MEMORANDUM

To: P&Z Commission

From: Adam Crutcher, Associate Planner

Subject: Hotel & Development Impacts on Housing
Discussion

Date: January 11, 2022

On 11/30/2021 the Planning & Zoning Commission discussed the impact of hotels within the
City of Ketchum, particularly with housing. The discussion also touched upon how the City and
Commission can determine whether a project has a positive or negative impact concerning
housing. This memo will discuss the history and regulations the City currently has for hotels as
well as some potential discussion points to address the impacts projects have on housing within
the City of Ketchum.

Introduction

Planned Unit Developments are used throughout the U.S. as tool for reviewing and approving
dynamic developments, that typically combine a mix of uses within a development site, and that
by their nature do not fit within the confines of standard zoning and subdivision regulations.
Because of the dynamism of such proposals, and the economic, social, and other public benefits
the mix of uses creates, communities allow such projects to deviate from the strict standards of
subdivision and zoning codes.

Planned Unit Developments allow for ‘waivers’ from code requirements through the Planned
Unit Development (PUD) review process. Waivers granted through a PUD review process are
different than variances from code requirements that all other types of development are entitled
to apply for.

Variances are narrowly allowed when a site-specific factor, beyond the property owner’s control
and not caused by the property owner, prohibit a parcel of land from enjoying the same rights
that other parcels of land in the zoning district are entitled. PUD waivers, in contrast, are special
exceptions from zoning and subdivision requirements that projects eligible to be reviewed as
PUDs are able to request in order to facilitate the type of multi-faceted, dynamic project that
brings benefits to the community that the community wants.

PUDs in Ketchum

The City of Ketchum first enacted an ordinance allowing Planned Unit Developments in 1977
(Ord. 252) and established standards, purpose, and intent for PUDs in 1979 (Ord. 316). The
original intent was to “encourage flexibility in the development of land to improve the design,
character, and quality of new development, and to preserve open space and natural features of
land” (Section 8.1, Ord. 316) for development primarily residential in nature and on sites 3-acres
or larger.

Over the years as Ketchum developed the ordinance evolved, allowing developments on parcels
of land 1.5 acres in size and with 30% of housing units dedicated to community housing (1998,



Ord. 723), and allowing hotels to be eligible for review as PUDs on sites less than 3 acres in size
(2002, Ord. 892).

Tourism and hotels in Ketchum

Ketchum has planned for and regulated land areas designated for tourism-related functions, and
lodging for visitors and tourists, since the city’s first zoning regulations (1961, Ord. 62).
Ordinance 62 created a Tourist (T) zoning district separate and distinct from the Business (B)
and Limited Business (LB) districts. The Tourist district is where boarding and rooming houses,
hotels, motels, resort cabins and lodges were allowed; these uses were not permitted in the
Business or Limited Business zones.

Notably, the parcel of land proposed by PEG to become the Ketchum Tribute Hotel was
originally zoned Tourist by Ketchum’s first zoning ordinance and zoning map, and the former
Holiday Inn (subsequently Alpen Rose, demolished, site of new Thunder Springs residences),
River Street Inn (now a private single family residence) and the Tyrolean (still in operation) all
had Tourist zoning designations.

While Ketchum has formally recognized the need to have land available for tourist
accommodations for decades, in the mid-to-late 2000s the city recognized it needed to take
action to curb negative trends impacting the availability of local lodging options. The city’s 2006
Downtown Master Plan, a guiding design document recognized “....a special consideration of
hotel development, a high priority for sustaining tourism,” and called for “prominent hotels and
visitor-serving uses” at both the north and south entrances to downtown (Ketchum Downtown
Master Plan, p. 10, 80). This was followed by the 2007 Gateway Massing Study, which
designated the four corners of the Main Street and River Street intersection as appropriate for
hotel development.

The extent of the loss of hotel rooms in Ketchum was captured in a June 2008 city presentation
that documented a net reduction of 228 hotel rooms between 2003 and 2007 (924 to 696 rooms),
and a 5.1% decline in Local Option Tax lodging collections from 2001 to 2005. The
presentation cited three hotel proposals in the pipeline at the time, Warm Springs Ranch Resort,
the Bariteau project, and Simplot hotel project, with a total of 287 hotel rooms proposed. To
date, the three referenced projects have not been constructed but the Limelight has come online,
with 99 hotel rooms.

In 2008 the city took action to incentivize the development of new hotels and adopted an
ordinance (Ord. 1033) exempting any hotel that met the definition of “hotel” (hotel must include
guest room, food and beverage, and other amenities) from community housing and employee
housing obligations if a building permit was issued for the project by June 1, 2010. No hotel
received a building permit by 2010 and so the city extended the exemption (Ord. 1068) to June 1,
2012. However, the Limelight Hotel’s development agreement was first approved during this
time period and waiving of the Community Housing obligation was granted consistent with the
zoning code exemption. The city further incentivized construction of the Limelight Hotel by
approving a waiver for on-site employee housing as well.



Hotel Regulations

The development standards requirements for hotels are listed below. Hotels are the only
development required to submit an Employee Housing Plan for the project.

Hotels
Standards of Evaluation

EVALUATION STANDARDS: 17.124.050

Code Section

City Standards and Applicant Comments

17.124.050.A

Hotels may exceed the maximum floor area, height or minimum open site area
requirements of this title subject to the following review process:
1. Planned Unit Development: A planned unit development shall be
prepared for the proposal and approved by the city which specifically
outlines the waivers to bulk regulations requested.
2. Subarea Analysis: A subarea analysis shall be prepared which addresses
the comprehensive plan designation for the subarea; impacts of the
proposed hotel on the character and scale of the surrounding
neighborhood; impacts on proposed height and mass relative to the city's
design review standards and the PUD standards; and the appropriateness
of the subarea for a hotel which exceeds the dimensional standards
requirements of sections 17.12.030 and 17.12.040 of this title.

17.124.050.B.1

In addition to all other hotel requirements of this title, the following standards
apply to hotels in the T and CC districts:
1. Hotel Developments: For hotel developments, community housing
calculations apply to all residential units. However, one hundred percent
(100%) of the community housing requirement will be waived only for the
residential portion of hotel projects that meet the hotel definition adopted
by the Ketchum city council.

17.124.050.B.2 | Employee Housing: Hotel developments are required to mitigate employee
housing impacts at a ratio of twenty five percent (25%) of the total number of
employees calculated by the following formula: one employee per hotel room or
bedroom.

17.124.050.B.3 | Employee Housing Plan: The applicant shall provide an employee housing plan

which outlines the number of employees, income categories and other pertinent
data. The employee housing plan shall be the basis of the applicant's proposal for
a mix of employee housing which addresses the range of employees needed to
serve the hotel.

17.124.050.B.4

Alternate Means For Housing: The city council may consider a request by the
hotel developer to satisfy any required employee or community housing square
footage by alternate means. Off site mitigation, payment of in lieu fees, land in
lieu of units, voluntary real estate transfer fees or other considerations may be
proposed by the hotel developer. Larger sites are encouraged to include
workforce housing on site. The city council has full discretionary power to deny
said request.




17.124.050.B.5

Zoning Development Agreement: Hotels shall enter into a zoning development
agreement with the city as part of the approval process. Said zoning development
agreement may address the following subjects: community housing, hotel room
uses and restrictions, public access on the property, alternatives and remedies if
the hotel use ceases, and any other issues the commission or city council deems
appropriate. Said zoning development agreement shall follow the public hearing
process as outlined in title 16, chapter 16.08, ""Planned Unit Developments', of
this code. Said zoning development agreement shall be subject to sections
17.154.050, "Enforcement', and 17.154.060, '""Modification And Termination", of

this title.

17.124.050.B.6

Number Of Floors: Hotels may build a fourth floor. If a site meets the criteria for
five-story hotel site designation, a fifth floor may be built. Five-story hotels may
only be approved via a planned unit development (PUD) as outlined in title 16,
chapter 16.08 of this code.
a. Five-Story Hotel Site Designation Criteria: A property shall meet all of
the following criteria to be designated as a five-story hotel site:
(1) Is located in subdistrict A, retail core of the community core
district.
(2) Has a minimum lot area of thirty three thousand (33,000)
square feet.




Impacts Projects have on Housing

The Planning & Zoning Commission discussed that they would like to better understand how projects
throughout Ketchum impact housing both in a positive or negative manner. Currently there are no
assessments, studies or reports that are required to explain this impact when new projects are brought
forth to the Commission besides hotels. Staff recommends the Commission use the Housing Action
Plan as an opportunity to think of required material, tools or other options to better understand how
projects impact housing.

The City of Boston has developed an Affirmatively Furthering Fair Housing Assessment Form in
which applicants are required to show how their project furthers fair housing not only within the
project but within the neighborhood it is located in. The form is attached as Exhibit A and a guide for
the assessment is attached as Exhibit B. This could a tool that both staff and the Commission could use
for future projects in order to see how the project impacts housing within Ketchum. Councilwoman
Lydia Edwards, from East Boston, spoke about this tool and why it was needed in her district in a
webinar discussing Zoning & Equity. This webinar spoke on topics that the Commission has discussed
such as the lack of affordable housing and how zoning or other regulatory tools can be used to
influence this. If interested in hearing other items that were discussed in the webinar, one can find the
discussion here: https://www.youtube.com/watch?v=I-CjFtLwmsc.

