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Housing Tax – 5A Initiatives

The first 5A ballot measure was 
introduced in 2006 and collection 
started in 2007.  This established a 
0.125% sales tax to go directly to 
housing. This measure also included an 
Impact Fee of up to $2.00 / sq. foot for 
new construction.  This was renewed in 
2016 in perpetuity and currently 
generates approximately $2.9M 
annually for Summit County.

The second ballot measure was in 2016 
for a 0.6% sales tax for 10 years. This 
was renewed in 2021 for an additional 
20 years, through 2046. This currently 
generates approximately $13.6M 
annually for Summit County.

The Housing taxes will continue to collect 
0.725% through 2046, at a minimum, without 
any further tax measures.



Housing Tax 5A Fund - Intended Use

The Intergovernmental Agreement that established the Summit Combined Housing 
Authority in 2006 as a multijurisdictional housing authority states, “in order to provide 
rental and purchase prices within the means of low-to-moderate income and to plan, 
finance, acquire, construct, reconstruct or repair, maintain, manage and operate 
affordable housing projects or programs for employees of employers located within the 
jurisdiction of the Authority”. 

The primary goal of the 5A fund is to enable more local residents to remain in Summit 
County and for local businesses to keep a quality workforce resulting in a stronger 
economy and more robust community.

Resale calculations should make every effort to retain affordability over time. 
It is a balance between owner equity and buyer affordability.



Frisco Covenant Items

Lottery Resales

• Should the Town use a lottery for resales?

• Priority entries?

• Review current lottery data

Asset Testing

• Should the Town have asset testing for resales?

• If yes, what is the threshold, and can it be reviewed 
in the future?

• Review other covenants that include asset testing

Resale Calculation
• Is AMI involved in the calculation?

• What is the AMI chart and how is it updated 
each year?

• Transparency through Predictability and 
Consistency

Capital Improvement Cap
• Is there a recommended cap?

• Compare to other covenants in Summit 
County



Lottery Data & Info



Lottery Resales in Summit County
Covenant Priorities Jurisdiction Stats

Nellies Neighborhood
Initial Sales offered an extra entry for people that had been in 3+ lotteries 
and not been offered a home.  Resale priorities determined at time of 
sale.

Summit 
County

398 applicants on initial sales 
and only 19 qualified for the 

additional entry.

Stables Village
Initial Sales offered a priority for 10+ years working or living in Summit 
County (cumulative or consecutive) and working 30+ hours in the Upper 
Blue Basin.  Resales are single entry format (no priority).

Breckenridge

4 phases, 100 to 200+ applicants 
per phase. 60% were first time 

homebuyers and worked in 
Breckenridge.

Smith Ranch 
Neighborhood

Initial Sales and Resales allow an extra entry for applicants within 10% of 
the AMI income target and an additional entry for those that have lived or 
worked in Silverthorne for 12+ months prior to the sale. Silverthorne

Over 100 applicants for each 
resale with approx. 25% 

receiving the work / live priority 
and 80% having the income. 
(30% having all 3 entries) 13 

sales in the last year

Dillon Valley Vistas

Initial Sales and Resales offer an extra entry for working in the Snake River 
or Lower Blue Basins and two extra entries for working consecutively for 
10+ years in Summit County. Lottery is determined by the County at the 
time of sale.

Summit 
County

Only 2 resales in the new 
system. 50+ applicants, 30% with 
the Tenure priority and 65% with 

the work priority.



Lottery Resales in Summit County (continued)

Covenant Priorities Jurisdiction Stats

Soda Creek New Covenant states lottery sale is determined by the County at the 
time of sale and is a one-for-one lottery with no additional entries Summit County Only 1 sale in the last year with 

110 entries @ 110% income.

Ophir Mountain

New Covenant states lottery sale is determined by the County at the 
time of sale and is a one-for-one lottery with no additional entries. 
Priority is given for those making 80% AMI and then open to those 
making up to 90% AMI. 

Summit County

We have only done a lottery 
for the 80% AMI and not had 
to go to the 90% AMI. There 
have only been 2 sales in the 

past year.

Housing Helps

The Town of Breckenridge and Summit County have a first right of 
refusal in their Housing Helps / Buy Down Covenants and allow for 
them to require a lottery at sale if need is determined.  The lottery 
would follow Housing Guideline rules but has not been used yet.  No 
set priorities.

