee. To encourage construction of units, the ordinance included a few
incentives, such as a density bonus and a cash incentive for up to 50 percent of required MPDUs built.
Since that time, however, economic and policy changes occurred, all of which have affected the IHO’s
performance.
To evaluate its options for making the program more productive and effective, the City contracted with
EPS to improve the IHO with a focus on: 1) geographic distribution of units; 2) an improved set of
incentives that would motivate developers to construct units; and 3) a recalibration of the IHO’s
parameters, such as cash-in-lieu payments, cash subsidy amounts, and income levels. EPS assessed
affordability trends, conditions, and gaps at the neighborhood level, as well as evaluated overlays of
proximity to employment, transit, and locally-calibrated H+T costs by neighborhood. The study used a
pro forma model to test the feasibility of modified and enhanced IHO requirements and incentives to
maximize the incentive to developers to build units. The pro forma tested a variety of prototypical
developments throughout the City and accounted for the full range of market and program parameter
assumptions. The recommendations, which included adopting a tiered structure of cash incentives and
CIL amounts by neighborhood in low/medium/high zones were adopted by City Council in 2014.
Vail, Colorado
Economic Impact of Resident Housing Investment (2019)

The Town of Vail has made significant financial investments in resident housing over many decades.
Such investments were rooted in an awareness that affordability and availability of housing for residents
and the workforce benefit the broader Vail economy, business community, the overall community
character, and the quality of the guest experience. One of Vail’s more innovation and effective
investment strategies has been deed-restriction acquisitions, in which the Town appropriates funds
annually to ensure that homes are available for residents and the workforce. A new deed restriction
purchase program, called Vail InDEED, was recently created to ensure Vail meets its 2027 Vail Housing
2027 Strategic Plan goal of acquiring 1,000 additional resident housing unit deed restrictions by the year
2027. In times of competing community investment priorities and alternatives, it is important that the
benefits of resident housing investment are quantified and understood by the community and its
leadership. For this purpose, the Vail Local Housing Authority (VLHA) contracted with Economic &
Planning Systems (EPS) to quantify the economic values and community benefits of resident housing
investment on the local economy and community.
Placer County, California
Economic Development Incentives for North Lake Tahoe Town Centers
Placer County’s Tahoe Town Centers of Tahoe City and Kings Beach have served as lakeside hubs of
tourist activity for much of the last century. In recent years, strict land use regulations designed to
protect critical environmental resources has dampened private-sector investment in new commercial
properties and tourist accommodations. Placer County retained EPS to conduct an analysis of the Town
Center economy, to evaluate reasons for the lack of private investment, and to develop policy
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recommendations designed to stimulate the desired strategic and environmentally sensitive reuse and
redevelopment in the two Town Centers. Through a process that engaged disparate members of the
local community, including environmental, development, neighborhood, and public interests, EPS’s work
offered an analysis of development opportunities and constraints, economic circumstances facing
private investors, policy options for incentivizing development, and public-private financing strategies to
overcome feasibility obstacles. EPS and Placer County are using the information and conclusions
developed in this report as the foundation for a focused and programmatic business plan to implement
economic development incentives designed to achieve Town Center development projects that
complement key environmental sustainability objectives and promote the economic sustainability of the
Tahoe Basin.
Other Projects
Aside from the above projects, EPS has conducted residential and commercial nexus studies and
inclusionary housing and fee studies for several other communities, such as those listed below.
The levels of effort for these assignments have ranged from solely providing the technical nexus analysis
to conducting surveys of comparable jurisdictions’ programs and feasibility testing of alternative fee
levels to assistance or leadership in drafting ordinance language and implementation guidelines. In each
case, public outreach was conducted during the analysis and the policy discussion that followed. EPS
typically engaged with local housing developers, housing advocates and local legal representatives in the
course of these analyses, and often presented findings to boards and elected officials. In several cases,
building industry stakeholders have commissioned peer reviews of EPS’s technical work by land use
economists, which have always had satisfactory outcomes for our clients and elected officials.
Town of Vail, CO
Town of Pagosa Springs, CO
City of Fort Collins, CO
City of Mountain View, CA
City of San Mateo, CA
City of Sunnyvale, CA
City of Pleasanton, CA
City of Palm Desert, CA
City of Walnut Creek, CA
City of Laguna Beach, CA

City of Newport Beach, CA
City of Santa Rosa, CA
City of Petaluma, CA
City of Rohnert Park, CA
City of Healdsburg, CA
City of San Bruno, CA
City of Larkspur, CA
City of Gilroy, CA
Sonoma County, CA
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Housing Needs Assessment Challenges
The most common challenges encountered during housing needs assessments are access to needed
local data and engaging hard-to-reach and multi-lingual populations during the process.
These issues are best addressed upfront by ensuring the right stakeholders are engaged and at the table
to provide necessary contacts for interviews and access to local data needs, as well as connections with
the various populations and cultures in a community. We find that jurisdictions with “skin in the game”
(e.g., that contribute to financing the project and participate in the study) have stronger engagement
during the process and are more likely to utilize study results when completed. We also find that
housing service organizations, school districts and programs, local community organizers, and other
trusted local contacts are the most effective at generating participation and interest from marginal and
hard-to-reach populations, whether participation is needed through completing surveys, attending open
houses or public meetings, social media chats, or other avenues. When these necessary partners are
involved, local information and input is more robust, resulting in a more representative assessment of
housing needs.

Nexus Study Challenges
Housing nexus analyses are complicated. When results are not understood by the public, staff and/or
local officials, then they are subject to misuse, misinterpretation, and less likely to be supported.
Ensuring the methodology is transparent, understandable, and based on well-known and trusted data
sources is key to addressing these challenges. Working with the client throughout the study to identify
and confirm technical assumptions is also important to build methodological buy-in and understanding
of how the fees are calculated. This means that staff and decision makers understand the components
of the fee calculation and associated trade-offs and the methodology is understandable by the public,
which reduces concerns about fee levels upon implementation.

Multi-Lingual, Multi-Cultural Community Engagement
The majority of housing needs assessments requires outreach to multi-lingual communities (primarily
English and Spanish) and participation from a diverse range of community members, such as the very
low income and those in need of assistance, to the middle- and upper-working class, retirees, and
seasonal employees. Engagement of trusted local organizations, as noted above under “Housing Needs
Assessment Challenges,” has been the most effective first outreach step in every community in which
we have worked. Community members and organizations that work with the populations of interest
have the best insight into how to engage participation and where and how to reach them. We had great
success in the 2014 Western Greater Yellowstone Regional Housing Needs Assessment and Analysis of
Impediments studies in the region utilizing this approach and, as stated above, will include a budget line
item specifically for this purpose.

Legal Experience (Nexus Studies)
Wendy Sullivan is a licensed attorney in Colorado and California. She has helped conduct nexus and fee
studies since 2001, mostly during her time with RRC Associates, including for the Town of Telluride,
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Town of Vail, Gunnison County, and Summit County, Colorado, and Pompono Beach, Lee County, and
Village of Islamorada, Florida, some of which were also in partnership with Clarion Associates.
The only known legal challenge to any of these studies occurred in Gunnison County. The Gunnison
County Contractors Association challenged a workforce housing fee that was applied to all residential
construction in the county. See Gunnison County Contractors Assoc. v. Gunnison County et al., District
Court of Gunnison County, 08 CV 59 (March 2009). The Gunnison County District Court issued summary
judgment in favor of the county, finding in part that the calculation “seems reasonable” and found
“nothing inherently unsound in the methodology used by the County in imposing the fee.” The District
Court’s decision was not appealed. Id.
EPS has been working on impact fee nexus studies for decades across the western United States. EPS’s
nexus study methodology is grounded in the central, legal principles that maximum justifiable fees must
have a “reasonable relationship” to the land uses and have a “rough proportionality” to their impact on
the community’s need for infrastructure (i.e., affordable housing). We study case law and we often work
with legal counsel as the fees are being calculated. We bring that experience to all assignments.
EPS further assists clients in these processes by identifying the extent to which the maximum justifiable
fees may impact the financial feasibility of different types of real estate development. This additional
layer leverages EPS’s extensive real estate development experience and ensures that adopted fees strike
a reasonable balance between the burden a development places on the community (e.g., need for
affordable housing) and the burden a community places on the development (e.g., adopted
fees). Adopted fees from EPS studies have not been challenged in court to date.