Another tool the Commission can consider is performing an analysis of the demographics of Ketchum
residents (age, race, income, family size) and compare that with what a developer is proposing in
regard to unit size and rent. This analysis can show whether what’s being developed is for those in
Ketchum or not.

These and any other ideas the Commission would like to discuss can be part of the Housing Action
Plan creation.

Attachments:
Exhibit A: Affirmatively Furthering Fair Housing Assessment Form
Exhibit B: Affirmatively Furthering Fair Housing Guide


https://www.youtube.com/watch?v=l-CjFtLwmsc

Exhibit A



Affirmatively Fair Housing Assessment Tool

Proponents of Large Projects, Planned Development Areas (PDAs), and Planned Development
Area Master Plans that feature a housing component must submit this form with each Project
Notification Form and/or Notice of Project Change. If this is a multi-building and/or multiphase
project you must submit a separate assessment for each building and/or phase. For PDAs you
must submit an assessment for the entire PDA as well as for each Proposed Project within the

PDA.

For more information on how to complete this form see The AFFH Assessment and Submission
Guide. To complete this form electronically as a Google Form visit: https://bit.ly/38gXmh0. If
completing this form as a Word Doc (i.e. not electronically using the Google Form) please
submit this form with the rest of your Article 80 filings. For questions about this form please
email Michelle McCarthy, Housing Policy Manager at michelle.mccarthy@boston.gov.

Please remember to include all necessary and/or required attachments.

Section 1: Submission Information-Primary Contact

Date:

Name: | Title: |
Company:

Email: | Phone: |

What type of project is this submission for?

Large Project: Single building/phase

Large Project: Multi-building/phase

Planned Development Area

Project located within a Planned Development Area
Other (please explain):

At what stage in the Development Review
process is this submission being made?

OoOoOooooooOod

Project Notification Form

Notice of Project Change

Response to a Supplemental Information Request
Other (please explain):

Section 2: Development Team Information-Primary Contact

Proponent/Owner

Name: | Title: |
Company:

Email: | Phone: |
Attorney

Name: | Title: |
Company:

Email: | Phone: |
Marketing Agent

Name: | Title: |
Company:

Email: | Phone: |
BPDA Staff

Project Planne

Manager:

r:



http://www.bostonplans.org/documents/projects/affirmatively-furthering-fair-housing%2C-article-80/affh-submittal-guidance
http://www.bostonplans.org/documents/projects/affirmatively-furthering-fair-housing%2C-article-80/affh-submittal-guidance
https://bit.ly/38qXmh0
mailto:michelle.mccarthy@boston.gov

Section 3: Proposed Project Overview

A. Proposed Project Information

Project Name

Project Address(es)

What is the square footage of the Proposed
Project Site?

Purchase Date of Proposed Project Site

Is the Proposed Project located in a Planning
Area or subject to a Planning Initiative? If, yes
please describe.

I No
1 Yes (please describe):

Is the Proposed Project located within a
Landmark District or an  Architectural
Conservation District? If yes, please describe.

0 No
[ Yes (please describe):

Are there any current or expiring affordability
restrictions, special property tax agreements, or
similar (e.g. Urban Renewal, Section 8, 121A,
etc.) on any existing building within the
Proposed Project Site

1 No
] Yes (please describe):

B. Proposed Project Description

What is the construction classification of the
Proposed Project?

0 New Construction
0 Rehabilitation
1 Other (please describe):

Total anticipated number Phases and/or

Buildings

What is the anticipated residential square
footage at the Proposed Project?

How many residential units are anticipated at
the Proposed Project?

Are residential units anticipated to be rentals or
homeownership units? If there will be a mix,
please describe.

1 Rentals:
[0 Homeownership Units:
0 Mix (please describe):

Indicate how many units of each bedroom size
are anticipated at the Proposed Project.

Studio:
1 Bed:
2 Bed:
3 Bed:
4+ Bed:

Indicate how many units accessible to persons
with disabilities (i.e. fully built-out Group 2
units) are anticipated at the Proposed Project.

How many total units will be financially
available to tenants with Housing Choice
Vouchers (i.e. Section 8 vouchers) and/or other




state or local housing vouchers? Payment
standards for Boston Housing Authority
Vouchers are here.

Are any units anticipated to be Compact Living
units? If yes, list the total number of compact
units.

I No
1 Yes-Total Number of Compact Units:

Indicate how many compact units of each | Studio
bedroom size are anticipated at the Proposed | 1 Bed:
Project. 2 Bed
3 Bed:
4+ Bed:
Are there non-residential uses anticipated at | [0 No

the Proposed Project Site? If yes, please
describe.

] Yes (please describe):

Is the Proposed Project anticipated to be
subject to Development Impact Project
Exactions (i.e.: Linkage)? If yes, please indicate
the anticipated amount of each exaction.

O
O

No
Yes:

Anticipated Housing S
Exaction:
Anticipated Jobs Exaction: S

Section 4: Displacement Risk at the Proposed Project Site

A. Previous and Current Uses of the Proposed Project Site

Have there been any buildings on | [0 No (Skip to Section 5: Inclusionary Development Policy)

the Proposed Project Site at any
time in past two years or, if
applicable, since zoning relief was
granted at the Proposed Project
Site, whichever is longer?

O Yes

Are there any buildings on the | [0 Yes, and some or all are currently occupied.

Proposed Project Site currently?
Choose the one option that best

O VYes, they are all currently vacant and have been vacant for the past two
years. (Skip to Section 5: Inclusionary Development Policy.)

applies.

two years.

O Yes, they are all currently vacant but have not been vacant for all the past

O No, but there were buildings at the site in the past two years.

O No, there have been no buildings at the site in the past two years. (Skip to
Section 5: Inclusionary Development Policy)

To the best of your knowledge,
describe all uses, including
temporary uses at the Proposed
Project Site within the past two
years. If you are unable to answer
this question, please explain why.



https://www.bostonhousing.org/BHA/media/Documents/Leased%20Housing/SAFMRs/January-2021-Payment-Standards-All-Bedroom-Sizes-Rev-3.pdf
https://www.boston.gov/departments/new-urban-mechanics/compact-living-pilot

What types of tenants and/or | [] Residential Only
occupants are currently present at | 1 commercial Only (Skip to Section 4.C Past and Current Residential Use
the Proposed Project Site? Details)
O Both residential and commercial
O Other (please describe):
O None (Skip to Section 5: Inclusionary Development Policy)
B. Past and Current Residential Use Details

How many residential buildings at
the Proposed Project Site are
currently occupied?

How many residential units
currently exist at the Proposed
Project Site? List the number of
vacant units and the number of
occupied units.

Vacant Units:
Occupied Units:

For each unit vacated within the
past two years list the vacancy
date for each unit, to the best of
your knowledge. Please indicate
if_ you are attaching a separate
list.

Of the units vacated within the
past two years, were any occupied
by subsidized housing voucher
holders (i.e. Section 8, MRVP, CoC
PSH, etc.)?

0 No
0 Yes (please describe):

Of the currently occupied units,
are any occupied by subsidized
voucher holders (i.e. Section 8,
MRVP, CoC PSH, etc.)?

0 No
[0 Yes (please describe):

Of the units vacated within the
past two years, were any occupied
by persons with disabilities?

0 No
[ Yes (please describe):

Of the currently occupied units,
are any occupied by persons with
disabilities?

0 No
[0 Yes (please describe):

Which of the following tenancy

actions have taken place at the

O Tenant voluntarily vacated unit at expiration of lease or tenancy at will
period:




informed of any ownership
changes?

Yes (please provide date, and attach a representative example of the notice)

If condominiums are anticipated
within the Proposed Project, have

No, the Proposed Project is 100% rental units.
No, tenants have not yet been informed.

Proposed Project Site within the | 0 Tenant vacated unit due to a rent increase:
past two years? Indicate the| O Notice to Quitissued for cause (i.e. non-payment of rent; lease violation):
number of t|mes‘ e‘ach action ‘has O Notice to Quit issued for no cause:
tak(?n plaee wiidn e e O Tenant formally evicted for cause:
period, to the best of your .
O Tenant formally evicted for no cause:
knowledge. . ) . )
[0 Tenant vacated unit because of change in ownership and/or intent to
develop:
O Other (please describe):
Have residential tenants been O No
O
O
O
O

current tenants been informed of
their rights under the
Condominium Conversion Act?

Yes (please provide date and attach a copy of the notification):

Provide the date on which the
Department of Neighborhood
Development  Office  Housing
Stability was informed of intent to
develop the Proposed Project Site,
as applicable. Please attach a
copy of the notification.

Please provide information on
what types of permanent
relocation and/or financial
assistance has been provided to
tenants. If none, what assistance
do you plan to provide to tenants
to assure housing stability?

If you have been unable to answer
any of the questions in Section
4.B-especially those questions
relating to use and/or occupancy
of the Proposed Project Site
within the past two years-please
explain why.

C. Past and Current Commercial Use Details

How much commercial square
footage is currently present at the
Proposed Project Site?

Vacant:
Occupied:

In a separate attachment for each commercial space currently occupied or occupied within the past two years, please
provide the following information, as available:
e® Current status (i.e. vacant or occupied)

Square Footage

Name of business or organization
Type of business or organization
If the tenant is or was a minority or woman owned business



https://www.boston.gov/departments/neighborhood-development/summary-condominium-cooperative-ordinance

® Length of time the business or organization has or had been at the Proposed Project Site
o The preferred language of tenant

Are there any specific commercial
tenants expected after
development?

