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FRAN MANDEL SHEETS 

Against 

themself 

Toppdown residential zoning standards allowing ADUs in all single-

family neighborhoods regardless of local zoning is severely 

dictatorial. We've worked hard for years (including adding ADUs to 

our code) to make this work for our community and NOW you are 

going to mandate that the careful consideration we've been giving is 

out the window. This bill removes our right to local planning and 

home rule and we have to live here too! 

We've worked hard to change the local ordinances to make 

appropriate size, location, detached or stand alone ADUs and NOW 

you are going to dictate to us? This is a quality of life issue as well. 

Some of us need garden plots. Some of us don't enjoy not being able 

to park our cars. Some of us would prefer we work for permanently 

affordable community-focused units that might help aleviate the 

homeless problems we have. But this one-size wipes out our ability to 

deal with our own local issues.  

Some of us find quality of life and big issue. We don't have enough 

parks as it is for all the new building - packing more into our 

neighborhoods only increases the pressure for children to find space 

to breathe and play. But state govt. is going to dictate that too? 

Affordability is a huge issue for all of us and this bill does nothing to 

help us with that either.  

This is a bad bill andneeds major modification before you pass it. 

Please do your job and do not pass this bill as presented. Thanks. 

Emily Reynolds 

Against 

themself 

Dear Legislators:  

• First, does Colorado really need the massive number of new 

housing units called for in this bill? A Feb. 1 nonpartisan Common 

Sense Institute report noted, “More people left Colorado for other 

states than arrived from other states in 2022.”  
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• Your own State Demographer said in the Feb report. “Since 2018, 

Colorado's housing growth has exceeded 40,000 units annually, 

outpacing population growth. Between 2018 and 2022, the state 

added an estimated 180,000 housing units, while the population 

increased by only 161,800. This surge in production and a slowdown 

in population growth are addressing the housing under-supply issue.  

• That’s a surplus of 18,200 new housing units, not a shortage of 

them. And it doesn't include already-built units that are in the 

inventory.  

• According to the chief fire inspector, housing density was the single 

biggest contributor to the Marshall-Superior fire exploding into an 

urban firestorm. This Denver Post article’s lead quote is, "Too many 

houses built too close together...led to the record Marshall firestorm 

losses topping $1 billion, insurance industry researchers found this 

week as they sifted through ashes and charred ruins.”  

• And an insurance industry article concluded the same: "Spacing was 

an issue here," "A push for lower-density housing for fire safety 

would collide with a push by some planners and developers for 

higher-density "mixed-use" communities."  

Kari Herman 

Against 

themself 

To the Committee; 

I am a mother of four and have been a resident of Fort Collins, 

Colorado for over 20 years. Having been brought up in Madison, 

Wisconsin, I have witnessed what over-density has done to my 

previous home base- Madison. Crime has risen, and the beauty of 

this College town has been eroded with increasing population and 

density. The charm of a 'small-city' has given way to increased 

pollution, while concrete has replaced green spaces.  

Now in Fort Collins, I live in an HOA that I, along with hundreds of 

other residents, were legally bound to sign a covenant which 

stipulates exactly what rules and regulations governed our 

neighborhood. I bought our house, specifically, for that reason and 

for the space of our lots and density. To simply eradicate HOA's 

density is an over-reach of the state government. I signed our legal 
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document over 20 years ago. That legal document assured me that 

our neighborhood would exist in a specific way. While I am an 

Independent, I am friends with numerous democrats who are 

awakening to the idea that their votes may have led to this current 

state administration, and because this literally hits home, they too, 

are extremely unhappy.  

With all due respect, is this "density" happening in your gated 

community, Mr. Polis? I'm guessing the Governor's Mansion is off 

limits?....  

Thank you for your time and thoughtful consideration, 

Kari- mom of 4 

Trudy A Haines 

Amend 

Fort Collins HOA 

(Homeowners Association) 

Coalition 

IF ADUs are mandated state wide, then at least amend the bill to 

allow cities the flexibility to determine appropriate size, location, and 

whether the ADU is attached or detached.  