References
Housing Needs Studies
Agency

Big Sky Chamber (at time of study)

Contact information
Candace Carr Strauss
President | CEO
Sedona Chamber of Commerce & Tourism Bureau
928.204.1123 (ext. 111)
cstrauss@sedonachamber.com

City of Bozeman

Terry Cunningham, Deputy Mayor
(406) 586-9598
tcunningham@bozeman.net

South Shore region (Tahoe)

Heidi Hill Drum, CEO
Tahoe Prosperity Center
(775) 298-0267
heidi@tahoeprosperity.org
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Employee Generation and Nexus Studies
Agency

City of Healdsburg, CA

Contact information
Stephen Sotomayor
Housing Administrator
(707) 431-3396
ssotomayor@ci.healdsburg.ca.us

Mono County, CA

Megan Mahaffey
Department of Finance
(760) 924-1836
mmahaffey@mono.ca.gov

Town of Vail, CO

George Ruther
Housing Department Director
(970) 376- 2675
gruther@vailgov.com

City of Rohnert Park, CA

Mary Grace Pawson
Development Services Director
(707) 588-2234
mpawson@rpcity.org

Fee Range
We anticipate the project cost will range as follows:

Regional Housing Needs Assessment
$90,000 to $120,000
The range depends upon several factors:
• The extent to which detailed housing needs reports are needed for each county (or county area)
covered in the study and/or incorporated jurisdictions;
• The availability of information for and breadth of the request to analyze the amount and
location of housing allowed by current zoning; and
• Whether the analysis should also extend to the performance of the current workforce housing
supply and programs in place, as well as development environment conditions. This was not
specifically requested in the RFQ, but we feel it is important for recommendations and future
planning.

Employee Generation by Land Use Study
$80,000 to $95,000
The range depends upon the preferred methodology (discussed during final scoping), if the
Town/County elects to conduct the optional fee survey task, and/or prefers in-person meeting
attendance. This figure includes all consultant services, including direct costs for data acquisition
(IMPLAN) and travel (if necessary).
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Because Christine Walker (Navigate, LLC) is located in Jackson, WY, and is a member of our team, inperson visits to the region can be kept to a minimum. We anticipate the project managers for each of
the Housing Needs Assessment and Employee Generation by Land Use Study will have at least one inperson visit to present study results.
We also expect to include a contingency budget for additional local assistance for survey outreach from
various organizations and for additional local expertise (e.g., Alex Norton, etc.), as needed.
The need for site visits, targeted scope of work and final budget will be determined together with the
client if we are the chosen team.

17

Figure 2. The Grove
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Process Proposal
Technical Approach and Methodology
The RFQ requests a brief overview of our proposed methodology for both a Regional Housing Needs
Assessment and an Employee Generation by Land Use Study. Because each study requires a very
different technical approach, we have provided a separate overview for each study. It is our
understanding that, if our team is chosen, we will work with the client and stakeholder group in May to
define a more detailed scope that best meets your goals.

Study Integration
Despite each study requiring a different technical approach and the outcomes serving a somewhat
different purpose, the studies utilize some common data sources and will rely on each other to help
target policies and programs appropriate to address workforce housing needs and utilize study findings.
We propose to integrate the study process and outcomes, however, in the following manner:
•

•

•
•

Stakeholder Group: In the beginning, we will work with the client to identify the members from
the stakeholder group that are best suited to assist with each study. Because the geographic
coverage of the Employee Generation study is smaller and more technical in nature, the
stakeholder group will most efficiently be a subset of the entire group.
Coordinated Data: We will consolidate the common local data resources that we need for each
study in one joint request for information to minimize the impact on the client and stakeholder
group.
Employer Survey: The proposed employer survey as part of the Housing Needs Assessment will
provide information useful for both studies; and
Stakeholder Joint Policy Session: We propose a Policy and Implementation work session with
the stakeholder group after each of the draft studies have been reviewed. This will help orient
the client and stakeholders on how to best use the studies for policy and program development.
We will discuss policy options, show how the interplay of various programs (existing and new)
can help achieve results, and discuss how the information from each study can be combined to
shape effective policies to meet identified housing needs and address employee generation
impacts. This session will be used to refine study recommendations and next steps to help the
region move forward in addressing identified housing needs.

Regional Housing Needs Assessment
We propose an approach to the Regional Housing Needs Assessment that will identify workforce
housing needs, as requested. The study will cover the geographic region of Teton County, Wyoming,
Teton County, Idaho, and the northern portion of Lincoln County, Wyoming (defined by census tracts
9782 and 9784, which extends just south of Smoot).
Provided that we have engaged representatives from each county area in the study region on the
stakeholder group, we propose to provide each of the below requested study items for the region and
each county/county area as requested in the RFQ:
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•
•
•

•
•

A demographic overview, housing market analysis, economic overview, and review of existing
housing conditions (age, type, amount);
Loss of workforce housing units through redevelopment, short-term rental impacts, and sales,
focusing on units lost since the most recent 2014 housing assessment;
Commuting patterns in the region, including workers that live where they work or commute in
or out for jobs. A household and employee survey will be utilized to understand the
demographics and housing preferences (including location) of commuters compared to local
workers;
Existing workforce housing stock, including deed restricted, land development restricted,
employer restricted and “naturally occurring” workforce housing units; and
Workforce housing demand by number, type, and price point. This will include catch-up needs
(e.g. the current undersupply of housing for the workforce) and keep-up needs (e.g. housing
units needed to keep up with expected retirement rates and job growth). Projections of need
will cover a five-year timeframe and include a Microsoft Excel model that can be updated by the
client on a regular basis. We find that longer term projections are quickly outdated (e.g. the
2007/08 recession and recent COVID event is proof of that). Further, the most effective housing
programs require regular check-ins on progress and updates to ensure that strategies remain on
track.

Figure 3. Wilson Park

The regional housing needs assessment will also include some of the study items requested in the RFQ
under the Employee Generation Study, as follows:
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•
•
•

The current types of jobs, wages, number of year-round and seasonal jobs, and average jobs
held per working adult;
Percentage of employees living locally in Teton County, with seasonal variations; and
The gap between income and housing affordability in Teton County.

Data sources will include a mix of local data, survey research, interviews and focus groups, and available
secondary/public data sources (e.g., Census, American Community Survey (ACS), Quarterly Census of
Employment and Wages (QCEW), Bureau of Economic Analysis (BEA), Longitudinal Employer-Household
Dynamics (LEHD), etc.).
• Local data. We will seek stakeholder member assistance to acquire local data and helpful
research and studies. This will include data on building permits, housing programs, development
codes, land availability and zoning, multiple listing service/home sales data, rental market
information, among other needs.
• Employer survey. A short online survey will be widely distributed to businesses in the region,
with direct outreach to primary employers (government, school districts, resorts, hospital, etc.)
to better ensure their response. We will seek assistance from local Chambers and other entities
to promote the survey through effective channels (social media, radio, newspaper, employer
meetings, etc.) and distribute the link to businesses in the region. The employer survey will
probe the number of employees, where workers live (commute patterns), employee retention
and recruitment issues, unfilled jobs, retiring employees, and the provision of housing units
and/or assistance. We will work with the client and stakeholders to finalize the survey
questions and topics.
• Household/Employee survey. We will conduct a survey of local households and employees
throughout the region. The survey will field topics not available through secondary sources,
such as housing and community preferences, satisfaction with current housing conditions and
needed repairs, desire for commuters to live closer to work, housing problems such as
displacement (due to owners selling homes, short term rental conversion, rent increases, etc.)
and overcrowding, among other factors. We will work with the client and stakeholders to
finalize the survey questions and topics.
The survey will be designed for English- and Spanish-speaking households. The primary format
will be online, but paper surveys can be made available for targeted survey outreach by local
organizations and service providers. The primary method of distribution will be through
employers to their employees, along with broader notification through print media, newsletter
notifications, and social media. We will also seek outreach assistance from the stakeholder
group and local organizations to ensure the best success.