O No

[0 Yes (please describe):

Are there any specific minority or
woman owned business tenants
anticipated after development?

O No

[0 Yes (please describe):

Section 5: Inclusionary Development Policy (IDP)

Is the IDP anticipated to apply to
the Proposed Project?

O Yes

I No (please explain why and then skip to Section 6: Strategy for Addressing

AFFH Goals):
In which IDP_Zone is the | [0 Zone A
Proposed Project Located? [0 ZoneB

0 ZoneC
How is the Proposed Project | [J | On-site units | Number anticipated: Percent of total
anticipated  to  meet IDP ' [ g¢f site units | Number anticipated: Percent of total
obligations? Check all that apply.

] | Paymentinto | Amount anticipated S

IDP fund

How many IDP units are
anticipated as rental units and
how many units are anticipated
as homeownership units?

On-site rental:
Off-site rental:
On-site homeownership:

Off-site homeownership:

What is the total anticipated
square footage for all on-site IDP
units?

Rental Square
Footage:

Percent of total
square footage:

Homeownership
Square Footage:

Percent of total
square footage:

Indicate the anticipated number
IDP units by bedroom size at the
Proposed Project site, including
the number of Compact Living
IDP units for each bedroom size.

Total IDP Studio:

Compact IDP Studio:

Total IDP 1 Bed:

Compact IDP 1 Bed:

Total IDP 2 Bed:

Compact IDP 2 Bed:

Total IDP 3 Bed:

Compact IDP 3 Bed:

Total IDP 4+ Bed:

Compact IDP 4+ Bed

Indicate  the number  of
anticipated IDP units that will be
made accessible to persons with
disabilities (fully built-out MAAB
Group 2 units).

Indicate  the number  of
anticipated IDP units by AMI at
the Proposed Project Site

Rental Units

Homeownership Units

30% AMI:
40% AMI:
50% AMI:
60% AMI:
70% AMI:
Other (please describe):

60% AMI:

70% AMI:

80% AMI:

90% AMI:

100% AMI:

Other (please describe):



http://www.bostonplans.org/planning/planning-initiatives/inclusionary-development-policy-2019-update
http://www.bostonplans.org/getattachment/d4e05875-9c82-4d23-adbb-417a12da4ceb

If off-site units are anticipated,
please describe host site,
partnerships, anticipated
funding, and development
timeline.

If you are unable to provide the
specific details for any question
in Section 5, please explain when
these details are expected to be
available for review.

Section 6: Strategy for Addressing AFFH Goals

Proponents must consult the Housing and Household Composition Community Profile Report and the Department of

Neighborhood Development Displacement Risk Index and Maps in order to complete this section. For more

information on how to complete this section see The AFFH Assessment and Submission Guide. The Boston
Interagency Fair Housing Development Committee (BIFDC) may request Proponents to consider different or additional
Intervention Options after submission of this form and prior to its recommendation to the BPDA Board.

A. Intervention Options & Intervention Enhancements

Indicate  which  Article 80 | [0 | Provide an additional percentage of IDP units than required:
Intervention Options will be | 7 | Deepen the affordability of IDP units
incorporated into the Proposed I | Provide all IDP units on-site
Project. All projects must select - - - - -
at least one option. Selection(s) O | Provide higher proportion of 2+ bedroom IDP units than required
must be proportional to the size, | O | Meet or exceed proportion of market rate 2+ bedroom units in the
scope, and impact of the community
Proposed Project. Certain | 0 | Increase the number fully built-out Group 2 units accessible to persons with
projects may be required to disabilities
select more than one option as | O | Increase building density to directly increase affordable units for and
an Intervention Enhancement. available to people in protected classes
[0 | Agree to apply to host Project Based Vouchers or Rental Assistance
Demonstration units onsite, in addition to meeting IDP
O | Partner with a non-profit developer, land trust, housing authority, or other
entity to provide land or bear some capital costs to enable affordable housing
construction, in addition to fulfilling IDP requirements
O | Other (please describe):
For each Article 80 Intervention
Option selected, describe how
many units the proposed
Intervention options will apply
to. Please distinguish between
market-rate and IDP units. Refer
to the AFFH  Submission
Guidance document for more
information on what
information should be included
for each Article 80 Intervention
Option.
Indicate which Marketing & | [J | Provide a preference for an agreed upon percentage of units to rental

Housing Access Intervention
Options will be incorporated

voucher-holders and develop marketing and tenant selection policies and
procedures that are least likely to exclude voucher-holders.



http://maps.bostonplans.org/affh/%23/
https://www.boston.gov/sites/default/files/file/2021/03/Boston%20Displacement%20Risk%20Map%202020_%20Summary%20Sheet.pdf
https://www.boston.gov/sites/default/files/file/2021/03/Boston%20Displacement%20Risk%20Map%202020_%20Summary%20Sheet.pdf
http://www.bostonplans.org/documents/projects/affirmatively-furthering-fair-housing%2C-article-80/affh-submittal-guidance

into the Proposed Project. All
projects must select at least one
option.  Selection(s)must  be
proportional to the size, scope,
and impact of the Proposed
Project.

O | Provide preference for an agreed percentage of units to families that are
currently rent-burdened, have experienced a no-fault eviction, or have
experienced eviction but now display the ability to pay and develop
marketing and tenant selection policies and procedures that least likely to
exclude preferred tenants.

O | In the case of homeownership units, provide a preference to first-
time/generation Homebuyers and develop marketing policies and procedures
that are least likely to exclude preferred homebuyers.

O | Allow last month’s rent and security deposit to be paid in installments for an
agreed upon percentage of units or by renters up to a certain income level

[0 | Agree to follow best practices related to the use of CORI, eviction, and credit
records in the tenant screening and selection process

O | Agree to follow progressive practices related to the use of CORI, eviction, and
credit records in the tenant screening and selection process, and in marketing
of units, for example following Fair Chance Housing guidelines, and/or
waiving eviction and credit checks for affordable units and/or housing
voucher-holders.

[ | Agree to best practices in marketing the market-rate units that are inclusive
of and welcoming to members of protected classes

O | Other (please describe);

For each Marketing & Housing
Access Intervention  Option
selected, describe how many
units the proposed Intervention
options will apply to. Please
distinguish between market-rate
and IDP units. Refer to the AFFH
Submission Guidance document
for more information on what
information should be included
for each Marketing & Housing
Access Intervention Option.

Supplemental Process Options: These are optional Intervention Options a Proponent may propose as an Intervention
Enhancement. Supplemental Process options must be legal feasible and must clearly be linked to AFFH goals.
Supplemental Process Options will be reviewed by the BIFDC as well as any relevant City departments and/or
Agencies before they can be recommended and/or implemented. Examples of Supplemental Process Optionsare:

e Establishing a housing stabilization fund

e Entering into voluntary deed restriction granting tenants the right of first refusal to purchase property upon

conversion or sale

e Establishing and/or contributing to a neighborhood housing Acquisition Opportunity Program
e Restricting the percentage of non-owner-occupied units

e Providing flexible lease options to local, small business tenants in mixed-use developments

e Agreeing to support cooperative housing units

Proponents choosing to pursue one or more Supplemental Process Options should attach a description of the
proposed Supplement Process Option(s) that describes the scope of the proposed option(s) and how the option is
anticipated to be implemented. The BPDA Project Manager and/or BIFDC will follow up with the Proponent
requesting any different or additional information necessary to review the proposed Supplemental Option(s).

If required, indicate which
Intervention Enhancements will

Areas of High Displacement Risk must select one of the following:

O | Diversity Preservation Preferences (if permitted at Proposed Project Site)



http://www.bostonplans.org/getattachment/6b9d0f4d-46da-404a-9994-2c45b2e6d4b5

be incorporated into the | (O | Additional Article 80 Option(s)

Proposed Project. Note: The | [J | One or more Supplement Process Options

Boston Interagency Fair Housing | Areas of High Historical Exclusion must select one of the following:

Development Committee may Build all IDP units on-site

O
get(.errr;lr?e 'that t:e Prc;pclzs‘eﬁ [0 | Additional Article 80 Option(s)
roject is in an Area of Hi
: 2 O | One or more Supplement Process Options

Displacement Risk and/or Area _
Planned Development Areas (PDA) must select one of the following

of High Historical Exclusion after
O | Additional Article 80 Option(s)

submission of this form.
O | One or more Supplement Process Options

B. Discussion of the Impact of Intervention Options on Displacement Risk — To complete this section Proponent
must reference specific answers provided throughout this form, as well as information form the Housing and
Housing Composition Community Profile Report which details the racial, ethnic, economic characteristics of
the community within % mile of the Proposed Project Site as well as the characteristics of the housing within
the same radius, to discuss how selected intervention Options mitigate Displacement Risk. For more
information on Displacement Risk throughout the City, Proponents should review the DND Displacement Risk
Index and Maps.

Displacement  Risk  Analysis:
Using the answers provided in
Section 4: Displacement Risk at
the Proposed Project Site the
information provided in the
Housing and Household
Composition Community Profile
Report and DND’s Displacement
Risk Index and Map, please
discuss the displacement
pressures at the Proposed
Project Site and within the
surrounding community and
how the selected Intervention

Options  mitigate those
pressures and create
opportunities for members of
protected classes. Please
address how proposed

Intervention Options are
proportional to the size, scope,
and impact of the Proposed
Project on the surrounding
community.