WE need to also protect the rights of not only the person building 

the ADU, but also the neighbors’ rights and quality of life. We must 

protect neighbors’ privacy in their own home and yard, viewsheds, 

property values; we must ensure safe emergency access and mitigate 

excessive shading (of garden plots), noise, and parking issues. Many 

Coloradans have saved their entire lives to own a single-family 

home—their largest investment—don’t put them at risk. 

AMENDING the bill to require an on-site owner, is a positive step to 

protect neighbors and neighborhood livability and should apply to 

ALL municipalities.  

FOR sustainability, the State should encourage basement or single-

story attached ADU’s only, where possible—fewer materials are 

needed to build attached ADUs in existing basements, attics, garages, 

etc. Attached ADU’s potentially cost less which could translate to 

lower rents. AND, this provision would help preserve neighbors’ 

privacy in their own home and yard, etc. 

NOTHING in this bill ensures affordability or access to home 

ownership for people stuck in a rental cycle. And there is no 

mandated affordability for those renting an ADU. The bill should 

require that all grants and construction loans, etc.– funded by 

taxpayers – will ONLY go to existing homeowners that have lived in 

the home for 3 years or more, not corporate investors who purchased 

the home to maximize rental profit. 
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THANK YOU for your service and attention, Trudy Haines

Robert Stickney 

For 

themself 

This bill is necessary to help relieve the housing and affordability 

crises in our state, while allowing for current homeowners to benefit 

greatly. I hope you will support it. 

As a homeowner, this bill will increase the value of my property in a 

healthy way that is not predicated on there not being enough supply 

to match demand. 

As a person with a mortgage, it will allow me to defray my costs and 

save money, while spending more locally to boost the economy and 

tax revenues (rather than just sending all of our money to an out of 

state bank). 

As a person who values property rights, it will restore more of these 

rights to myself and my neighbors. 

As a person concerned with affordability, the ONLY way to make 

housing more affordable is to increase its supply. This bill does so in 

a manner that allows the average homeowner to benefit from as well, 

rather than just a large-scale developer. 

As a person concerned with the environmental destruction of sprawl, 

it will  

The Colorado Municipal League has made complaints that bills such 

as these remove local control. They seem blind to the lack of control 

we are allowed to have at the most local level there is--an inidividuals 

property.  

I strongly encourage you to pass this bill to improve affordability and 

prosperity for Coloradans state-wide. 

-Robert Stickney 
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John Graham 

Against 

City of Manitou Springs 

On behalf of the Manitou Springs City Council, I want to state our 

opposition to House Bill 1152. This would mandate sweeping 

overrides of local control throughout Colorado communities. This 

amounts to a clear and severe violation of the concept of local 

control, as the bill would allow the construction of Accessory 

Dwelling Units (ADUs) with no regard to existing local zoning and 

land use laws.  

A little over a year ago, the City of Manitou Springs adopted a revised 

Land Use Development Code, which was an extensive and thoughtful 

rewrite of our zoning rules. It was tailored to our needs and 

experiences and looks to our future. It is local in every sense and 

honored the concept of self-rule. If Bill 1152 is passed, that work will 

essentially be thrown out. 

Our code incorporates realistic practices for our confined, densely 

populated community. It factors in practical needs, like parking, 

transportation, infrastructure concerns and worries about hazards like 

floods and wildland fires. It considers housing needs and quality of 

life issues. It was the result of listening to many voices, hearing many 

needs, and pointing to livable solutions. Now all that is being put at 

risk with the blind mandates of 1152. 

What we have done in Manitou Springs is not unique to us. 

Throughout the state, local citizens work diligently to define their 

futures and regulate themselves. Government should honor local 

control and let people decide for themselves what best meets their 

needs. State government is far more effective when it collaborates 

with local government and when all parties focus on solutions, not 

mandates. Bill 1152 will disrupt communities and invoke unforeseen 

consequences.  

What might work in Lonetree, Greeley or Durango may be damaging 

to Manitou Springs, Leadville or Delta. Or vice versa.  

Manitou Springs’s infrastructure and parking are often at their limits. 