•

We propose to include a budget line item that we will use to recruit local survey outreach
assistance. We had fantastic success reaching bi-lingual and marginal populations when we
conducted the 2014 Western Greater Yellowstone Regional Housing Needs Assessment, in large
part because of the engagement of trusted local groups to reach hard-to-reach populations.
Additionally, we find incentives, such as a drawing for $100 gift cards, to be very helpful. We will
refine the outreach methodology with the client and stakeholders to ensure representative
participation.
Focus groups and interviews. We will use a combination of focus groups and interviews with
housing market professionals, developers and builders, lenders, housing service providers,
employers, area jurisdictions, and others to collect local insight and data for report analysis. We
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find a focus group with area Realtors and lenders in particular to be valuable over individual
interviews because shared and unique experiences are highlighted, and we all learn from each
other. We will refine the interview list, if selected, with the client and stakeholder group.
Finally, the draft report will be submitted to the stakeholder group for review and input. The final report
will incorporate comments received and be presented by the consultant at a public hearing.
Additional Study Sections
In addition to the information requested in the RFQ, our proposal also includes the following items,
which will be useful when evaluating strategies to address housing needs:
Housing Program Accomplishments and Challenges
We propose to gather and present information on workforce and other restricted housing units
produced to date, loss of units through sunset clauses, the rate of production, and the performance of
current housing programs. This section will be useful when considering strategies and next steps to
understand what has worked well and where changes or alternative approaches may be needed to
address existing and projected needs.
Housing Resources, Opportunities and Constraints
We propose to provide an overview of workforce housing opportunities and constraints in the region, to
include:
• Public land and resources available for housing;
• Local workforce housing financing sources and organizations; and
• Development environment, including the cost of development, development codes and
requirements, and challenges and opportunities as expressed through interviews with local
developers and others.
This section could also include the request in the RFQ to understand the amount and location of housing
allowed by current zoning in the region. We would like to discuss this item with the client and
stakeholders to understand more about its purpose and, also, current availability of information. We
expect there may be more efficient ways to achieve the information desired and would like to discuss
options.
Project Considerations
We welcome the opportunity to discuss the following items with the client and stakeholder group, if
selected. The below suggestions stem for our experience conducting regional housing needs
assessments and making sure that we have the necessary components and targeted scope in place
upfront to achieve desired results.
Stakeholder Group. Because of the regional nature of this study and the necessary access to local data,
our proposed scope and fee anticipates that at least one connected representative from each county
jurisdiction and incorporated community jurisdictions in the study area will be included in the
stakeholder group. Other helpful participants typically include housing service providers, core
community organizations and foundations, primary employers, and real estate and development
community members.
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Regional Detail. If chosen, we will want to discuss the extent to which information on the various
incorporated jurisdictions in the study region is needed. If chosen for this work, we will also discuss with
the stakeholder group and client the level of participation of each county and town jurisdiction in the
study area to refine the level of report detail for each. This flexibility is reflected in the “fee range”
provided above.
Public outreach event. Because the household/employee survey instrument will have broad outreach
throughout the region, including distribution through local organizations, various events, and social
media and press, we anticipate that this process will effectively meet, and exceed, the request for “one
public outreach event” in the RFQ. With this approach, we will reach a broader audience, including
many households that would not attend a meeting. The survey instrument will also solicit more detailed
and useful information from each participant that will be integral to the housing needs analysis than we
would acquire through a hosted open house or other one-time event. We are open to discussing this in
more detail with the client and stakeholder group, if we are the chosen team.

Employee Generation by Land Use Study
With the proposed work plan, below, EPS will deliver to the Town/County a technically robust and
legally defensible fee program that accurately reflects the impact of new development on the need for
affordable, workforce housing. We propose to use primarily publicly-available and trusted data sources,
tailored by local input and conditions. This approach will allow for a transparent process and straightforward fee updates in the future. If our team is selected, we will refine this work plan with town and
county input to ensure the final work product supports town/county needs regarding affordable housing
policy, including legal, economic, and political considerations.
The below proposed process will provide the town/county with the following:
• Residential job generation based on household expenditures on local goods and services. This
will include brick-and-mortar and non-brick-and-mortar spending;
• Residential job generation due to the construction and maintenance/management of homes;
and
• Commercial job generation linked to new commercial space.
The work plan, as described below, will include the following key considerations requested in the RFQ:
• Full-time, part-time and seasonal employees generated by non-residential development;
• Full-time, part-time and seasonal employees related to household spending on construction and
management/maintenance of homes, by type of residential use; and
• Full-time, part-time and seasonal employees generated by residential uses through
expenditures on local goods and services, by type of residential use.
Non-Brick-and-Mortar Businesses. The RFQ places some emphasis on non-brick-and-mortar job
generation. Because job generation for these businesses is not tied to commercial space, alternative
approaches to both estimating job generation and addressing employee housing needs related to job
growth are needed. For example, an employee head tax or business license fee are options not tied to
commercial space that have been implemented by other communities; however, these are fees imposed
on the business owner and, as such, may have undesirable impacts.
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An alternative approach is to look at job generation from the demand side. This includes, for example:
• Job generation through residential occupant expenditures, which we are including in our
proposed work plan; and
• Job generation based on visitor expenditures, which affect services that often have little or no
commercial base (e.g., guide services, short-term rental managers, independent housekeepers,
etc). Transient occupancy tax or tax on recreational sales (e.g. lift tickets) are some methods to
reach this impact; although it is recognized these measures currently have state legislative limits
in Wyoming.
To better target client needs in this regard, we will further clarify with the client which businesses are
considered to fall into this category and discuss the client’s desired direction with the various options
mentioned above, among others. If the work plan needs to be expanded beyond the current residential
linkage methodology to include more non-brick-and-mortar analyses, this may require additional budget
above the fee range provided.
Proposed Work Plan
Task 1: Project Initiation
EPS will participate in a project initiation kick-off conference call (or video conference) with the
identified stakeholder group for this study, including potentially legal counsel, to discuss the overall
context of the impact fee study and the Town’s and County’s specific objectives.
At the Project Initiation meeting, we will address the following topics:
•

•

•

•

Approach to funding affordable housing and legal context. We will discuss the Town/County’s
overall approach to funding affordable housing to ensure that we share a common
understanding of the existing policies and programs that are to remain and which may change.
Basis for calculating financing gaps and fees. With reference to best practices from past work
and in other mountain resort communities, we will discuss the merits of distinguishing impacts
and resulting fees by product type, by unit size, or by unit price. We will also discuss appropriate
assumptions to address local geographic differences and exceptions or special requirements for
certain types of development (i.e., large, single family homes, etc.).
Verify Commercial Categories. We will also clarify with the Town/County staff and stakeholder
group which businesses fall within each preferred business category for which mitigation will be
required. This includes also understanding which businesses fall into the non-brick-and-mortar
category (e.g., home offices, independent contractor networks, etc.), as well as potential
approaches to reflect the impacts on non-brick and mortar employment.
Required data needs. EPS and WSW will coordinate to prepare a request for data and
background documents from the stakeholder group.