IDP Programming: Using the
answers provided Section 5:
Inclusionary Development
Policy (IDP) and the information
provided in the Housing and
Housing Composition
community Profile Report and
DND’s Displacement Risk Index
and Map, describe how IDP
commitments will contribute to
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a more inclusive community,
including how unit sizes and AMI
targets meet the needs of
residents in the surrounding
community, especially members
of protected classes.

Please describe any additional
efforts undertaken to address
Displacement Risk at and within
% mile of the Proposed Project
Site that have not already been
discussed.

C. Discussion of the Impact of Intervention Options on Historical Exclusion — to complete this

section

Proponent must use the Historical Exclusion Map to discuss how selected Intervention Options assure that

the Proposed Project is an inclusive, integrated, and welcoming place and that the Proposed Project

contributes to making the neighborhood more inclusive by creating opportunities for residency for members

of protected classes, especially those that have been Historically Excluded

Historical Exclusion Analysis:
Using the Historical Exclusion
map please discuss the factors
contributing to Historical
Exclusion surrounding  the
Proposed Project Site how the
selected Intervention Options
attempt to mitigate Historical
Exclusion at the Proposed
Project Site and are inclusive of
members of protected classes.

Integration  and  Inclusivity:
Considering the extent of
Historical Exclusion surrounding
the Proposed Project Site please
discuss all  efforts-including
housing, commercial, and
programmatic efforts-that will
be taken to make the Proposed
Project an inclusive, integrated,
and welcoming place and how
the Proposed Project will
contribute to making the
neighborhood more inclusive.

D. Discussion of Marketing and Tenant Selection — to complete this section the Proponent should reference
how Marketing Intervention Options will be used and incorporated into occupancy and tenant selection

policies in order to reach protected classes.

Describe efforts that will be
made to reach out to

neighborhood residents-
especially members of protected
classes-when marketing

residential units, keeping in
mind language access and




channels through which units
are marketed.

Describe efforts that will be
made to assure residential unit
marketing  will meet the
requirements of the Fair Housing
Act of 1968 and promote an

inclusive and diverse
community.
For Proposed Projects

anticipated to have rental units,
describe tenant selection and
occupancy policies regarding
tenant eligibility (i.e.: use of
CORI history, credit reports,
eviction history, etc.),
application fees, payment of first
last/month rent and security
deposits. You may attach
sample policies to complete this
question.

Section 7: Attachments

Please indicated that the following attachments have been included with this form (* indicates the attachment is
required). If you are including attachments other than those listed here please describe the attachment.

Housing and Household Composition Community Profile Report for Proposed Project Site*

Condominium Conversion Notice to tenants (representative example)

Vacant unit by vacancy date list

Notice of intent to develop sent to Department of Neighborhood Development Office of Housing Stability

Representative example of each notice sent to tenants about redevelopment at the Proposed Project Site

Commercial tenant information

Supplemental Process Option(s) description

Sample tenant selection and occupancy policies

W] =@ | @)= |82
ogig|oojojiooao

Other (please describe):

Section 8: Acknowledgements

By submitting this form, | acknowledge that the information provided is true and correct to the best of my knowledge
and is subject to review by the Boston Interagency Fair Housing Development Committee (BIFDC) and that a
recommendation by the BIFDC that AFFH strategies are appropriate for the Proposed Project must be made to the
BPDA Board as part of seeking approval for the Proposed Project.

| further acknowledge that Intervention Options and other strategies for the meeting AFFH goals will be memorialized
in Housing Agreements and/or Cooperation agreements which will restrict who may live in a particular unit of
housing, how much rent may be charged for a particular unit of housing, the maximum sales price for a particular unit
of housing, as allowed under local, state, and of federal laws.

| further acknowledge that some or all housing units shall be marketed in accordance with the policies and procedures
established by the City of Boston’s Affirmative Fair Housing Marketing Program and outlined in an Affirmative Fair
Marketing Plan.




Name

Title

Date
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Affirmatively Furthering Fair Housing (AFFH) Assessment and
Submission and Guide

Introduction

On March 15, 2021, the City of Boston became the first municipality in the nation to require certain
development projects to incorporate strategies for meeting Affirmatively Furthering Fair Housing goals
in development proposals. Proponents of Large Projects, Planned Development Areas (PDAs), and
Planned Development Area master plans, subject to Article 80 review and featuring a housing or
residential component, must now complete a project-level AFFH Assessment! and propose Meaningful
Actions (i.e. Intervention Options) intended to address housing disparities identified through the AFFH
Assessment as a condition of receiving approval from the Boston Planning and Development Agency
(BPDA) Board.

The Boston Zoning Code now requires as part of the Article 80 review and approval process that
Proponents affirmatively further fair housing by:

Take meaningful actions, in addition to combating discrimination, that overcome patterns of
segregation and foster inclusive communities free from barriers that restrict access to
opportunity based on protected characteristics. Specifically, Affirmatively Furthering Fair
Housing means taking meaningful actions that, taken together, address significant disparities in
housing needs and in access to opportunity, replacing segregated living patterns with truly
integrated and balanced living patterns, and transforming racially and ethnically concentrated
areas of poverty into areas of opportunity.

AFFH also requires that Proposed Projects contributes to the creation of Affirmatively Integrated
Communities which are defined as:

Where a diverse set of people, including those that belong to Protected Classes, can afford to
live and where they have reasonable access to amenities (e.g. healthcare, transit, groceries,
banking, greenspace), educational opportunities, and economic opportunities. Reasonable
access means that such amenities and opportunities are affordable, in close proximity to one's
housing, and culturally appropriate.

A key component of the AFFH Assessment is the submission of the AFFH Assessment Tool , which must
be submitted as part of the initial Article 80 filing (i.e a Project Notification Form), with respect to any
project for which a Letter of Intent is submitted on and after March 15, 2021, and/or with any filings

1This includes completion of 1) the most recent version of the Assessment Tool which shall provide to the
Proponent a Displacement Risk Analysis and Historical Exclusion Analysis 2) an Affirmative Fair Housing Marketing
Requirement 3) and a description of which measures from the most recent version of the AFFH Intervention
Options, as adopted by the Boston Redevelopment Authority, the Proponent intends to utilize to address
displacement and affirmatively create housing accessible to people within protected classes. These measures
should be commensurate with the size and scope of the project, as well as the magnitude of historical exclusion
and potential displacement, and shall be reviewed by the Boston Interagency Fair Housing Development
Committee (BIFDC), which shall advise the BPDA on the Proposed Project's compliance with the provisions of the
Boston Zoning Code.
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requesting substantive project changes (i.e. a Notice of Project Change or PDA amendment) submitted
on and after March 15, 2021. The purpose of the AFFH Assessment Tool is to provide the Proponent
with the information and structure necessary to consider both Historical Exclusion and Risk of
Displacement within one quarter mile of the Proposed Project site. By completing the AFFH Assessment
Tool and considering the Historical Exclusion and Displacement Risk that may be present at and around
the Proposed Project Site, the Proponent should then be able to select Intervention Options intended to
meet the needs community in a way that is inclusive of and inviting to members of protected classes.

When completing the AFFH Assessment and considering which Intervention Options are appropriate to
addressing housing disparities, the Proponent should consider:

1. How the size, scope, and scale of the Proposed Project does or does not continue patterns of
Historical Exclusion and/or contribute to displacement of the existing community, especially
displacement of members of protected classes.

2. Which Intervention Options can address the unique needs of and the Displacement Risk
experienced by the community already present at the Proposed Project Site while also helping
to address patterns of Historical Exclusion experienced by members of protected classes.

To assist Proponents with determining if the Intervention Options selected are appropriate based on the
size, scale, and scope of the Proposed Project, the extent of Historical Exclusion at the Proposed Project
Site, the Displacement Risk at the Proposed Project Site, and the characteristics of the surrounding
community, the AFFH amendment to the Boston Zoning Code called for the creation of the Boston
Interagency Fair Housing Development Committee (BIFDC). This non-voting committee will review AFFH
submissions and determine if AFFH zoning requirements are satisfied in order to make a
recommendation to the BPDA board that the Proposed Project meets AFFH requirements of the Boston
Zoning Code. BIFDC recommendations-including plans for monitoring ongoing AFFH commitments-will
be included in the BPDA Board Memo and will be memorialized in Housing and/or Cooperation
Agreements associated with Proposed Projects.

The AFFH Assessment and review process has been modeled after the Boston Zoning Code Article 37,
Green Building and Climate Resiliency assessment and review process. As with Article 37, Proponents
should anticipate the time it takes to complete the new AFFH assessment as part of the initial filing
and/or substantial project change process as well as the need to address strategies for meeting AFFH
requirements at public meetings, scoping sessions, and at any other presentation during which the
Proponent describes how the Proposed Project is likely to impact the surrounding community.

Protected Classes

Through the AFFH Assessment process Proponents will be asked to describe how to address the needs
of members of protected classes. The City of Boston recognizes the following protected classes:

e Race

e Color

e Religion

e National Origin
e Sex

e Familial Status (i.e. families with children)
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e Disability

e Marital Status

e Military Status

o Age

e Sexual Orientation

e Source of Income (e.g. receiving public assistance or having a Section 8 voucher)
e Gender Identity & Expression

e Ancestry

Proponents should refer to this list of protected classes when asked to discuss how a proposed AFFH
strategy addresses the needs of members of protected classes.