Adding more units may be the last straw. Tell the drivers of 

emergency vehicles and snowplows that their jobs will get harder. 

Then repeat this story in communities throughout Colorado. 

State interference with local rules and local needs cannot become a 

matter of policy throughout Colorado. Citizens wonder what 

legislators are thinking when it comes to such wholesale violations of 

the principles of self-rule. Instead, let us take a course that honors 

local control and that fosters genuine collaboration. 

 Please consider the irreparable harm 1152 promises to the 

citizens of Colorado.  
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Members of the Senate Local Government & Housing Committee,  
 
On behalf of the Boulder County Young Democrats, we write in support of HB24-1152 
(Accessory Dwelling Units).  
 
In a state where the cost of housing has risen dramatically and unsustainably, this bill 
offers tangible solutions to address the needs of young and low-income Coloradans 
seeking affordable housing.  
 
This bill represents a significant opportunity for communities across Colorado to expand 
the number of affordable housing options without additional large-scale commercial 
constructions. By allowing the creation and conversion of accessory dwelling units (ADUs), 
HB24-1152 promotes an increase of the overall housing supply and subsequently seeks to 
stabilize local housing costs, a necessary change for young people hoping to live in, and 
contribute to, their community.  
 
Through the authorized programs in the bill that support low- and moderate-income 
borrowers like credit enhancement programs, interest rate buy-downs, and down payment 
assistance, this bill empowers people to pursue their homeownership dreams without 
being so burdened by exorbitant initial costs. 
 
By recognizing the importance of intergenerational living arrangements and the benefits of 
living in high-opportunity neighborhoods, this bill also lays a foundation for long-term 
community development and youth resident retention.  
 
HB24-1152 is a necessary piece of legislation that lays the groundwork for alleviating the 
housing crisis in Colorado, offering a lifeline to young people in need of affordable housing 
options. By prioritizing affordability, flexibility, and financial support, this bill strengthens 
the future success of Colorado residents, especially the youngest generation of renters and 
first-time homeowners.  
 
We urge you to vote in support of this piece of legislation to ensure a brighter and more 
equitable future for all who call Colorado home. 
 
Thank you for your consideration of SB24-1152.  
 
Sincerely,  
 
Andrew Barton 
Vice Chair, Policy Advocacy  
Boulder County Young Democrats  
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Chair Exum and members of the Local Government and Housing Committee, thank you for giving me 
the opportunity to offer testimony on allowing Colorado homeowners to build accessory dwelling units. 
I am Kevin Erdmann, a senior affiliated scholar with the Mercatus Center at George Mason University. 
I study housing policy and affordability across the United States and how housing policy reforms like 
those in the proposed HB24-1152 have affected housing market outcomes. 
 
Many states are recognizing the need for housing reform, including more flexibility for homeowners to 
add accessory dwelling units (ADUs) to their properties. Here, I will focus on three points: 

1. Allowing homeowners across Colorado to build ADUs would be an important step toward 
permitting the construction of a relatively affordable type of housing.1 Accessory dwelling units 
are banned in many single-family neighborhoods in this state. 

2. Restrictions on the right to build housing are responsible for high housing costs in Colorado. 
3. State policymakers have an important role in limiting the ability of localities to restrict housing 

development that would improve housing affordability. 
 

1. Accessory Dwelling Units Can Make Housing More Affordable 

The proposed bill would give homeowners across Colorado the opportunity to build an attached or 
detached ADU. For ADU reform to be effective, it is important to avoid complications such as owner-
occupancy requirements, parking requirements, and conditional use permitting.2 

 
1 Emily Hamilton and Abigail Houseal, “A Taxonomy of State Accessory Dwelling Unit Laws” (Mercatus Policy Brief, 
Mercatus Center at George Mason University, Arlington, VA, March 2023); Edward Pinto, Tobias Peter, and Emily 
Hamilton, Light Touch Density: A Series of Policy Briefs on Zoning, Land Use, and a Solution to Help Alleviate the Nation’s 
Housing Shortage (Washington, DC: American Enterprise Institute, 2022). 
2 Salim Furth and Jess Remington, “Ordinances at Work: Seven Communities That Welcome Accessory Dwelling Units” 
(Mercatus Policy Brief, Mercatus Center at George Mason University, Arlington, VA, April 2021). 
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Accessory dwelling units offer homeowners several potential benefits. First, they create an opportunity 
for homeowners to offset a portion of their mortgage payment by renting out part of their space. One 
study on ADU construction in Los Angeles finds that homeowners who choose to build these units 
increase their property values by 46 percent on average.3 
 
