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Zoom Logistics 
Interpretation will be provided. Click the globe on the bottom of your screen 
and select language of choice 

Chat should only be used for technical needs 
Raise hand to participate in conversation 
Stay on mute when not actively talking 
If possible, keep your camera on
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Land Acknowledgement 
We honor Elders past, present, and future, and those who have 
stewarded this land throughout generations. We also recognize that 
government, academic and cultural institutions were founded upon 
and continue to enact exclusions and erasures of Indigenous 
Peoples.  May this acknowledgment demonstrate a commitment to 
working to dismantle ongoing legacies of oppression and inequities 
and recognize the current and future contributions of Indigenous 
communities in Denver.
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Meeting Objectives 
• Reminder of context and purpose of tools

• Review Proposed Policy Approach
• Overview of Mandatory (Inclusionary) Program & Incentives 

• Identify areas of consensus, and areas for further discussion 
• Overview of Linkage Fee Revisions 

• Identify areas of consensus, and areas for further discussion 
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Meeting Norms
• Remain open-minded and avoid judging ideas prematurely. 
• Be open and candid with ideas, needs, and concerns. 
• Encourage participation from all members. 
• Be concise and speak to the point. Encourage others to contribute. 
• Listen to understand. 
• Be respectful. Avoid side conversations. Refrain from interrupting. 
• Be future-focused. Do not reopen previous discussions unless the 

information and circumstances have substantially changed. 
• Be present during discussions.
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Advisory Committee Role 
• The EHA Advisory Committee will provide input 

throughout the process to ensure key issues and interests 
are considered and to promote buy-in from a wide range 
of stakeholders on the proposed approach.

• Reminder:
• This is a diverse group with various lived and learned 

experiences and perspectives on this topic. 
• The role of this group is to find areas of compromise to end with 

a balanced proposal that everyone can “live with.” 
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How does Denver address housing 
needs? 
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How is Denver addressing housing need? 
Department of Housing Stability (HOST)

• Stabilizing people at risk of involuntary displacement and 
connecting them to housing resources

• Supporting people experiencing a crisis and connecting 
them to shelter services and short-term and permanent 
housing

• Creating and preserving existing affordable housing
• Connecting residents at any income level to new housing 

opportunities
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Developing Complementary Tools to 
Create Affordable Housing  

City Partners (DEDO and DHS)

State Partners (CDOH, CHFA to provide rental assistance, gap financing) 

Unsheltered <30% AMI 31-50% AMI 51-60% AMI 61-80% AMI 81-99% AMI 100% AMI +

Local Partners (DHA, D3 Bond Initiative) 

Federal funding and programs

Funds and programs are prioritized to serve those with the greatest housing needs. 

Market Rate Rental Production

Market Rate 
Ownership 
Production
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Developing Complementary Tools to 
Create Affordable Housing  

City Partners (DEDO and DHS)

State Partners (CDOH, CHFA to provide rental assistance, gap financing) 

Unsheltered <30% AMI 31-50% AMI 51-60% AMI 61-80% AMI 81-99% AMI 100% AMI +

Local Partners (DHA, D3 Bond Initiative) 

Federal funding and programs

Funds and programs are prioritized to serve those with the greatest housing needs. 

Market Rate Rental Production

Market Rate 
Ownership 
Production
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Mandatory Housing 

Mandatory Housing

Linkage Fee 
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How does the Linkage Fee contribute to 
addressing housing needs? 
Funding Sources: 2022 HOST Budget 

• Federal, State and Private Grants $10M (e.g., 
Community Development Block Grants (CBDG), HOME 
Investment Partnership Program) 

• Local Funds
• General Fund ($34M) 
• Property Tax ($8.9M)
• Sales & Use Tax ($12.3M) 
• Other Community and Economic Development funds 

($54.2M)
• Linkage Fee ($14.1M)

• Misc. (General Gov, ARPA) $50.4M
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Grants General Property Tax Use & Sales Tax

Other Linkage Misc.
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Current Housing Needs: Rental  

14

Housing needs are greatest below 60% AMI where the cost 
burden is significant 
New development serves households above 80% AMI 
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Future Housing Needs 

15

12,000 

2,500 

4,500 

7,000 

9,500 

Denver 20-Year Rental Needs 

50% AMI and below 51 - 60% AMI 61 - 80% AMI 81 - 120% AMI 121% AMI and above

public/private partnerships
including mandatory housing 

private market 
10,000 

6,000 

4,000 

15,000 

Denver 20-Year Ownership Needs

80% AMI and below 81 - 120% AMI 121 - 150% AMI 151% AMI and above

private market 

government subsidy and 
public/private partnerships

including mandatory housing government subsidy 
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Reminder of Key Considerations
Based on peer city analysis, evaluation of Denver’s 38th & 
Blake density program, and extensive stakeholder feedback, 
the following key considerations have been identified: 

• Create mixed-income housing

• Increase funding for affordable housing 

• Promote clarity and predictability 

• Create market-based requirements 

• Pair incentives with mandatory requirements 

• Complement existing programs and funding sources for 
affordable housing

• Create long-term affordability 

City Priorities

Create a clear and predictable 
program to promote…

On-site unit creation: generate 
mixed-income housing on-site with 
new residential  development, both 

rental and for-sale. 