The Affirmatively Furthering Fair Housing Assessment Tool

Although the AFFH Assessment Tool is modeled on Article 37 tools, the content and scope are unique.
This section is intended to assist stakeholders and developers to understand and complete and submit
the AFFH Assessment Tool and to provide guidance on how use each part of the AFFH Assessment Tool
to craft a strategy for addressing AFFH goals.

The AFFH Assessment Tool is comprised of two parts:

1. The AFFH Assessment Form; and
2. The Housing and Household Composition Community Profile Report

AFFH Assessment Form

The AFFH Assessment Form? is a document that the Proponent will complete and submit with all Large
Project, PDA, and PDA master plan projects under Article 80B and 80C review and featuring a housing
component as part of the initial filing (i.e. Project Notification Form) or any time there is a substantive
project change (i.e. Notice of Project Change or PDA Amendment filing). Proponent must understand all
parts the AFFH Assessment Form and the Housing and Household Composition Community Profile
Report as well as the Intervention Options in order to complete the AFFH Assessment Form. As result,
Proponents are encouraged to review this entire guide prior to completing and submitting the AFFH
Assessment Form.

The AFFH Assessment Form is comprised of eight sections, each of which will be explained below. The
Proponent must complete each section to the best of their knowledge in order for the BIFDC to review
the Assessment Tool and make a recommendation to the BPDA Board.

2Proponent can complete the AFFH Assessment form as a fillable Word Document which can be submitted with
other Article 80 filings or it can be submitted via Google Forms. For questions on how to access and complete the
AFFH Assessment Form please contact Michelle McCarthy, Housing Policy Manager at
michelle.mccarthy@boston.gov.
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Section 1: Submission Information — Primary Contact

Here, the Proponent will provide the name and contact information for the person submitting the AFFH
Assessment as well as the size of the Proposed Project and the point in the Article 80 review process
when the submission is being made.

Section 2: Development Team-Primary Contact

Here the Proponent will provide names and contact information for the Proponent, Attorney, and
Marketing Agency. Please provide only one contact for each of these roles. The Proponent will also
enter in the name of the BPDA Project Manager and the BPDA Planner assigned to their project.

Section 3: Proposed Project Overview

This section has two parts. Part 3.A (“Proposed Project Information”) asks about the Proposed Project
Site while part 3.B (“Proposed Project Description”) asks about anticipated uses at the Proposed Project
Site, with an emphasis on residential uses. Proponents should be prepared to provide as many details as
possible in order assess the anticipated size and scope of the Proposed Project. Getting an accurate
picture of the anticipated size and scope of the Proposed Project is necessary because the size and
scope of the Proposed Project is an important factor in determining which Intervention Options are
appropriate for the Proposed Project.

Section 4: Displacement Risk at the Proposed Project Site

Here the Proponent must-to the best of their knowledge-provide as much information as possible about
previous uses (within the previous two years from the date of AFFH submission) and current uses at the
Proposed Project site. This Section is broken down in to three parts so that the Proponent can answer
guestions about past uses as well as more detailed questions about residential and commercial uses, as
applicable.

When answering questions in Section 4.B (“Past and Current Residential Use Details)” Proponents must
be as comprehensive as possible when describing current and recent past tenants or occupants at the
Proposed Project Site in order to describe the extent to which actual displacement has occurred or is
likely to occur. The Proponent will be required to address actual anticipated or recent displacement
detailed in Section 4.B, in Section 6 Strategy for Addressing AFFH Goals.

The Proponent should provide similar details in Section 4.C (“Past and Current Commercial Use Details”)
in describing any anticipated commercial displacement that is likely to occur and what types of
commercial tenants-if any-are likely to occupy the site after development. Understanding what kind of
commercial displacement may have recently occurred or is likely to occur is important for understanding
the impact of the Proposed Project on the surrounding community and will help to determine if the
AFFH strategy and selected Intervention Options are proportional to the size and scope of the Proposed
Project and its impact on the community.

Section 5: Inclusionary Development Policy (IDP)

Here the Proponent will describe how the Proposed Project will meet Inclusionary Development Policy
(IDP) requirements. Proponents should be as detailed as possible when describing the anticipated
number, size, and Area Median Income (AMI) limits of IDP units in this section. While AFFHencompasses
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more than just IDP units and affordable housing, the Proponent’s plan for meeting IDP goals must be
addressed in Section 6: Strategy for Addressing AFFH Goals and can influence which Intervention
Options are selected.

Section 6: Strategy for Addressing AFFH Goals

In this section the Proponent will detail which Intervention Options will be selected and how those
Intervention Options will be incorporated as part of an overall AFFH strategy. To complete this section
you must reference the Housing and Household Composition Community Profile Report as well as the
Department of Neighborhood Development Displacement Risk Index and Maps. This section is broken
down into four parts in order to help the Proponent address several specific AFFH concerns.

Section 6.A (“Intervention Options & Intervention Enhancements”) is where the Proponent will select
specific Intervention Options and-if necessary-Intervention Enhancements. For more information on
each Intervention Option, see the section of this guide below entitled Intervention Options and
Intervention Enhancements. Proponents must select at least one Article 80 Intervention Option and one
Marketing & Housing Access Option, although certain Proposed Projects may be required to select more
than one of these options as an Intervention Enhancement if the BIFDC determines that additional
Intervention Options are recommended based on the size and scope of the Proposed Project, the extent
of Historical Exclusion, and/or the extent of Displacement Risk in the surrounding community.
Proponents may also opt to propose one or more Supplemental Process Options an Intervention
Enhancement. For each Intervention Option selected, the Proponent will explain how many units the
Intervention Option will apply to, distinguishing between market-rate and IDP units and provide other
details necessary to describe the intended scope and implementation of the selection Intervention
Options.

In Section 6.B (“Discussion of the Impact of Intervention Options on Displacement Risk”) the Proponent
will discuss how the selected Intervention Options as well as the IDP program addresses Displacement
Risk both at the Proposed Project Site and within the surrounding community. To address Displacement
Risk at the Proposed Project Site, Proponent should reference the answers provided in Section 4
(“Displacement Risk At the Proposed Project Site”) to explain why the selected Intervention Options
and/or other AFFH strategies (such as offering relocation or other assistance to existing tenants)
sufficiently helps to mitigate displacement risk at the Proposed Project site. To address Displacement
Risk in the surrounding community, the Proponent must reference the information provided in the
Housing and Household Composition Community Profile Report and the DND Displacement Risk Index
and Maps and discuss how the selected Intervention Options address the needs of the people in the
surrounding community, particularly those who are members of protected classes who are most at risk
of displacement. More information on what the Housing and Household Composition Community Profile
Report is provided later in this guide.

Section 6.B also requires the Proponent to address how the proposed IDP program address community
needs, especially the needs of protected classes. To answer this question completely, Proponents should
discuss how the proposed IDP program meets the needs of members of protected classes in the
community. Finally, Section 6.B gives Proponents the opportunity to discuss any other strategies or
mitigations measures that will be used to address Displacement Risk that have not previously been
discussed but which will be included as part of the Proponent’s overall strategy for meeting AFFH goals.
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In Section 6.C (“Discussion of the Impact of Intervention Options of Historical Exclusion”) the Proponent
will use the Historical Exclusion portion of the Housing and Household Community Profile report to
discuss how the selected Intervention Options mitigate the impacts of Historical Exclusion at and around
the Proposed Project site and how the selected Intervention Options are inclusive of members of
protected classes. The Proponent should discuss all the Intervention Options selected, as well as any
additional strategies for addressing Historical Exclusion and creating a Proposed Project that is
integrated and inclusive with respect to the surrounding community and welcoming with respect to
those who have been historically excluded from the surrounding community, especially members of
protected classes.

Section 6.D (“Discussion of Marketing and Tenant Selection”) requires the Proponent to discuss
outreach to and marketing of housing units both to the surrounding community, and to member of
protected classes who have been historically excluded from the community. The Proponent is
encouraged to provide a sample of their occupancy and tenancy eligibility policies in addition to
providing a narrative response. The Proponent should discuss the Marketing Intervention & Housing
Access options as well as the Proponent’s existing or proposed policies and procedures for marketing
and selecting tenants that meet AFFH goals.

Section 7: Attachments

Here the Proponent should select which attachments are included with the AFFH Assessment form. The
only required attachment is the Housing and Household Composition Community Profile report.

Section 8: Acknowledgements

Here the Proponent’s representative submitting the AFFH Assessment form will acknowledge three
statements relating to: (1) the truth of the information provided to the best of the Proponent’s
knowledge and review of the form and AFFH strategies by the BIFDC; (2) the memorialization of
Intervention Options in Agreements; a (3) the requirement that some or all housing units will be subject
to the policies and procedures of the City of Boston’s Affirmative Fair Housing Marketing Program.

Housing and Household Composition Community Profile Report:

The Housing and Household Composition Community Profile® (HHCCP) Report provides several
important pieces of information that the Proponent will use to select appropriate and proportional
Intervention Options and develop a comprehensive and appropriate AFFH Strategy. The report must be
included as an attachment submitted with the AFFH Assessment Form.