Task 2: Residential Nexus Study
Task 2 includes the preparation of the residential nexus study to support the Town’s and County’s
consideration of updated housing fees. The analysis will show the nexus (i.e., linkage) between
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development of market-rate housing (both rental and for sale housing) and the demand for affordable
housing units. The process involves three general steps.
Task 2.1: Compute Demand for Affordable Housing Generated by Market Rate Units
Demand from new residential development stems from household spending on goods and services at
local businesses, spending on activities like recreation or food delivery that support local jobs (but not
necessarily at brick-and-mortar establishments), as well as spending on construction, maintenance, and
upkeep of the residence.
The first step is to estimate the impact that additional market-rate housing has on job creation and
employee housing. Using data on resident expenditure patterns and wage levels for specific types of
business, IMPLAN will be used to estimate the demand for local goods and services generated by the
addition of market-rate housing and its occupants. The number of local employees and worker
households needed as a result of that demand will be estimated, along with the number of worker
households who cannot afford market-rate housing. The incomes of households occupying the marketrate homes drive these figures — the higher the cost of the housing, the higher the occupants’ income
and spending, resulting in proportionate job creation. EPS will calculate impacts for a range of unit
types, sizes, and/or price levels.
Task 2.2: Affordability Gap Analysis
The second step is to determine whether and how much subsidy is required to provide new housing
units for worker households of various income levels (e.g., moderate, low, and very low). This requires
estimating the costs of development (land, construction, fees, required financial returns, etc.) and the
prices at which the units are affordable to income-qualified and/or workforce households. The extent to
which development costs exceed affordable prices or rents defines the subsidy or financing gap.
This calculation requires some local inputs and assumptions, which EPS will discuss with the
Town/County and adjust accordingly.
Task 2.3: Compute Impact Fee per Market Rate Unit
The third step is to calculate the subsidy required to produce housing affordable for new worker
households and allocate that subsidy to the market-rate project driving that demand. The maximum
justifiable impact fee will be calculated consistent with this nexus logic. The results will include different
nexus-based fees for housing units at various sizes or price levels. The equivalent number of units
required at different income levels can also be provided, if desired, which may be used as a standard for
allowing developers to address their impacts through provision of units on site rather than payment of
the impact fee.
The draft nexus analysis report will be provided for Town/County staff and stakeholder group review.
The report will be revised based on comments received, issued for stakeholder outreach, and presented
at a public hearing for eventual adoption.
Task 3: Commercial Linkage Fee Nexus Analysis
In this task, EPS will recalculate the County’s affordable housing fee for nonresidential development.
Business categories will be defined with Town/County input to ensure consistency with local
requirements.
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The nexus between new nonresidential development and the demand for affordable housing is derived
by preparing employment density and compensation estimates of future employees for several
nonresidential land use types (e.g., retail, office, industrial, lodging, etc.). New household formation
resulting from new employment will be categorized by income category (e.g., moderate, low, very low)
to estimate total housing demand. Calculations will consider local trends in household formation (e.g.,
size and location of households). The demand by land use category will be converted into a fee persquare-foot of commercial development based on the affordability gap calculations derived in Task 2.
EPS proposes to use the IMPLAN model in its economic impact methodology. This methodology has
been the basis of several recent affordable housing linkage fees, including for Denver and Vail, Colorado.
This provides several advantages over a survey-based method (i.e., surveying households and businesses
on employment generation), including transparency, availability, and faster and lower cost updates.
EPS recognizes the potential for “double-counting” of income-qualified households generated by the
residential and nonresidential nexus approaches (e.g., some of the grocery store workers who need
affordable housing may be represented in both analyses). The advantage to this approach, however, is
that it provides additional flexibility when assessing worker housing impact fees among commercial and
residential uses depending upon policy goals and other community priorities. In a later task, EPS will
reconcile these double-counting issues through recommendations on implementation of the fees at
specific levels for different uses.
EPS will prepare a draft report summarizing the results of the nonresidential nexus impact analysis.
After incorporating Town/County staff and stakeholder comments, EPS will issue a revised report for
purposes of the public hearing process. EPS will prepare a final report for Town/County adoption.
Task 4: Fee Level Recommendations and Presentations
Task 2 and Task 3 will produce “maximum supportable fees,” meaning the highest amount that the
Town/County could charge different types of development to satisfy their affordable housing
requirements and/or mitigate their full impact on affordable housing demands.
Due to potential adverse impacts on desired development, the implementation of other workforce
housing production programs or funding sources, the double-counting issue discussed above, and other
reasons, the Town/County should consider setting impact fees below the maximum nexus levels. In Task
4, EPS will assist the Town/County to identify and assess such mitigating factors and recommend fees for
implementation.
Task 4.1: Housing Fee Feasibility Analysis (Optional)
It may not be practical to charge the maximum supportable fees because the fees would create too
great of a financial burden on new development. In this task, EPS will utilize prototypical pro formas for
residential and nonresidential development to determine whether the maximum fees represent a
burden on development and, if so, estimate a more practicable fee.
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Task 4.2: Fee and Implementation Recommendations
EPS will work with the Town/County to develop fee recommendations that avoid double-counting and
work with other programs or funding sources that may be in place to help produce workforce housing.
The recommendations will include the formulae for annual adjustments to the fees, which can be
reasonably replicable by staff on an ongoing basis.
The deliverable from this task will include 1) a recommended fee schedule for residential and
nonresidential development; 2) a comparison of the recommended fee program with the existing fee
programs; and 3) a summary implementation process, including recommended adjustment formulae.
Task 4.3: Policy and Implementation Workshop (joint with the Needs Assessment)
Part of this process will include the Policy and Implementation work shop, which will pull together the
policy implications of the needs assessment with fee recommendations from the nexus studies to
explore how other potential policies and/or funding and financing mechanisms can work with nexus
outcomes to further the region’s housing goals.
The joint recommendations and next steps will tie the two studies together and inform how the
Town/County can best use combined study results to address their housing needs. The draft deliverable
will be provided for stakeholder group review, then revised based on input for public presentation to
Town/County elected and appointed officials, along with the completed studies.
Task 4.4: Meetings, Presentations, and Public Hearings
At key points during the Study, EPS will meet with the Town/County stakeholder group for feedback and
direction. The budget range assumes these meetings will occur by phone or video conference. To the
extent that EPS needs to meet with developers, stakeholders and elected officials beyond the outreach
contemplated as part of the overall project, EPS will bill for these meetings on a time and materials
basis.
EPS will be available to present the final draft versions of the nexus studies, feasibility analyses, and fee
recommendations to the Town and County decision makers. Our budget assumes that we will
participate in one in-person public hearing. EPS can be available for additional public meetings, if
needed, and will bill for these meetings on a time and materials basis.