Second, accessory dwelling units create more flexibility for people to meet their housing needs as the 
country’s demographics change. ADUs make intergenerational living feasible, allowing young adults or 
elderly people to live with family members in spaces that can be built to accommodate accessibility 
requirements.4 
 
Third, accessory dwelling units also have the benefit of being one of the most affordable types of new 
housing. Because ADUs are built on land attached to a single-family home, their land cost is zero. They 
also offer renters a more affordable type of housing. For example, in Washington, DC, basement 
apartments are the most common type of ADU, and they tend to rent for hundreds of dollars less per 
month than standard one-bedroom apartments in the same neighborhood.5 Similarly, in Los Angeles 
County a survey of homeowners found that ADUs typically rent for $400 less per month than the 
county’s median rent.6  
 

2. Land Use Regulations Limit New Housing and Inflate Housing Costs 

When zoning rules constrain housing supply—as is the case in high-cost regions in Colorado—the result 
is a limited supply of existing homes that become more expensive, forcing lower-income families to live 
elsewhere.7 This harms the state’s most vulnerable residents and undermines the state’s central role in 
securing economic opportunity for all.8 
 
For every new home built, many households will move among the existing housing stock. Most of the 
changing character of a city comes from the movement of people between structures, not the 
production or renovation of structures. When a granny flat is built in Greenwood Village, rents decline 
in Aurora, because when granny moves in with her extended family in Greenwood Village, another 
family moves into her old house, and another family moves into their old apartment—and so on down 

 
3 Sarah Thomaz, “Investigating ADUs: Determinants of Location and Their Effects on Property Values,” Working Paper, 
accessed 2020, https://sites.google.com/view/sarahthomaz/research. 
4 AARP, The ABCs of ADUs: A Guide to Accessory Dwelling Units and How They Expand Housing Options for People of All 
Ages, 2019. 
5 Jennifer Barger, “How to Rent Out Your Basement in DC,” Washingtonian, August 13, 2015. 
6 Karen Chapple, Dori Ganetsos, and Emmanuel Lopez, Implementing the Backyard Revolution: Perspectives of 
California’s ADU Owners (Berkeley, CA: The Center for Community Innovation at UC Berkeley, 2021); and Zillow, Housing 
Data (database), “ZORI All Homes Plus Multifamily Time Series ($),” accessed March 31, 2023, 
https://www.zillow.com/research/data. 
7 Kevin Erdmann, Salim Furth, and Emily Hamilton, “The Link between Local Zoning Policy and Housing Affordability in 
America’s Cities” (Mercatus Policy Brief, Mercatus Center at George Mason University, Arlington, VA, March 2019). 
8 Macroeconomists find that land use regulations harm both income mobility and economic growth. Peter Ganong and 
Daniel W. Shoag, “Why Has Regional Income Convergence in the US Declined?,” Journal of Urban Economics 102 (2017): 
76–90; Chang-Tai Hsieh and Enrico Moretti, “Housing Constraints and Spatial Misallocation,” American Economic Journal: 
Macroeconomics 11, no. 2 (2019): 1–39; and Edward L. Glaeser and Joseph Gyourko, “The Economic Implications of 
Housing Supply,” Journal of Economic Perspectives 32, no. 1 (2018): 3–30. 
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the line to Aurora. Allowing new units of all types helps residents across the city as much as it helps the 
new tenants. 
 