While each element of the HHCCP report will be reviewed here individually with recommendations on
how to use each piece of data, the Proponent should look at all of the information in HHCCP report
together along with the information provided by the Department of Neighborhood Development
Displacement Risk Index and Map, and the information collected in the AFFH assessment form when
selecting Intervention Options and discussing why the selected Intervention Options are both

3To generate the report proponent must visit http://maps.bostonplans.org/affh/#/, enter the address of the
Proposed Project in the upper right-hand side of the page and then click the generate report button on the upper
left-hand side of the page. This will generate a PDF which can be saved for review and submission along with the
AFFH Assessment form.
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proportional and appropriate to meet AFFH goals.. When considering who is represented in the
community the Proponent should consider how the Proposed Project can meet the needs of people who
are already living around the Proposed Project site so they are not displaced as a result of the Proposed
Project. When considering who is not represented or who is underrepresented in the community, the
Proponent should consider how the Proposed Project can create an inviting and welcoming community
for those who are not currently and/or meaningfully included in the community, particularly members
of protected classes. Proponent should refer to the information provided in the HHCCP throughout
Section 6 (“Strategy for Addressing AFFH Goals”) when discussing why selected Intervention Options are
both proportional and appropriate for meeting AFFH Goals.

Information in the HHCCP report is based primarily* on American Community Survey data from within %
mile surrounding the Proposed Project Site. There are seven broad categories of information in the
report:

1. Historical Exclusion: The HHCCP report shows the level of Historical Exclusion at the Proposed
Project site. Proponents in area of High Historical Exclusion must select an Area of High
Historical exclusion Intervention Enhancement. Proponents must consider the extent of
Historical Exclusion surrounding the Proposed Project site when discussing why selected
Intervention Options are both proportional and appropriate with respect to the size, scope,and
impact of the Proposed Project as well as the extent of Historical Exclusion at the Proposed
Project site.

2. Boston Household characteristics: The HHCCP report provides information about the number
and type of households in the community, including the total number of households, the
percent of housing units that are renter occupied, the percent of households spending more
than 30 % and more than 50% on rent, and the percent of households residing in subsidized or
income-restricted units. It then compares these criteria to the rest of Boston. Proponents will
use this information to assess density in the surrounding community, and develop a strategy for
meeting AFFH goals that meets the needs of households in the surrounding community while
also creating opportunities for this who have been historically excluded from the community,
especially members of protected classes.

3. Household Income Buckets: The report shows household incomes both in the community and
in rest of the City for comparison. Proponents will use this information to assess the income
levels of people already living in the community and determine how a comprehensive AFFH
strategy can help both to meet the needs of households who are already living in the
community while also inviting in those who have been historically excluded into the community
from the community, especially members of protected classes.

4. Household Composition Characteristics: Here information is provided about the characteristics
of Households in the community including family composition, households with children, and
households that include a member with a disability. Proponents should consider this
information when determining unit mix, IDP programming, and number and type of units fully
built out for persons with disabilities at the Proposed Project site as well as any other
intervention options that address that address household composition characteristics.

4Data on the number of subsidized units is provided by the Department of Neighborhood Development.
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5. Unit Sizes: Here the report shows the mix of unit sizes in the community and in the city asa
whole. The Proponent will consider how the mix of unit sizes anticipated at the Proposed
Project compares to the community with regard to meeting AFFH goals, preventing
displacement, and contributing to inclusivity in the neighborhood, especially with regard to
member of protected classes.

6. Household Size: Information on Household sizes in the community as compared to the City as a
whole is provided. Proponent will consider how the Proposed Project meets the needs of
households already residing the community while also creating opportunities for household
sizes that are under-represented in the community surrounding the Proposed Project site.
Proponents should compare this information with Household Composition Characteristics data
for additional context.

7. Race and Ethnicity: Data on race and ethnicity in the surrounding community is provided for
both for the Proposed Project Site and in the whole City for comparison. Proponents will use this
information in order see how race and ethnicity may be concentrated in the community in order
to determine how to the Proposed Project and the selected Intervention Options can be used to
both meet the needs of the existing community and invite in those who may have been
historically excluded from the community, especially members of protected classes.

Intervention Options & Intervention Enhancement

The purpose of the AFFH Assessment is to gather the information about the size, scope, and impact of
development at the Proposed Project Site as well as how the Proposed Project does or does not impact
Historical Exclusion and Displacement Risk in order to select the Intervention Options that best meet the
needs of a diverse community in a manner that does not create segregation on the basis of membership
in protected classes. Since Proponents are required to discuss which Intervention Option will be a part
of the Proposed Project’s AFFH strategy it is important to understand each Intervention Option and how
it may or may not apply to or be appropriate for the Proposed Project. The overall strategy for meeting
AFFH goals-including the type and scope of Intervention Options use to meet those goals-must be
proportional to size, scope, and impact of development as well as the extent of Historical Exclusion and
Displacement Risk surrounding the Proposed Project site.

A note about IDP, income-restricted units, and AFFH: \While the IDP and affordable housing are
extremely important to the City and vital to the success of AFFH, not all Intervention Options or
strategies to address AFFH goals are about or should be applied to IDP units. A successful strategy for
addressing AFFH goals will include Intervention Options that are applied to market rate units as well as
IDP units.

When Proponents proposing large multibuilding or multiphase projects select AFFH strategies that call
for an increase in IDP units or other income-restricted units, concentration of income-restricted units in
one building or part of a site should be avoided as it creates the possibility of income-based segregation
at the Project Site. There are however some circumstances when clustering of income-restricted units
will be allowed and/or preferable to meet unique community needs. Proponents anticipating clusters of
income-restricted units should describe in the AFFH Assessment Form how clustering income-restricted
units meet AFFH goals.
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A note about unit comparability: All units to which Intervention Options apply, including market-rate
units, must be comparable to other units within the Proposed Project. Units to which AFFH goals and or
Intervention Options apply should be indistinguishable in character and appearance from units to which
AFFH strategies and Intervention Options do not apply. This is already required for IDP units but should
be considered when selecting Intervention Options that apply to market-rate units.
There are three types of Intervention Options:

1. Article 80 Process Options

2. Marketing & Housing Access Options

3. Supplemental Process Options

All projects must choose one Article 80 Process Option and one Marketing & Housing Access Option,
although there will be circumstances where more than one of each of these Intervention Options is
recommended in order for the strategy for meeting AFFH goals to be proportional to the Proposed
Project’s impact and context.

Article 80 Options

All Proponents must select at least one Article 80 Intervention Option as part of their strategy for
addressing AFFH goals. Article 80 options must comply with other federal, state, and local laws,
regulations, and policies applicable to the project. For example, complying with the IDP is required and
so is not considered as part of the strategy for addressing AFFH goals, although exceeding IDP or
coupling IDP with other affordability strategies is.

Provide an additional percentage of IDP units than required: The current IDP requires that 13% of all
unit on a project site be income-restricted to households making less than 70% of AMI for rentals and
less than 80% but not more than 100% AMI for homeownership units. Proponents may choose to
provide more units than required by IDP as part of their strategy for meeting AFFH goals provided that
the additional percentage of IDP units is proportional to the Proposed Project’s impact and context.
Additionally, Proponents selecting this option must consider whether there are additional affordability
requirements at the Proposed Project Site and which already require additional IDP units in exchange
for density and/or because additional affordability has been established in PDA agreement and/or
master plan. In instances where additional IDP or income-restricted units are required, Proponents
selecting this Intervention Option would need to exceed those additional requirements in order to for
additional IDP units to be considered a part of an AFFH strategy.

Deepen the affordability of IDP units: While the IDP does have target AMI ceilings (70% AMI for rental
units and between 80%-100% AMI for homeownership units), it is possible for a Proponent to reduce
the AMI ceiling in some circumstance and still comply with IDP requirements. In rental projects, a
Proponent could choose to reduce the AMI ceiling below 70% AMI in some or all IDP units as part of an
AFFH strategy while still complying with IDP. In homeownership projects, the AMI in up to half of the IDP
units could have a ceiling of less than 80% AMI and still comply with IDP. Proponent selecting this
option should describe the number of units with deepened affordability and the target AMI for those
units.

Provide all IDP units on-site: Proponents are encouraged to provide all or most IDP units on-site when
possible, but sometimes, the IDP can be satisfied by providing off-site units, paying into the IDP fund, or
doing some combination of on-site, off-site, and IDP fund payments. With regard to Proposed Projects in
IPD Zones A and B, the use of off-site units is subject to approval by relevant City agencies and
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departments. Because of the strong preference that already exists for providing IDP units on-site
Proponents are encouraged to pair this Intervention Option with other Article 80 Intervention Options
relating to IDP as part a comprehensive AFFH strategy. Proponents selecting this option should discuss
how providing all IDP unit on-site goes beyond complying with the IDP to meet AFFH goals.

Provide a higher proportion 2+ bedroom IDP units: The Housing and Household Composition
Community Profile provides information on both unit sizes and household sizes around Proposed Project
Site. A Proponent may choose this option when the AFFH Assessment indicates that there is a need for
this housing in the community either to support existing households who may not be able to find units
to meet their needs or because AFFH Assessment indicates that families with children are currently or
have previously been excluded from the community surrounding the Proposed Project Site. Proponents
selecting this option should describe how many IDP units will be 2+ bedroom, the percentage of IDP
units that will be 2+ bedrooms, whether 2+ bedroom IDP units are included to meet or exceed IDP
requirement, and-in the case of 2+ bedroom units included to exceed the IDP requirement, what the
target AMI is for those units.