Summit County & 
Affiliate Towns Not used yet

West Hills
Initial Sales and Resales – for those working in the Snake River Basin.  If 
no one qualifies for this, it will open to all those working in Summit 
County

Summit County

We only accept applications 
for those that meet the Basin 

requirement (not opened to all 
of SC) 41 to over 100 entries, 4 
lotteries done in the last year.



Do Priority Entries Work?
In 2024, 75% of the top 5 winners in the lottery had a 
priority entry.

Priorities give an extra boost to winning a lottery; 
therefore, they should be thoughtful, purposeful and 
support Town or neighborhood goals. When creating 
priorities, you also need to be comfortable with how they 
are proven. 

1. Nellies Neighborhood initial sales 
only had 19 out of 389 that 
qualified for the extra entry – ALL 
were in the top 50% of the 
results.

2. We have seen a 550% increase in 
lottery entries with the new 
system.

3. We have a much higher capability 
to provide data about lotteries, 
standings and outcomes with the 
new system.

Based on previous Council discussions, it seems the 
consensus is to require a lottery for resales that are open 
to all SC workforce with an extra entry for working in the 
Ten Mile Basin and an additional entry or entries for 
longevity in the community 
(10 years is often used for longevity in the community).



2024 SCHA 
Application Data



Do Priorities increase with the intake forms?

• 91.7% received a 
priority

• 41.7% Receiving all 
3

• 12 total 
households into 
the lottery

Total Applications

Approved

Denied

Other

136

5

187

87

60

Past method Current Method

• 94% received a 
priority

• 32.9% Receiving all 
3

• 85 total 
households into 
the lottery

Past method Current Method
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Taking two properties in the same neighborhood and comparing the past method and current method’s entry data, priorities do not seem to be 
occurring at a drastically higher rate. The rate in which people enter the lottery increased when a full application was not required.

• 50% received a 
priority

• 16.7% Receiving all 
4

• 18 total 
households into 
the lottery

• 71.4% received a 
priority

• 20% Receiving all 4
• 50 total 

households into 
the lottery

includes: cancelled, 
declined to continue, 

incomplete, status 
unknown

Percentage of Top 20 receiving a 
Priority Entry

The change in Application patterns for 
the past 5 Years

Stables Village 2A

233 Smith Ranch Road

Nellie’s Neighborhood

2024 RE-SALES

LOTTERY SINGLE BUYER SALES DEVELOPMENT

Totaling each jurisdictions’ re-sale units, there were 22 lotteries, 55 single buyer sales, and 3 development projects 
totaling 80 re-sales for 2024. 

Total lottery applicants in 
2024 is 1630 - this makes the 

average of 74 per lottery 

26 Ermine Road - Past Method

This is an anomaly due to only 19 out of 389 had 
received an extra priority entry. This priority was 

more challenging to meet and therefore not 
many extra entries were given.  



Stables Village 2A Lottery Data Stables Village 2B Lottery Data

Recent Breckenridge Lottery Data
Priority entries – 1 extra entry for working 30+ hours in the Upper Blue Basin and 1 extra entry for living / working in Summit County for 10+years.

50%+ of the top 50 people chosen in the lottery had 3 entries



Resale Calculations in Summit County

Neighborhood Resale Language & CI Notes

Wellington & Lincoln Park 
(2000 - Breckenridge)

3% per year or the change in AMI from purchase to sale, 
not compounded. 10 to 15% of the original sale price can 
be used for Capital Improvements.  There is a separate 
maintenance program that allows for an additional 3% 
for approved updates. RE commission is 3 or 7%.

The Town of Breckenridge has considered programs for 
people to opt into a new DR for several years, especially with 

the unprecedented increase in AMI over the past 3 years. 
This is resulting in some owners receiving $100k to $150k 
more in max resale value than the standard 3% per year.  

Vista Point
(2002 - Breckenridge)

Purchase Price multiplied by the change in AMI (year 
over year) or 3%, whichever is greater. 15% of the initial 
purchase price for CI. RE commission is up to 7%.

This resale calculation has never been repeated, and I don’t 
expect it will. It is incredibly favorable for the seller and does 
not assure long-term affordability.  This is currently the most 

expensive neighborhood with many homes reaching or 
exceeding the $1M mark.

Other Breckenridge 
Properties (Blue52, Gibson 
Heights and Valley Brook)

2% per year appreciation with 10% of the original sales 
price for CI and a 2% RE commission.