Town/County Staff Support
Client will assist and support the consultant team with the following tasks:
• Recruiting Technical Stakeholder Group Members. To the extent that members of this group
need to be confirmed, client will identify and recruit the community members and staff to
participate in this group. Members will be expected to help provide information and contacts for
focus groups or interviews during the study, participate in the project kick-off and finalizing the
study scope, assist with survey outreach and promotion, review draft reports, participate in the
policy and implementation session, and attend and/or participate in the final presentation. We
hope that stakeholders members will keep their constituencies or membership (as may be
applicable) apprised of the process and share their input.
• Focus Groups and Interviews. Identifying, providing contact information for, and recruiting
Realtors, lenders, property managers, developers, builders, etc. to participate in interviews or
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•
•

•
•

•

focus groups. If focus groups are not conducted by video conference/Zoom, then client should
provide a meeting room and refreshments.
Data. Assistance compiling needed town/city and county data, including existing
reports/studies, Assessor data/contacts, planning/building department records, etc.
Surveys. Assistance promoting the surveys through various media (radio, newspaper, websites,
etc.), distributing the surveys to employers, and publicizing the online survey links. We propose
to have a budget line item to solicit additional survey support from local organizations and
service providers to help conduct outreach to multi-lingual communities and hard-to-reach
populations.
Media Outreach/Publicity. Press releases, interviews for articles, and widespread notification of
the study.
Stakeholder Group/Consultant Communication. Forwarding materials, relaying issues that may
arise, sending reminders of meetings and presentation schedules, setting up Zoom/video
sessions.
Meeting Support. Organizing and providing the meeting place/venue for in-person meetings,
refreshments for participants, public notice when applicable, work session materials (white
boards, projectors, etc.) as needed by consultants.
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Schedule
The below schedule identifies the primary tasks and timeline for the Regional Housing Needs Assessment and Employee Generation Study separately, although
both will occur over the same timeframe. We can further discuss and refine the schedule, if chosen.
It may be beneficial to keep in mind that the Census 2020 data release will be occurring over July through December, with 2020 ACS data issuing over the same
time period. We recognize that COVID may impact the results of these surveys, which is in part why it will be useful to conduct surveys as part of this study, but
these sources still provide valuable information in particular for the Regional Housing Needs Assessment.
Regional Housing Needs Assessment
Week
Kick-off meeting/finalize scope

Jun

May
Month

1

2

3

4

5 Month

x

Household/employee survey draft

x

x

Surveys in the field
Interviews and focus groups

x

x

x

x

Data collection (local, secondary)

x

x

x

x

Draft needs assessment and
recommendations
Draft assessment review - conference
call
Policy and Implementation (includes
Stakeholder work session)
Final report and presentation

1

2

Sept
3

4

1

2

3

Nov

Oct
4

5 Month

1

2

Dec
3

4

1

2

Jan
3

4

1

2

3

4

x

Employer survey draft

Analysis/write up

Aug

Jul

x
x

x
x

x

x

x

x

x

x

x
x

x

x

x

x

x

x
x
x

x

x

x
x

x
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Employee Generation Studies

May
Week

Kick-off meeting/confirm analytical
approach/finalize scope
Confirm analytical assumptions with
Stakeholder Group
Collect data and set up models

Month

Jun
1

2

3

Jul
4

5 Month

Aug
1

2

Sept
3

4

1

2

3

Oct
4

5

Month

Nov
1

2

Dec
3

4

1

2

Jan
3

4

1

2

3

4

x
x

x

x
x

x
x

x
x

Preliminary fee calculation tables

x
x

x
x

x
x

x

Revised fee calculation tables
Admin draft/draft report
Maximum vs. feasible fee levels
Policy and Implementation (includes
Stakeholder work session)
Final report and presentation

x
x

x

x
x

x
x

x

x

x
x

x

x
x

x

x
x

x

Bolded row in above tables is a common task across studies.
Shaded columns indicate holiday periods (Thanksgiving, Christmas and New Years)
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Appendix

Wendy Sullivan

www.wswconsult.com

Wendy possesses a diverse background in public and private planning and analysis. She is skilled at
helping communities identify, understand and address resident housing needs in high-cost
communities. Specialties include quantitative, qualitative and primary research (surveys, focus
groups, outreach) focused to educate on and address community housing and policy issues. Housing
needs assessments, action strategies, policies and structures are particular areas of specialization,
along with project and team organization tailored for each client.

PROFESSIONAL EXPERIENCE
President
Present
WSW Consulting, Inc.
South Lake Tahoe, California
Housing planning consultant and attorney; housing needs assessments, strategic plans and policy.
Senior Analyst
RRC Associates, Inc. (Market research and planning firm)
Strategic consulting in land, housing and transportation planning.
County Planner
Planning and Zoning Department, Blaine County

March 2001 – May 2007
Boulder, Colorado
March 1998 – October 2000
Hailey, Idaho

Graduate Research and Teaching Assistant
Washington State University

September 1995 – December 1997
Pullman, Washington

Professional Research Assistant
Cooperative Institute for Research in the Environmental Sciences

September 1992 – November 1994
Boulder, Colorado

REPRESENTATIVE HOUSING ASSESSMENTS, ACTION PLANS AND POLICY
Aspen/Pitkin County Housing Authority, CO
Eagle County and Town of Vail, CO
Town of Snowmass Village, CO
Garfield County, CO
Summit County and Breckenridge, CO
Town of Telluride, CO
Routt County and Steamboat Springs, CO
Teller County, Cripple Creek, Woodland Park, CO

Boulder, Lafayette, & Broomfield, CO
Grand County and Winter Park, CO
Town of Mammoth Lakes, CA
Inyo and Mono Counties, CA
South Lake Tahoe, CA
Whitefish, MT
Big Sky, MT
Teton County and Jackson, WY

PUBLICATION
Marcia Rosen & Wendy Sullivan, "From Urban Renewal and Displacement to Economic Inclusion: San Francisco
Affordable Housing Policy 1978-2014," 25 Stan. L. & Pol'y Rev. 121 (2014).
EDUCATION
Juris Doctor, May 2010
University of Colorado Law, Boulder, CO

Master of Regional Planning, Dec. 1997
Washington State University, Pullman, WA

Bachelor of Science Computer Science, minor Mathematics, cum laude, May 1992
Colorado State University, Fort Collins, Colorado
1124 Navahoe Dr., South Lake Tahoe, CA 96150

p. (303) 579-6702

Christine Walker, Owner
307.690.4487
Christine@NavigateJH.com
NavigateJH.com

Navigate, LLC is a real estate development consulting firm that specializes in creating
sustainable places to live in high amenity communities that local residents can afford to
purchase or rent. Christine has experience developing projects from concept to completion and
brings a practical understanding of both the public and private sector to structure successful
values driven developments. She understands the nuances of public policy and housing
programs, how to structure management programs to maintain affordability and quality of units
over time, how policies can assist or stifle development of dwellings in high-cost resort
communities and how to navigate various program, funding and partnership opportunities to
meet community housing needs.

Professional Experience
Navigate, LLC - Owner
Development consultant; project management; strategic planning.

2014 - Present
Jackson, WY

Teton County Housing Authority – Executive Director
Affordable housing development; stewardship; policy development

2005 – 2014
Jackson, WY

Wind Dance, Inc – Owner, Designer
Small home design; construction oversight.

1996 – 2005
Jackson, WY

Community Housing Developments
Bridger View – Bozeman, MT
A mixed-income locals neighborhood featuring 62 modest homes on 8-acres.

Bozeman, MT

Sagebrush Apartments, Jackson, WY
A 90-unit rental apartment building designed to serve local workers.

Jackson, WY

The Grove
A 68-unit mixed-use ownership and rental affordable housing complex.

Jackson, WY

5-2-5 Hall
A 12-unit infill neighborhood in East Jackson serving low-income residents.

Jackson, WY

Wilson Park
A 26-unit mixed-income neighborhood on a 7-acre site in the heart of Wilson.