Meet or exceed the percentage of 2+ bedroom units in the surrounding neighborhood: This
Intervention Option is similar to the above option except that this option applies to market-rate units
rather than IDP units. Proponents selecting this option should describe the size of 2+ bedroom units, the
percentage of 2+ bedroom sized units compared to the overall number of units, and the anticipated
target price for 2+ bedroom sized units. Proponents should also discuss how larger sized market rate
units contribute to an overall strategy for addressing AFFH goals.

Provide a higher number of unit accessible to persons with disabilities than required: Massachusetts
Law requires that building containing 20 or more rental unit must build out at least 5% of units as Group
2 fully-built out units accessible for persons with disabilities. This Intervention Option can apply to rental
and homeownership units that either market or IDP units. Proponents already required to meet the 5%
requirement must exceed that requirement as part of this Intervention Option. Proponents selecting
this option should describe both the total number of units that will be fully built out Group 2 units as
well as the percentage of total units that will be fully built out Group 2 units.

Increase building density to directly increase affordable units for and accessible to people in protected
classes: Proponents may propose to develop a larger Proposed Project with the express goal of
increasing unit availability to protected classes (e.g. increasing density to increase the number of units to
families with children; increasing density to increase the number of fully-built out Group 2 units). When
choosing this Intervention Option the Proponent must consider whether increased density is
appropriate and achievable at the Proposed Project Site. Proponents must describe how increased
density directly relates to increased unit availability to members of protected classes, including which
protected classes will benefit from increased density and how units will be accessed by the members of
protected classes they are intended to benefit. If a Proponent selects this option but is later asked to or
voluntarily decides to reduce density at the Proposed Project Site (even following BPDA Board approval)
then another Intervention Option must be selected, reviewed by the BIFDC, and approved by the BPDA
board as a project change.

Agree to host new Project-Based Vouchers (PBV) or Rental Assistance Demonstration (RAD) units or
other deeply-affordable units on site, in addition to fulfilling IDP requirements: This Intervention
Option requires that the Proponent partner with a Local Housing Authority or other voucher-issuing
agency to provide subsidized housing attached to on-site units (as opposed to mobile vouchers which
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are attached to the particular household) or obtain other financing to support deeply-affordable (i.e.
affordable to households with incomes less than 50% of AMI) that are subject to a restriction term of at
least 50 years. Proponents would still need to income-restrict at least 13% of units on site to households
making less than 70% of AMI if selecting this Intervention Option in order to comply with IDP (unless the
Proposed Project meets the criteria for IDP exemption). If the Proponent selects this option and is not
able to secure PBV or RAD units at the site an alternate Intervention Option must be selected, reviewed
by the BIFDC and approved by the BPDA Board as a project change. Proponents selecting this option
should describe the voucher-issuing agency they are seeking to partner with and the number of units
that are anticipated to be supported with vouchers. Proponents selecting this Intervention Option in an
area where there are already many households with rental voucher compared to the City-wide average
should explain how this Intervention Option creates access to opportunities in the neighborhood.

Agree to partner with a non-profit developer, land trust, housing authority, or other entity to provide
land or bear some capital costs to enable affordable housing construction, in addition to fulfilling IDP
requirements: This Intervention Option requires the Proponent to partner with another party to
develop all or part of the Proposed Project as income-restricted housing. To be considered as part of a
strategy for addressing AFFH goals units must be income-restricted to households with AMIs meeting
community needs and those restrictions must be in place for at least 50 years. Unless the Proposed
Project is exempt from the IDP, 13% of units must still be made affordable to households with income
less than 70% of AMI for rentals and less than 80%-100% if AMI for homeownership units. Proponents
selecting this option should describe the entity they are partnering with, the scope and structure of the
partnership, the capital or land contribution that will be made, the number of affordable units to be
created, and other details necessary to describing how this Intervention Option is anticipated to be
implemented.

Any other option(s) that meet AFFH goals: Proponents may develop their own strategies for meeting
AFFH goals, provided those strategies have measurable impacts on either mitigating Historical Exclusion
and/or reducing Displacement Risk, and do not create or contribute to segregation on the basis of
protected characteristics. Strategies must be capable of being monitored for compliance during an
identified commitment period.

Marketing & Housing Access Options

All Proponents must select at least one Marketing & Housing Access Option as part of a strategy for
addressing AFFH goals. Marketing & Housing Access Options must comply with other federal, state, and
local laws, regulations, and policies applicable to the Proposed Project. Preferences for income-
restricted units must be in accordance with BPDA policies. Deviations from BPDA marketing policies may
be subject to review the City of Boston’s Affirmative Fair Housing Marketing Program and/or review by
the Massachusetts Department of Housing and Community Development. As part of selecting
Marketing & Housing Access Options Proponents shall consider the portion of units (both market and
IDP) to which the marketing option applies. If the Proponent indicates that fewer than 100% of units will
be subject to the selected Marketing & Housing Access Option individual units must be identified prior
to entering into a Housing and/or Cooperation Agreement with the BPDA.

Marketing & Housing Access Options requiring a preference must be detailed in Affirmative Marketing
and Tenant Selection Plan which is submitted to the Boston Fair Housing Commission for approval at
least one year prior to the date on which a Certificate of Occupancy is expected. All other Marketing &
Housing Access Options will require the Proponent to produce written policies and procedures-including
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sample lease agreements when applicable-that must be in place prior to marketing the Proposed
Project. Marketing requirements, timelines for submission, and ongoing compliance schedules will be
detailed in any Housing and/or Cooperation Agreements.

Marketing & Housing Access Options requiring the use of best practices or particular policies and
procedures must demonstrate that the policies, practices, and procedures are applicable to all of the
residential units within the Proposed Project unless there is a strong and compelling reason why AFFH
goals would be better met from having more than one version of marketing and/or tenant selection
policies.

Provide a preference for an agreed upon percentage of units to rental voucher-holders and develop
marketing and tenant selection policies and procedures that are least likely to exclude voucher-
holders.: Proponents selecting this option with both provide a preference for rental voucher-holders
and take affirmatively steps to attract and lease to those voucher-holders through inclusive marketing
and tenant selection practices. Selecting this option means: (1) accepting voucher rental
reimbursement rates; (2) limiting or waiving broker fees, security deposits, and other legally allowed
fees that make renting a unit difficult for a voucher-holders; (3) developing a marketing plan and
practices that is likely to reach voucher-holders; (4) using tenant screening and selection practices that
address other barriers voucher-holders might have in accessing a unit such as little to no rental history,
poor credit score, prior eviction history, etc.; (5) and meeting administrative and other requirements to
accept a housing-voucher reimbursement (e.g. annual unit inspection requirement, limitations on lease
provisions, participating in tenant approval process where landlord participation is required, etc.)
Proponent may select this option for both IDP and market rate units, although this preference cannot be
applied to all IDP units. Proponents selecting this option should indicate the number of market-rate
and/or IDP units this preference is being applied to and should describe or provide a copy of the
marketing and tenant selection policies that are required as part of this Intervention Option.
Proponents selecting this Intervention Option in an area where there are already many households with
rental voucher compared to the City-wide average should explain how this Intervention Option creates
access to opportunities in the neighborhood.

Provide preference for an agreed percentage of units to families that are currently rent-burdened®,
have experienced a no-fault eviction, or have experienced eviction but now display the ability to pay
and develop marketing and tenant selection policies and procedures that least likely to exclude
preferred tenants.: Proponents selecting this option will both provide a preference for rent-burdened
tenants and/or tenant with a previous eviction history and take affirmatively steps to attract and lease
to those tenants through inclusive marketing and tenant selection practices. Selecting this option could
mean: (1) accepting a lower than market rent in order to make units available to preferred tenants; (2)
limiting or waiving broker fees, security deposits and other legally allowed fees that make renting a unit
difficult for preferred tenants; (3) developing a marketing plan and practices that are likely to reach
preferred tenants; and (4) using tenant screening and selection practices that address barriers preferred
tenants may have to accessing units such as little or no rental history; poor credit score, prior eviction
history, etc. Proponents may select this option for both IDP and market-rate units, although this
preference cannot be applied to all IDP units. Proponent selecting this option should explain how many
units have this preference and which characteristic(s)-currently rent burdened, experienced a no-fault
eviction, and/or experienced an eviction by not has a demonstrated ability to pay-will be preferred and

5Rent-burdened generally means paying more than 30% of one’s gross household-income on rent.
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describe or provide a copy of the marketing and tenant selection policies that are required as part of this
Intervention Option.

In the case of homeownership units, provide a preference to first-time/generation Homebuyers and
develop marketing policies and procedures that are least likely to exclude preferred homebuyers:
Proponents selecting this options will both provide a preference for first time and/or first-generation
homebuyers and take affirmative steps to market homeownership units to the preferred buyers.
Proponents selecting this option are encourage to partner with the Boston Home Center or a
community nonprofit that provides education and services to first-time and/or first-generation
homebuyers to identify potential preferred buyers. This Intervention Option applies to both market-
rate and IDP units. IDP units however already have a preference for first-time homebuyers so only a
preference for first generation homebuyers of IDP units would be suitable as a strategy for meeting
AFFH goals. Proponents may opt for both a first-time and first-generation preference for market-rate
units or one of the preferences. Proponents selecting this option should: (1) indicate which
preference(s) will apply; (2) provide the number of units the preference will apply to; (3) indicate what if
any agencies or organizations are anticipated to be partners and the scope of the partnership; (4)
describe or provide a copy of the marketing and tenant selection policies that are required as part of this
Intervention Option.