Some neighborhoods required amended & restated 
covenants to get to this

Stables Village
(2023 – Breckenridge)

3% per year appreciation with a 1% RE Commission & CI 
per Workforce Housing Administrative Rules and Regs

The more recent covenants are a standard resale calculation of 2 to 3% each year.  This creates transparency and a predictable 
affordability factor for the future. There is a delicate balance between building equity and keeping prices at an affordable level.  
Ease of resale calculations creates transparency along with consistency with newer deed restrictions.  Below are the options that 
have a model tied to AMI compared to neighborhoods with a standard calculation.



Resale Calculations in Summit County (continued)

Neighborhood Resale Language & CI Notes

Monarch Townhomes 
(2000 - Breckenridge)

The lesser of 5% per year or the increase in the 100%, 4-person 
household AMI.  CI is 10% of initial purchase price.

There will not be a negative impact if the 
change in AMI is a decrease, it then 

defaults to the 5% per year.

South End Village 
(2007 - Frisco)

The lesser of 3% per year or the increase in AMI (compounded annually) 
with a 5% RE Commission (only in the first year of ownership, silent after 
that).

The change in AMI is from one year to the 
next, added up to get a total increase.

Lodge at Riverbend 
(2003 - Frisco)

The greater of 4% per year or the increase in AMI (compounded annually) 
with a 5% RE Commission (only in the first year of ownership, silent after 
that).

The change in AMI is from one year to the 
next, added up to get a total increase.

Drake Landing 
(2001 - Frisco)

The greater of 5% per year (compounded annually) or the increase in AMI 
from purchase date to listing date.

Most County Covenants 2% per year appreciation, not compounded, RE Commission of 1.75% 
with CI of 10% of the initial purchase price every 10 years (depreciated).  

Some neighborhoods do have asset 
testing, and it is either half the cost or the 

full cost of the property, some have a 
specific amount (i.e. $200,000)

Frisco 2019 Covenant 3% per year, not compounded, plus cost of QCI, plus RE commission. Not 
greater than the maximum sale price from the AMI chart.



SCHA-Published AMI Chart
How Each Section is Created & Used

HUD produces the 50% AMI number each year and 
everything else is extrapolated from this to produce 
all income levels and household sizes.

The Rentals section takes 30% of income / 12 
months to show the affordable rent amount at each 
AMI & unit size. This number includes utilities. It is 
used to set workforce rental rates across the 
County.

The For Sale section allows for a $500 per month 
allowance for HOA, Property Ins. and Property 
Taxes. Along with the present value of a 30 year, 
90% loan-to-value home price at a current 
annual interest rate. This section is a guide to 
setting new property prices.





Mobility in 
Homeownership
In April of 2025, the average single family home price was over $2.5M and 
multi-family was over $1.2M in Summit County.

We really can’t use a market rate mentality when considering a deed 
restricted property.  The sales process is completely different.  We are no 
longer in a world in Summit County that people move from deed 
restricted to market rate, that gap is much too large now.  Prior to 2020, 
we saw some movement from deed restricted to market rate, but now 
the trend is to move from one deed restricted property to a different one.  

Unless something changes with a family's economic status, like a huge 
promotion or a large inheritance, our workforce is predominantly living in 
deed restricted housing. The focus should be on how to maintain a level 
of attainability, not movement to market rate properties.  

Many people across the country live in the first house they purchased. If their economic 
status has remained similar over their career, moving to a larger house or a property in a 
more desirable neighborhood is not usually an option.  



SCHA Recommendations
Resale Calculation
◦ 2 or 3% annual appreciation, 

not compounded, not tied 
to the AMI chart

Capital Improvement
◦ 10% of the initial purchase 

price every 10 years with a 
depreciation schedule.

1. Recommend 2% RE 
commission with lottery 
sales.

2. Income buffer - always

3. Allow covenant changes to 
match a property or 
project goal / need.

4. References to AMI chart: 
income, setting rental 
rates and for sale 
proforma for new projects.

5. Right to Inspect – 
recommend adding this to 
the covenant.

6. Remove SCHA as realtor.

Lottery Resales
◦ Yes, with priority entries to 

match TOF goals for 
workforce housing

Asset Testing
◦ Not the best determining 

factor for affordability. If 
needed, use the value of the 
property.