This is clear in Denver. At the height of the 2006 housing boom, homes in the wealthiest parts of 
Denver typically sold for about three times a resident’s income. That is still the case in 2024. However, 
while in 2006 homes in the poorest parts of Denver sold for about five times a resident’s income, today 
they sell for eight times their income. Every family’s cost of living is related across a city: When a city 
lacks adequate housing of any kind, it affects countless decisions families make about moving across the 
city. Costs rise the most where housing was the cheapest because families that live in those homes have 
fewer choices and less power to avoid rising rents. This pattern can be seen in cities across the United 
States because regulations, such as limits on ADUs, keep new home construction unsustainably low.9 
 

3. The State Has a Role in Allowing Construction of Accessory Dwelling Units 

Zoning and other land use regulations are generally implemented at the local level, but the state has an 
important role in limiting the ability of localities to stand in the way of new housing development.10 
Because localities are creatures of their states, states have the legal authority to set limits on local 
regulation. The effects of local rules that prevent home building in one locality spill over to the next. 
Local land use regulations that limit population growth, economic growth, and income mobility within 
one city or county limit growth and opportunity for the whole state. Only the state legislature has the 
breadth of authority to address this. 
 
Three constituencies are affected by ADUs: 

1. Neighbors, who want to have a say over the aesthetics of new units 
2. Developers or homeowners, attempting to do a renovation 
3. Families, moving into older existing homes that are freed up elsewhere in the city 

 
The first constituency has representation at the local level. All the rules put in place by municipalities, 
such as limits on ADUs, are intended to give residents control over the kind of construction and 
renovations allowed in their neighborhood. Where these rules bind, the second and third groups of 
constituents—homeowners or developers, and families who live elsewhere—don’t have representation. 
 
Of these three constituencies, the neighbors concerned about aesthetics represent a miniscule portion 
of the costs and benefits of those units. If a family can add the granny flat in the backyard, a few 
neighbors might notice the roof sticking up in the yard as they take their evening walks. Or, in an 
egregious example, they might notice a paint color or style they dislike. 
 

 
9 Kevin Erdmann, “Price Is the Medium through Which Housing Filters Up and Down: A Proposal for Price/Income As an 
Indicator of Housing Supply Elasticity” (Mercatus Research Paper, Mercatus Center at George Mason University, 
Arlington, VA, November 18, 2022); Kevin Erdmann, “Home Price Trends Point to a Worsening Lack of Supply” (Mercatus 
Research Paper, Mercatus Center at George Mason University, Arlington, VA, May 30, 2023). 
10 Emily Hamilton, “The Case for Preemption in Land-Use Regulation” in “Capitol Hill, State House, or City Hall: Debating 
the Location of Political Power and Decision-Making: A Mercatus Colloquium,” ed. Eileen Norcross (Mercatus Center at 
George Mason University, July 20, 2017), https://www.mercatus.org/research/essays/capitol-hill-state-house-or-city-
hall-debating-location-political-power-and. 
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If a safe, reasonable granny flat cannot be constructed due to aesthetic concerns, then granny cannot 
come live there. But her loss is just a small portion of the greater loss suffered by the countless families 
that, as a result, will have fewer affordable housing choices as they move around the city. The effect of 
one lost granny flat is hard to measure, but at this point, the large number of missing units have added 
up to a crisis. The countless rent-burdened residents don’t care about the aesthetics of the granny flat; 
they just need the added choice made possible by more units. For any given unit, there is one 
neighborhood concerned with aesthetics, one family that would like to live with granny, and 1,000 
neighborhoods concerned about having more affordable housing choices. 
 
For decades, problems caused by this imbalance of representation were manageable. Housing across 
the state was affordable. That is not the case today. 
 

Conclusion 

Housing affordability is a central challenge for many Colorado residents, and the principal source of 
this challenge is local land use regulations that limit property owners’ right to build housing. Permitting 
Colorado homeowners to build ADUs is one way to provide greater housing choice and allow for a more 
flexible housing supply for all Colorado residents. It is appropriate for state policymakers to step in to 
set limits on local land use regulations and to increase homeowner rights, because at the end of the day 
regulations that stand in the way of housing affordability and economic opportunity in one 
neighborhood affect the entire state. 
 