Allow last month’s rent and security deposit to be paid in installments for an agreed upon percentage
of units or by renters up to a certain income level: Proponents may select this Intervention Option for
both market-rate and IDP units. Proponents selecting this option should specify if they are agreeing to
allow installment payments for a portion or units or for particular tenants up to a certain AMI ceiling or
both. Proponent should describe or provide a copy of the policies and/or lease clauses that describe
how last month’s rent and/or security deposits are collected-including a payment schedule-and who is
eligible to pay in installments and how eligibility will be determined.

Agree to follow best practices related to the use of CORI, eviction, and credit records in the tenant
screening and selection process: Proponents selecting this option will be required to adopt best
practices for tenant screening and selection that reduce barriers that tenants-particularly members of
protected classes-face in accessing housing. IDP units are subject the Boston Fair Chance Tenant
Selection Policy, which is a set of best practices, so this Intervention Option is only available for market-
rate units. Proponents selecting this Intervention Option should describe the tenant screening and
section policies including specifically how CORI, evictions, credit records, and other elements of a
housing applicant’s background will be used in a fair and limited way.

Agree to follow progressive practices related to the use of CORI, eviction, and credit records in the
tenant screening and selection process, and in marketing of units, for example following Fair Chance
Housing guidelines, and/or waiving eviction and credit checks for affordable units and/or housing-
voucher holders: While this is similar to the above Intervention Option on best practices which requires
Proponents to adopt and follow policies and procedures of limited use of elements of a housing
applicant’s background to exclude the applicant from housing, this Intervention Option requires that use
of an applicant’s background be strictly limited to that which is absolutely necessary to determine if the
tenant is going to be able to pay rent for the term of the lease, or not used at all when considering an
applicant for a housing unit. Proponents may select this option for both market-rate and IDP units, but
as applied to IDP units, policies and procedures must exceed the protections provided by the Boston Fair
Chance Tenant Selection Policy. Proponents should describe tenant selection and screening practices to
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be used or provide a copy of the policies and practices demonstrating compliance with this Intervention
Option.

Agree to best practices in marketing the market-rate units that are inclusive of and welcoming to
members of protected classes: Proponents selecting this option will develop marketing practices that
are inclusive of and inviting to members of protected classes who may have previously been excluded
from the target demographic(s) for market-rate rental and homeownership units. Proponents should
describe the details of these practices including what makes the practices include and welcoming to
members of protected classes and how inclusivity will be achieved.

Any other option(s) that meet the stated goal: Proponents may develop their own strategies for
meeting AFFH goals, provided those strategies have measurable impacts on either mitigating Historical
Exclusion and/or reducing Displacement Risk, and do not create or contribute to segregation on the
basis of protected characteristics. Strategies must be capable of being monitored for compliance during
an identified commitment period.

Supplemental Process Options

Supplement Process Options are optional Intervention Options that a Proponent may select as an
Intervention Enhancement when and Intervention Enhancement is required. Supplemental Process
options must be legal and economically feasible and must clearly be linked to AFFH goals. Supplemental
Process Options will be reviewed by the BIFDC as well as any relevant City departments and/or Agencies
before they can be recommended and/or implemented. Below are examples of Supplement Process
Options. This is not an exhaustive list or an indication that the example is economically or legally
feasible to any specific Proposed Project because feasibility with respect to Supplemental Process
Options must be assessed on a project by project basis.

Establish a housing stabilization fund: Proponents may work with the City of Boston Department of
Neighborhood Development to establish and fund a local housing stabilization fund that can be accessed
by the local community-including nonprofit organization serving the local community-for the purpose of
stabilizing housing and/or preventing displacement in the neighborhood. Proponents interested in
pursuing an option like this should contact the Department of Neighborhood Development for more
information about feasibility prior to selecting this option.

Establish and/or contribute to a neighborhood housing Acquisition Opportunity Program: The City of
Boston Acquisition Opportunity Program provides loans to investor-owners of occupied multi-family
rental properties in order to keep those properties permanently affordable. Proponents interested in
pursuing this option should contact the Department of Neighborhood Development about feasibility
prior to selecting this option.

Restrict the percentage of non-owner-occupied units: Proponents may deed-restrict a certain
percentage of market-rate homeownership units to require that they be owner-occupied. IDP
homeownership units already have restrictions regarding owner occupancy so this is not an appropriate
intervention option for IDP units.

Provide local small business long term flexible lease options to local, small business tenants in mixed-

use developments: Proponents with Proposed Project featuring a commercial component may opt to
offer small business flexible long-term lease options. Proponents selecting this option should discuss
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how many commercial spaces would be offered long-term flexible leases, the length of the leases, and
details on the flexible terms to be included.

Agree to support cooperative housing units: Under the City’s Condominium and Cooperative
Ordinance, certain buildings and/or portions of buildings can be turned into cooperative housing in
which tenants have both an ownership interest and a role housing governance. Proponents interested
in pursuing this option should familiarize themselves with both cooperative housing structures and
contact the Department of Neighborhood Development for information about feasibility prior to
selecting this option.

Any other option(s) that meet the stated goal: Proponents may develop their own strategies for
meeting AFFH goals, provided those strategies have measurable impacts on either mitigating Historical
Exclusion and/or reducing Displacement Risk, and do not create or contribute to segregation on the
basis of protected characteristics. Strategies must be capable of being monitored for compliance during
an identified commitment period.

Intervention Enhancements

Intervention Enhancements are requirements that additional Intervention Options and/or AFFH
strategies be applied to three types of projects:

1. Projects in Areas of High Displacement Risk
2. Projects in Areas of High Historical Exclusion
3. Planned Development Areas

Areas of High Displacement Risk: these are areas that show there is a demonstrated risk of
displacement at or around the Proposed Project Site that requires more than the minimum number of
required Intervention Options to mitigate displacement. Proposed Projects that will directly displace
tenants or occupants at the Proposed Project site are areas of High Displacement Risk. The BIFDC may
determine that a Proposed Project is in an Area of High Displacement Risk after the Proponent submits
the AFFH Assessment Tool and may ask the Proponent to resubmit to revise answer on the AFFH
Assessment for to include an Intervention Enhancement. Proponents building in Areas of High
Displacement Risk must select one of the following Intervention Enhancements:

o Diversity preservation Preferences for applicable projects: Diversity preservation preferences
are available only to certain qualifying projects and certain units within those qualifying
projects. Proponent should be aware of the limitation of the Diversity preservation preference
before selection this enhancement.

e An additional Article 80 Process Option

e A Supplemental Process Option

Areas of High Historical Exclusion: these are areas in which members of protected classes have
historically been excluded from living. Whether a Proposed Project is in an Area of High Historical
Exclusion will be determined by looking at the Historical Exclusion component of the Housing and
Household Composition Community Profile Report. Proponents building in Area of High Historical
Exclusion must select one of the following Intervention Enhancements:
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o All IDP units should be built on site: As mentioned above, Proponents are already encouraged
to provide all or most IDP units on-site when possible encouraged to pair this Intervention
Enhancement with other Article 80 Intervention Options relating to IDP.

e An Additional Article 80 Process Option

e Supplemental Process Option

Planned Development Areas: PDAs must select one of the following Intervention Enhancement that
will apply to the entire PDA:

e An additional Article 80 Process Option

e A Supplemental Process Option

Boston Interagency Fair Housing Development Committee (BIFDC)

The BIFDC is non-voting committee established by the Boston Zoning Code to review the AFFH
Assessments, project proposals, and public comments, and develop a plan for ongoing monitoring of
commitments and reporting requirements related to the Proponents AFFH strategy and make
recommendations to the BPDA Board regarding the AFFH component(s) of Proposed Projects.

The Boston Zoning Code establishes that the BIFDC shall be comprised of one representative from each
of the following:
1. Boston Housing Authority
Office of Fair Housing and Equity
Department of Neighborhood Development
The Mayor’s Commission for Persons with Disabilities
Boston Planning and Development Agency

vk wne

The role of the BIFDC is to review AFFH submissions and other materials related to the Proposed
Project-especially public comments solicited as part of the Article 8- review process-to determine if
based on the size, scope, and impact of the Proposed Project on the surrounding community the
Intervention Options and strategies for furthering AFFH goals are sufficient to meet the requirements of
the AFFH provision of the Boston Zoning Code which were described in the Introduction section of this
guide.

The BIFDC shall review AFFH strategies to determine if they are proportional to the size and scope of the
project, as well as the magnitude of historical exclusion and potential displacement at and surrounding
the Proposed Project site. The BIFDC may provide comments to and request further information from
the Proponent in order to fulfill it role under the Boston Zoning Code. If the BIFDC determines a
Proposed Project is not commensurate in size and scope and well as magnitude of historical exclusion
and/or displacement risk then, it will suggest that the Proponent select different or additional
Intervention Options as part of the overall strategy for meeting AFFH goals.

The BIFDC will also determine a plan and/or schedule for ongoing monitoring of the Proponent’s AFFH

strategy including reporting requirements. All BIFDC recommendations will be incorporated into BPDA
Board Memos and subsequent Housing and/or Cooperation Agreements.
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