Wilson, WY

Relevant Housing Studies/Action Plans
Aspen/Pitkin County Housing Authority,
Aspen, CO
Big Sky, MT
Bozeman, MT

Mammoth Lakes, CA
St. Johns Medical Center, Jackson, WY
Teton County, ID
Town of Jackson, WY

Willa Williford
Willa Williford has turned a successful career in housing and community
development into a consulting practice that works to create and maintain
economically vibrant communities. Willa’s experience includes housing
development, finance, asset management and operations in the public and
private sectors. Willa is passionate about helping communities balance values
such as environmental sustainability, design excellence, and social diversity,
equity, and inclusion. In 2016, Willa launched Williford LLC to assist private
developers, non-profits, and local governments in understanding their housing
needs and implementing solutions.
PROFESSIONAL EXPERIENCE
Principal, Founder
2016 - Present
Williford LLC
Crested Butte, Colorado
Consultant with a focus on housing market analysis, planning, development, and policy solutions. Recent
projects include:
Housing Needs Assessments
Mammoth Lakes, CA
Whitefish, MT
Gunnison Valley, CO
Eagle River Valley, CO
Grand County, CO
South Lake Tahoe, CA
Sterling/Logan County, CO

Housing Strategic Plans
Avon, CO
Boulder Housing Partners, CO
Pagosa Housing Partners, CO
Mammoth Lakes Housing Inc, CA
Town of Minturn, CO
Grand County Housing Authority, CO
Lake County Build a Generation, CO

Development of Housing
Anthracite Place, Crested Butte
Paradise Park, Crested Butte
Lazy K Ranch, Gunnison
Hot Springs Blvd, Pagosa Springs
Sunshine Peaks, Montrose
Maxfield Heights, Rifle
Garden Walk, Gunnison

Alamosa, CO
San Luis Valley, CO

Whitefish Chamber of Commerce, MT
Gunnison Regional Valley Housing
Authority, CO
South Lake Tahoe, CA

North Village, Mt. Crested Butte
Delta Senior Housing, Delta

Housing Resources of Western
Colorado, CO
Housing Director
2012 – 2016
Boulder County
Boulder, Colorado
Responsible for strategic planning, housing operations, and development of new affordable housing,
including managing a team of 68 employees and an annual budget of $20 million. Accomplishments
included: growing the inventory of affordable housing by 500 units, purchasing 23 acres of land for future
development, disposing of non-performing assets, refinancing and repositioning 320 units, and cultivating
sustainable program revenue sources.
Director of Asset Management and Portfolio Operations
2008 – 2012
Boulder Housing Partners
Boulder, Colorado
Responsible for operations and asset management of a 1,000-unit affordable housing portfolio and
leadership of a team of 30 employees.

Business Development Associate
2005 – 2008
US Bank - Community Development Corp
Denver, Colorado
Responsible for business development and analysis of proposed Low Income Housing Tax Credit (LIHTC)
investments in markets across the western United States. Closed over $100 million in successful
transactions.
Housing Development Planner
2001 - 2005
Boulder Housing Partners
Boulder, Colorado
Responsible for acquisition and development of affordable and workforce housing to be owned and
managed by the local Housing Authority. Developments included public private partnerships, mixed use,
rentals, and homeownership.
EDUCATION
Master of Urban and Regional Planning, December 2005
University of Colorado, Denver, Colorado
Bachelor of Arts, Political Science, May 2000
Reed College, Portland, Oregon
COMMUNITY INVOLVEMENT
Willa has served numerous professional and community organizations with her time, including:
* City of Boulder Planning Board
* Colorado Housing and Finance Authority Technical Review Group
* Housing Colorado, volunteer, various committees
* Colorado Chapter - American Planning Association, writing contributor
* Mountain Plains Chapter – National Association of Housing and Redevelopment Officials
* Historic Boulder, board member
* Safehouse Progressive Alliance for Nonviolence, board member and volunteer
* I Have a Dream Foundation, Boulder County, volunteer
She is currently the Board Chairperson for Stepping Stones Children’s Center, a non-profit daycare in
Crested Butte. She serves on the Lands Committee for the Crested Butte Land Trust and the Government
Subcommittee for Crested Butte Black Lives Matter.
Willa is an avid skier and competitive cyclist. She coaches middle and high school girls’ mountain biking
and is a mother of three.

ANDREW COBURN, Principal

Contact
andrew@urbanruralcontinuum.com
720.464.5821
www.urbanruralcontinuum.com
PO Box 452
Ridgway, CO 81432

Education
Master of Urban and Regional Planning
University of Colorado Denver (2008)
Master of Public Administration
University of Colorado Denver (2008)
Bachelor of Arts, Economics
University of Montana Missoula (2000)
Bachelor of Science, Business
Administration
University of Montana Missoula (2000)
London School of Economics Real
Estate Economics and Finance online
certificate course (in process)

Mr. Coburn is a planner whose practice is focused on housing
markets and housing needs. He brings a strong research and
analytical skillset to every project, and has a diverse professional
and personal background. A few relevant highlights include:
• Grew up in southeast Idaho and spent many weekends skiing
both sides of Jackson pass.
• Lived just outside Driggs for a season and commuted to Teton
Village to work as an on-snow rep for a major ski helmet
company.
• Project manager and community planner for the National Park
Service where he often analyzed the socioeconomic and
environmental justice impacts of federal actions.
• Worked as an assistant financial director for an Idaho
gubernatorial campaign and a wildland firefighter on the
Sawtooth National Forest.
He has volunteered for Habitat for Humanity in Bolivia, the Nanjing
Urban Planning and Research Center in China, and Cajas National
Park in Ecuador.
He currently lives in Colorado and enjoys hiking, mountain biking, fly
fishing, and skiing when not crunching data.

Selected Project Experience
Housing Needs Assessments
(in team with WSW Consulting and Williford, LLC together or individually)





San Luis Valley, Colorado (2020-2021)
City of Alamosa, Colorado (2020-2021)
Logan County and Sterling, Colorado (2019-2020)
Granby, Grand Lake, Kremmling, and Hot Sulphur Springs,
Colorado (2018)
 Eagle River Valley, Colorado (2018)

Professional Memberships
Private Development Market Study/Analysis
Colorado Chapter, American Planning
Association

 Steamboat Springs, Colorado (2020-2021)
 Eagle River Valley, Colorado (2019-2020)

Ashleigh Kanat
Principal

Education
Master of Public Policy,
University of California,
Berkeley, 2004
Bachelor of Arts in American
Studies with a concentration
in Urban Studies, Smith
College, 1998

Previous Employment
Assistant Vice President,
New York City Economic
Development Corporation
(2005 2007)
Senior Associate, Rosen
Consulting Group
(2004–2005)
Assistant Planner, City of
Piedmont (1998–2002)

Awards
California American Planning
Association 2010 – South
Fremont/Warm Springs
Revitalization Plan
California American Planning
Association 2014 – Windsor
Station Area Plan

Associations
Lambda Alpha International
San Francisco Planning and
Urban Research Association
(SPUR)
ULI UrbanPlan Volunteer
CREW, San Francisco

ABOUT
Ashleigh Kanat joined EPS in 2007 and has significant experience preparing and
evaluating real estate market and financial feasibility analyses, urban revitalization
and economic development strategies, public financing and implementation plans,
and economic and fiscal impact analyses. She has helped numerous jurisdictions
develop approaches and strategies to promote housing production, generally, and
affordable housing, specifically. She brings technical rigor, creativity, and
collaborative project management experience to her projects.