Dear Chair and Members of the Senate Local Government & Housing Committee: 

Enterprise is a national organization working to preserve and produce affordable homes and 
improve housing stability. We do so through capital investments, place-based programmatic 
engagement, and policy work at all levels of government.  

I’m writing to voice Enterprise’s support for HB 1152 and thank Senators Mullica and Exum for 
their leadership on this important issue.  

A recent Enterprise analysis of challenges and opportunities in ADU development across the 
country identified single-family zoned areas, regulatory, and financial barriers to interested 
homeowners’ ability to develop ADUs. These barriers can be particularly onerous for low-to-
moderate (LMI) income homeowners seeking to build wealth and house family or community 
members. We are pleased that HB 1152 addresses many of these obstacles, particularly 
through delivering state resources.  

We’re happy to see grants to enable local governments to waive or offset fees and 
infrastructure-related costs particularly for LMI homeowners or for the purpose of establishing 
the ADU as a long-term rental affordable to LMI households. Similarly, we’re grateful the bill 
invests in financing the construction of ADUs to benefit Colorado homeowners or renters living 
on less. There is a consensus among housing developers and practitioners that there is a 
scarcity of lending products tailored to ADU development across the country, and we hope this 
promotes such products here in Colorado—particularly those offering low-interest loans or 
grants to offset higher market interest rates or offer second mortgages.  

Even as we support HB 1152, we do hope this committee is able to consider and will adopt 
two important amendments today that will better enable the policy to benefit LMI moderate 
income households: 

 expressly priori�zing financing programs facilitated through CHFA for LMI residents; and 

 clarifying that any locally imposed requirements on owner occupancy should only 
extend through the point of when a construc�on permit is pulled—a recommenda�on 
from our partners at the West Denver Renaissance Collabora�ve, a leader in enabling 
LMI households to build and benefit from ADUs. 

Should the amendments come before you today we urge your yes vote, and ultimately your 
support of HB 1152. Thank you for your consideration. 

Sincerely, 
Kinsey Hasstedt 



 
April 22, 2024 

 
RE: HB24-1152    Accessory Dwelling Units—SUPPORT 
 
Dear Members of the Local Government & Housing Committee: 
 
My name is Kathy Smith, and I am a Volunteer Lobbyist with the League of Women Voters of 
Colorado’s Legislative Action Committee.  I am writing in support of HB24-1152 on behalf of the 
League of Women Voters of Colorado. 
 
The League of Women Voters of Colorado (LWVCO) has been a nonpartisan organization for 104 
years, encourages informed and active participation in government, and influences public policy 
through education and advocacy.  Our membership spans the state of Colorado with thousands of 
members in 19 local leagues.  The LWVCO supports policies to provide a decent home and a 
suitable living environment for everyone, and supports responsible land use planning by all levels of 
government. 
 
HB24-1152 gives some Colorado homeowners the right to build Accessory Dwelling Units (ADUs) on 
their property.  ADUs are a gentle way of increasing density in established neighborhoods and are 
generally more affordable due to their smaller size.  ADUs commonly are used to house a family 
member or to provide an additional source of income and can allow for intergenerational living 
arrangements.  Compared with low-density development, ADUs can reduce water use, greenhouse 
gas emissions, and household energy and transportation costs. 
 
The cost of housing has more than doubled in the last 10 years, and over one third of Coloradans are 
spending more than a third of their income on rent or mortgage.  ADUs can help expand the 
affordable housing supply, and innovative financing for ADUs is an important aspect (Urban Institute, 
2020).  The combination of grants in HB24-1152 to both assist local governments with 
implementation and to assist low- and moderate-income Coloradans with financing to build ADUs is a 
sound approach to incentivize more ADUs in established neighborhoods. 
 
We urge the committee members to vote YES on HB24-1152 to help address our state’s growing 
housing shortage and affordability crisis.  Thank you for your consideration of this important bill. 
 
Respectfully, 
Kathy Smith, Volunteer Lobbyist, Housing 
League of Women Voters of Colorado 
1410 Grant Street, Suite B-204 
Denver, CO 80203 
303-863-0437 
 
 
























