Attachment A: Potential Policy and Process Tools Evaluation Matrix

‘ Policy value achieved O Policy value not impacted O Policy value negatively impacted

Potential Policy Tools

A.1 DELIVER Housing for everyone

A.1.1 Affordable First

Require that all JD sites first be pursued for development of 100%
income-restricted, excepting () large “district” sites and sites where
zoning and economics allow for mid- or high-rise construction may be
developed as mixed-income properties, and (b) sites that are deemed
infeasible for affordable housing may be excepted by a Board action.

A.1.2 Affordability Levels

Expand the definition of “affordable” to include households earning up
to 80% of (AMI)in order to leverage the land value created by state and
local density bonuses.

Create a new definition of “moderate income housing” to include
households earning between 80% to 120%.

Use “neighborhood AMI” to inform affordability targets for each
project to ensure affordability levels are appropriate for the community.

A.1.3 Minimum Affordability Requirements

Require mixed-income projects to achieve an “affordability score”
equivalent to at least 25% of units set aside for households earning 80%
of AMI and below.
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A.2 MAXIMIZE the public benefit derived from the JD portfolio
A.2.1 Leverage land value

e Adjust JD Policy so that a land discount, expressed as a dollar value of subsidy
from the fair market value of a property (as opposed to a percentage of land
discount), may be applied where it may be clearly demonstrated that a) a
subsidy is absolutely required to offset additional costs to provide affordable
units, deeper affordability levels of the units, or other benefits, such as open
space or transit facilities and b) no other subsidies are reasonably available to
meet this need.

A.2.2 Parking Policies

e Require unbundled parking on all sites and ensure that tenants pay the cost of
parking utilized.

e Allow a maximum of 0.5 parking spaces per bedroom for market rate housing
units in Metro JD projects; if land use regulations require higher parking rates,
the developer would not be permitted to park at a rate any higher than the local
minimum; additional parking may be provided if shared with other uses
including for weekday Metro parking.

A.2.3 Use of Joint Development Proceeds

e Reinvest proceeds from JD projects in an affordable housing trust fund; a
strategic acquisition fund; and the Metro Housing Lab.

A.2.4 Strategic Acquisition

e Working with Corridor planning, Real Estate and Program Management, review
proposed transit project property acquisitions for JD potential before the
acquisition footprint is established and cleared during environmental review.
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A.3 RESPECT communities by counteracting displacement and delivering
benefits

A.3.1 Small Business Tenants

e Ensure that developers prioritize ground floor retail in JD projects for
community-serving, local, legacy businesses or community serving
non-profits, and require developers to provide flexibility for those
tenants to ensure ongoing tenancy and viability.

A.3.2 Sustainability

o Require baseline sustainability features for all projects; explore options
to include additional features where possible.

A.3.3 Labor Agreements

e Retain labor policy as-is, requiring all JD projects greater than 60 units to
comply.

A.3.4 Mobility Benefits

e Prioritize community benefits focused on mobility and transit ridership while
balancing the need to dedicate resources to affordable housing units.

A.3.5 Free Transit Passes

e Await outcome of FSI study before pursuing potential pilot test requiring transit

passes for JD projects.

A.4 LEAD the region and nation by driving innovation around housing
A.4.1 Housing Lab

e Explore innovative pilot projects through a “Metro Housing Lab.”
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Potential Process Tools

B.1 PRIORITIZE communities with the deepest need
B.1.1 Neighborhood Stabilization

e Prioritize projects located in areas at higher risk of displacement.

B.1.2 Equity Focus Communities

e Prioritize catalytic projects that fall within the Equity Focus Community
geographies which have experienced divestment.

B.1.3 Access to Opportunity

e Prioritize projects that would build affordable units in areas with greater access
to opportunities.

B.2 STREAMLINE process for faster project delivery
B.2.1 Feasibility

e Prioritize the projects that may be delivered fastest, with the least cost to Metro.

B.2.2 Site Analysis and Development Guidelines
e Determine what kind of project a site can support.
e Determine what infrastructure costs will be required and if the land value can

support them or if additional subsidy would be required.
e Create a Development Guidelines Checklist to accelerate project readiness.
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B.2.3 Community Engagement

e Focus community input on upfront visions to create reasonable, predictable,
timeframes for project visioning and delivery.

B.2.4 Expedited Procurement Processes

e Consolidate process steps under JD team to create efficiencies and accelerate
timeframes.

B.2.5 Unsolicited Proposals

e Limit unsolicited proposals to developers who have site control of property
adjacent to a Metro property and offer a unique property development proposal
that Metro could not otherwise procure.

e Increase transparency in the unsolicited proposals process to ensure alignment
between local municipality, community and proposed project vision.
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B.3 EVALUATE and select the most inclusive projects. INCLUSION  ACCESS ~ PERFORMANCE  INNOVATION
B.3.1 Affordability Scoring
e Evaluate JD proposals based on an “affordability score” that indexes the number ‘ . O O

of affordable homes proposed and the target income levels served.

B.3.2 Economic Development Scoring

e Formally evaluate proposals based on small business contractors, racial ' . O
inclusion, and community-based organizations in developer selection criteria.

B.3.3 Community-informed Evaluation Criteria

e Solicit input from stakeholders on evaluation criteria for development ‘ . O O
proposals.

B.3.4 Expedient Delivery Scoring
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e Assign points to projects that lay forth a path for expedient permits and
approvals and demonstrated community support.

B.3.5 Sustainability Scoring

e Assign points to projects that that promote environmental stewardship, reduce
greenhouse gas emissions, and conserve or restore natural resources.

B.4 MEASURE outcomes against policy objectives
B.4.1 Metrics and Outcome Tracking

e Report and promote the performance of the JD portfolio via a regularly updated
dashboard of projects.

e Require developers to allow Metro to conduct annual tenant surveys in order to
report metrics to Metro for ongoing monitoring.

B.4.2 Long-Term Affordable Housing

e |f fee disposition of Metro property is necessary for a JD project, place a
covenant on the property requiring that any affordable units developed remain
affordable into perpetuity.
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