SELECTED PROJECT MANAGEMENT EXPERIENCE
Affordable Housing Nexus and Inclusionary In-Lieu Fee Studies

For Petaluma, Rohnert Park, and Mono County, EPS prepared nexus studies
documenting the link between the development of new market-rate housing and the
demand for affordable housing, and recommending fees to mitigate these impacts.
For Healdsburg, Petaluma, Rohnert Park, Clayton, and Mono County, EPS prepared
ordinances requiring developers to provide affordable units within their market-rate
developments or to pay fees in-lieu of providing affordable units.
Non-Residential Linkage Fee Studies

For Healdsburg, Petaluma, Rohnert Park, and Mono County, EPS has determined the
housing needs created by new retail, office, industrial, and lodging development,
recommended fee programs to mitigate those impacts, and in some cases drafted
linkage fee ordinances that have been adopted.
Mountain Housing Council Housing Implementation Plan

The Mountain Housing Council of the Tahoe/Truckee Community Foundation works
to accelerate solutions to local achievable housing. EPS was retained to update the
outdated housing needs assessment and facilitate a collaborative process to develop
a 3-year Regional Housing Implementation Plan. The team is evaluating a range of
tools and strategies and applying those levers to select opportunity sites to test yield
and feasibility. The work is currently underway.
Santa Rosa Housing Action Plan and Implementation Support

Facing a significant housing supply shortage, the City retained EPS to evaluate the
role of impact fees within the larger context of public finance and development
feasibility. This work led to the development of the City’s first Housing Action Plan,
focused on addressing how Santa Rosa can increase housing production, working
toward a goal of “housing for all.” EPS provided implementation support in the form
of framework and policy development, technical analysis, ordinance drafting, and
assistance with staff report preparation and public hearing presentations.
Mono County Nexus and In-Lieu Fee Studies and Housing Action Plan

EPS was retained to update the County’s nexus and inclusionary in-lieu fee studies
and prepare a Housing Action Plan, including a toolbox of programs and funding
options. The Housing Action Plan concluded that achieving safe and secure housing
for all Mono County residents would confer social, fiscal, environmental, and
economic benefits to the County. The Housing Action Plan is organized by three
primary goals: 1) increase overall supply of housing; 2) increase supply of
community housing; and 3) retain, to the greatest extent possible, existing
community housing units.

Economic & Planning Systems, Inc.
The Economics of Land Use

1330 Broadway, Suite 450  Oakland, CA 94612
510.841.9190  akanat@epsys.com  www.epsys.com

Brian Duffany
Executive Vice President

Education
Master of Regional
Planning, Cornell
University
Bachelor of Arts, Colby
College

Brian Duffany is a real estate economist and planner with nearly
20 years of experience in land economics. Brian has a broad base of
experience in real estate development feasibility analysis, financial
and economic modeling, economic development, economic and
demographic analysis, local government finance, fiscal impact analysis,
transportation planning. Brian has evaluated proposals and feasibility for
development and redevelopment proposals throughout the mountain
west and Colorado urban corridor.
SELECTED PROJECT EXPERIENCE

Employment History
21 Years Experience
17 Years with EPS
Affiliations
American Planning
Association
Urban Land Institute
Colorado Municipal
League

z AFFORDABLE HOUSING LINKAGE FEE STUDY | VAIL, CO
Technical advisor on an affordable housing linkage fee study to
update the Town’s current housing mitigation policies and tools.
z INCLUSIONARY ZONING AND LINKAGE FEE STUDY | FORT
COLLINS, CO
Housing policy study to evaluate the effectiveness of an inclusionary
housing ordinance (IHO) and linkage fee program in Fort Collins.
Developed a nexus study and real estate proforma feasibility
model to test the viability of adopting residential and commercial
housing linkage fees. Facilitated stakeholder and council member
discussions on the pros and cons of the tool and options for
implementation.
z HOUSING MITIGATION FEE STUDY | PAGOSA SPRINGS, CO
Prepared a nexus study and housing linkage fee calculation to
support discussions on adopting an affordable housing impact fee to
mitigate the impacts of market rate housing and second homes on
the Town’s affordable housing needs.
z HOUSING STRATEGY | CHAFFEE COUNTY, CO
Worked with a housing task force and stakeholder group to
document affordability issues and develop implementation
strategies and recommended actions. Stakeholder group included
business, real estate, local government, and social services interests.
Recommendations included creating a local funding source, publicprivate partnerships, supporting multifamily development, and
forming a nonprofit housing organization.

Economic & Planning Systems, Inc.

z WEST STEAMBOAT NEIGHBORHOOD ANNEXATION | STEAMBOAT
SPRINGS, CO
Fiscal impact analysis for a proposed 400-acre annexation into the
City of Steamboat Springs. Supported development agreement
negotiations by addressing issues ranging from the benefits of deed
restricted workforce housing to public works capital and O&M costs.

The Economics of Land Use
www.epsys.com

730 17th Street, Suite 630, Denver, CO 80202

720 460 3302 (direct)

bduffany@epsdenver.com

Brian Duffany

z FRUITA IN MOTION | FRUITA, CO
Economic consultant to planning team and
staff to evaluate issues and recommend policies
and strategies on housing affordability, housing
diversity, economic development (recruitment,
marketing, incentives), and fiscal sustainability.

Annexation was approved following a Council
decision and the overturning of a referendum
to reverse the Council’s decision.
z WORKFORCE HOUSING LAND SWAP IMPACT
ANALYSIS | SUMMIT COUNTY, CO
Fiscal, economic, and infrastructure impact
analysis for the development of the Lake Hill
property as workforce housing. Impact analysis
supports the County’s entitlement process
for this property that was purchased from the
USFS by Summit County.

z DOWNTOWN HOUSING STRATEGY
BILLINGS MT
Market, feasibility, and development
opportunity analysis to create a strategy for
attracting more housing to Downtown Billings.
Conducted interviews, downtown employee
survey, and site analysis to recommend
priority sites and housing product types.
Recommended uses for tax increment
financing ranging from direct project
incentives to area wide investments.

z HOUSING STRATEGY | CLEAR CREEK
COUNTY, CO
Needs Assessment and housing development
strategy to address workforce attraction
and retention challenges and economic
sustainability in mining and tourism
communities. Also included a development
feasibility study for workforce housing on
County-owned land in Dumont.

z GROWTH POLICY UPDATE | BOZEMAN, MT
Comprehensive economic and real estate
market analysis to inform the land use and
economic aspects of the Comprehensive
Plan Update. Addressed supply, demand, and
impediments in the office, retail, and industrial
markets. Quantified housing affordability
conditions and the impact of job relocations
and workforce migration from high-cost metro
areas on the local housing market.

z ECONOMIC SUSTAINABILITY MODEL
TELLURIDE-MOUNTAIN VILLAGE, CO
Developed and maintained the Town’s
economic model used for land use decisions
and economic impact analysis. Wrote a staff
user manual, facilitated training workshops, and
worked with Town council on model scenarios,
interpreting results, and making land use policy
decisions on allocating density transfers from
the Density Bank.

z HOUSING AND COMMUNITY SUSTAINABILITY
STUDY | FLAGSTAFF, AZ
Analysis of affordable housing needs, economic
linkages between housing and the City’s
economic base. Developed housing and
economic development strategies to promote
long-term economic and social sustainability.

z SOUTHEAST COLORADO OPPORTUNITY ZONE
PROSPECTUS (ONGOING)
Housing market strategy as part of an
opportunity zone prospectus to market sites
in the 6-County region for workforce housing
development.
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Snow Zhu
Associate
Education

ABOUT

University of California,
Berkeley – BA in Economics,
Minor in City Planning

Snow Zhu joined Economic and Planning Systems, Inc. (EPS) in January 2019,
bringing academic and professional experience in government data analytics,
land use policy, feasibility analyses, and housing research. At EPS, she has
served as project manager and analyst on a number of affordable housing and
impact fee studies. Prior to joining EPS, Snow was employed at Acumen LLC, a
public policy research firm.

Previous Employment
Research Operations Analyst,
Acumen LLC, Burlingame, CA
Student Assistant, Fisher
Center for Real Estate &
Urban Economics, Berkeley,
CA
Undergraduate Researcher,
Center for Community
Innovation, Berkeley, CA.
Customer Experience
Strategy Intern, Southern
California Edison, Los
Angeles, CA
Intern, San Diego Regional
Sustainability Partnership,
San Diego, CA.

SELECTED PROJECT EXPERIENCE
Healdsburg Affordable Housing, CA

The City of Healdsburg has been working to improve its supply of affordable and
“missing middle” housing in the face of existing shortage and continued
increase in housing demand. EPS has supported City staff efforts including
preparation of an inclusionary housing ordinance, commercial linkage fee study,
and housing needs calculator. As a part of this work EPS has applied a range of
supporting methods including quantitatively based housing needs assessment,
financial feasibility analysis, and economic forecasting.
County of Sonoma Commercial Linkage Fee Nexus Study (Ongoing)

For the County of Sonoma, EPS has determined the housing needs created by
new retail, office, and industrial development, and recommended a fee program
to mitigate those impacts.
County of Sonoma In-Lieu Fees (Ongoing)

For the County of Sonoma, EPS has prepared an ordinance requiring developers
to provide affordable units within their market-rate developments or, under
certain circumstances, to pay fees in-lieu of providing affordable units. In
addition, EPS has prepared a nexus study documenting the link between the
development and occupancy of new market-rate housing and the demand for
affordable housing, and recommended fees to mitigate these impacts.
BART Transit Oriented Development (TOD) and Affordable Housing Analysis

BART adopted an Affordable Housing Policy requiring a certain amount of TOD
occurring on BART land to be below-market-rate (BMR) housing. EPS studied
the financial implications of BMR housing production inform BART’s
understanding of both the broader dynamics of BMR housing development and
the financial implications of offering land at less than Fair Market Value (FMV).
EPS compiled policy case studies from six public landowners and conducted a
financial feasibility analysis.

Economic & Planning Systems, Inc.
The Economics of Land Use

1330 Broadway, Suite 450  Oakland, CA 94612
510.841.9190  szhu@epsys.com  www.epsys.com

Rachel Shindman, AICP
Senior Associate

Education
Master of Regional Planning,
Cornell University
B.A., Queen’s University
B.Ed., Queen’s University
Certificate in GIS, Queen’s
University
Employment History
7 Years Experience
5 Years with EPS
Affiliations
American Institute of Certified
Planners
American Planning Association
Urban Land Institute
Presentations
Tiny Homes, Big Ideas:
Alternative Housing,
Conventional Reality Panel
Discussion (convener and
facilitator) American Planning
Association – Colorado State
Conference, Keystone, CO 2018
Can Tiny Homes Help Solve
Denver’s Affordable Housing
Crisis? Panel Discussion
(moderator) Denver Design
Week, Denver, CO 2018
Finding the “Opportunity”
in Opportunity Zones Panel
Discussion (convener and
moderator) American Planning
Association – Colorado State
Conference, Snowmass 2019

Economic & Planning Systems, Inc.

Rachel Shindman, AICP, brings several years of experience in many of
EPS’s practice areas. Her specializations include real estate economics,
fiscal and economic impact analysis, and economic development and
revitalization. She has a strong skill set for addressing urban economic
and policy issues, and her experience in public, private, and non-profit
organizations enables her to work successfully with a diverse set of clients.
SELECTED PROJECT EXPERIENCE

z AFFORDABLE HOUSING MITIGATION RATE AND FEE-IN-LIEU
UPDATES | VAIL, CO
Working with the Town of Vail to address changes to generation
rates, mitigation rates, and fee-in-lieu calculations for the town’s
affordable housing policy. This work involves providing peer
community research and town-specific data to inform decision
making around a new residential linkage policy, mitigation rates
for both residential and commercial programs, and a fee-in-lieu
calculation method. This will provide employment generation rates
for new residential development, recommendations on mitigation
rates and prioritization, and a simple, data-driven system for annual
updates to fee calculations
z HOUSING NEEDS ASSESSMENT | LAKE COUNTY, CO
Conducted a housing needs study and action plan for Leadville and
Lake County, with a focus on how to match available resources to
current and future needs. Work included data analysis to document
market and economic conditions and housing need, community
and stakeholder outreach, identification of key housing issues,
an analysis of opportunities available to the community, and an
implementation strategy that includes an action plan with policy,
funding, and management/governance recommendations for the
City and County to use moving forward.
z HOUSING NEEDS STUDY | ARCHULETA COUNTY, CO
Conducted a housing needs analysis for the Town of Pagosa Springs
and Archuleta County, focusing on documenting and analyzing
market conditions and local housing needs. This assessment
analyzed economic and demographic trends, housing development
trends, and affordability indicators. A gap analysis was completed to
estimate current and future need by income level, outlining courses
of action the County and Town can take to address these needs.
z HOUSING NEEDS ASSESSMENT | CHAFFEE COUNTY, CO
Analyzed the current economic and demographic trends and
housing affordability, and projected future need. Outlined
implementation measures and policies that can be adopted to

The Economics of Land Use
www.epsys.com

730 17th Street, Suite 630, Denver, CO 80202

303 623 3557

rshindman@epsdenver.com

Rachel Shindman, AICP

a strategic plan for the City to address housing
challenges and opportunities.

expand the affordable and attainable housing
supply, and created a prioritized list of actions,
strategies, and policies for implementation.

z COMPREHENSIVE HOUSING POLICY
FRAMEWORK | SAN ANTONIO, TX
As lead consultant, EPS laid out overarching
issue areas, 11 policy priorities, and 24 action
strategies to address problems from workforce
housing needs to supportive services to the
prevention of displacement and gentrification;
the process was guided by a five-member
group of mayoral appointees, included
extensive data analysis, research, three
community meetings, eight public meetings
and the creation of five technical working
groups.

z HOUSING NEEDS ASSESSMENT |
UPPER ARKANSAS AREA COUNCIL OF
GOVERNMENTS, CO
Conducted a Housing Needs Assessment for
Custer, Fremont, and Park Counties through the
UAACOG. Analyzed market and demographic
data and using focus group and interview
feedback to define the current gap between
housing supply and housing needs, understand
future trends, and provide recommendations
and strategies to guide decision making on
addressing identified issues and needs both
regionally and in each community.

z NASHVILLE INCLUSIONARY HOUSING STUDY
NASHVILLE, TN
Evaluated the feasibility of adopting an
inclusionary zoning ordinance and the
potential to adopt other types of development
or community-based housing policy tools.
Documented and analyzed housing and
economic supply and demand conditions
throughout the city, as well as the current local
and state regulatory context.

z COMPREHENSIVE HOUSING NEEDS
ASSESSMENT | FORT MORGAN, CO
Currently working with the Fort Morgan
Cultures United for Progress Housing Work
Committee and the City of Fort Morgan to
create a housing action plan that identifies
affordable housing gaps and is based on
principles of health equity. The study will utilize
data analysis, extensive community outreach,
and case study research on policies and
regulations, to identify tools and mechanisms
best suited for the Fort Morgan housing
context.

z DOWNTOWN WORKFORCE HOUSING NEEDS
ASSESSMENT | BILLINGS, MT
Conducted a workforce housing needs
assessment and development strategy for the
Downtown Billings Association and the East
Billings Urban Renewal District. Assessment
included a market study of the downtown area
and a survey of area employees to determine
desire and preferences for downtown housing.
Development potential and feasibility were
addressed, with a strategy for downtown
associations to attract appropriate and housing
development to the area.

z PEORIA CROSSING MARKET STUDY
AURORA, CO
Conducted a market study for the Aurora
Housing Authority as part of an application for
a competitive LIHTC award for Peoria Crossing,
an 82-unit affordable housing development.
Analyzed current supply and unmet demand
for affordable housing. Completed an update of
this project for AHA as part of an application for
4% competitive LIHTC award.
z HOUSING TRENDS AND STRATEGIC PLAN
PLANO, TX
Conducted an analysis of housing trends,
including demand and supply pressures and
the challenges arising from them. Used primary
and secondary data, including an advisory
group, focus groups, and surveys, that informed
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