Increased funding: increased 
generation of fees through increased 

linkage fees on low density 
residential and non-residential 

development. 
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Mandatory (Inclusionary) Housing
• Overview of key policy recommendations

• On Site 
• Alternative Compliance
• Incentives

• Menti prompts
• Discussion  
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Mandatory Housing: What and Why? 
What  

• New mandatory tool for Denver that will apply to newly constructed multi-unit housing

• Requires a portion of residential units to be affordable and enables alternatives that support 
additional funding for affordable housing or an agreement to address specific needs, such as 
family-oriented units.

• Includes incentives to promote on-site construction of units and leverage greater 
affordability

Why

• Housing needs are growing, especially for those earning less than 60% AMI 

• Existing tools are leading to gaps in housing affordability 

• Implementing our plans to create an equitable, affordable and inclusive Denver 
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Mandatory Housing: 
Balancing Multiple Objectives 
The proposed policy recommendation seeks to balance: 

• Current and future housing needs

• Analysis of other cities

• Past Denver program lessons learned

• Financial feasibility

• Extensive stakeholder feedback
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On-Site Build Requirement  
Atlanta, GA 10% of units at 60% AMI or 15% of units at 80% AMI

Austin, TX Incentive Only Programs: 10% of units affordable to 60 – 120% AMI   

Boston, MA 13% of units at 70% AMI 

Longmont, CO 12% of all units at 60% AMI rental and 80% AMI ownership

Los Angeles, CA Rental: 10% of units at 40% AMI; 15% of units at 65% AMI; 20% of units at 80% AMI. 
Ownership: 5 – 20% of units of 135% AMI 

Minneapolis, MN 8% of units at 60% AMI; or 
4% of units at 30% AMI; or 20% of units at 50% AMI

Portland, OR 8-10% of units at 60% AMI or 15-20% of units at 80% AMI

San Jose, CA Total of 15% of units with 5% at 100% AMI; 5% at 60% AMI; and 5% at 50% AMI; or 10% 
at 30% AMI

Seattle, WA 5 – 11% of units at 40 – 80% AMI  

Mandatory Housing: Other Cities 
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Mandatory Housing: Applicability 
Applicability 
• New residential development of 8 or more units (both ownership and rental)  

Why
• A large proportion of new development in the city is smaller scale infill 

(commonly 1-6 units) 
• To capture as many new developments as possible with this tool while not 

applying undue pressure to small redevelopment projects
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Mandatory Housing: Geographic Variants 

Policy Objective
• In alignment with the findings of the financial feasibility analysis, calibrate 

affordability requirements and fees-in-lieu to the market.  

High-Cost Market Areas 
• Neighborhoods with the highest rents (top quartile) and land values (top 

quartile) in the city. 

Typical-Cost Market Areas
• All other areas of the city that are not high cost are considered typical cost. 
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Mandatory Housing: On-Site Build 
Requirement 
Policy Objective

• Create a clear and predictable program to promote on-site unit 
creation resulting in mixed-income housing and therefore mixed-
income neighborhoods. 

• Top Priority: Affordable housing should serve those with greatest housing 
needs where existing programs and resources are insufficient. It should 
also be available to serve renters and those who want to own a home. 

• Secondary Priority: Affordable units should serve a mix of incomes and 
complement existing programs and resources. 
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Mandatory Housing: On-Site Options
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High-Cost Markets Typical Markets
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On-Site Rental 10% of total units at 60% AMI 8% of total units at 60% AMI

On-Site Ownership 12% of total units at 80% AMI 10% of total units at 80% AMI
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Top Priority: Affordable housing should serve those with greatest housing needs where existing programs and 
resources are insufficient. It should also be available to serve renters and those who want to own a home. 
• Rental housing needs remain the greatest at/below 60% AMI and ownership at/below 80% AMI. 
Relation to Feasibility: 
• The proposed percent of units and AMI meet feasibility across all prototypes 
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Top Priority: Secondary Priority: Affordable units should serve a mix of incomes and complement existing 
programs and resources. 
• Future rental housing needs will grow to 80% AMI and below and ownership to 100% AMI and below. 
Relation to Feasibility:
• The proposed percent of units and AMI mix is within a few basis points of reaching feasibility

Mandatory Housing: On-Site Options
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High-Cost Markets Typical Markets
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 On-Site Rental 8% of total units at 60% AMI and 7% of 
total units at 80% AMI 

(15% total) 

6% of total units at 60% AMI and 6% of total 
units at 80% AMI 

(12% total) 

On-Site Ownership 9% of total units at 80% AMI and 
9% of total units at 100% AMI 

(18% total)

8% of total units at 80% AMI and 
7% of total units at 100% AMI 

(15% total)
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Mandatory Housing: Build On-Site 
Summary
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Option #1: Relation to Feasibility 
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Option #2: Relation to Feasibility 
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Mandatory Housing: 
Addressing Areas Vulnerable to Displacement 
Alignment w/ HOST Prioritization Policy (in 
development): 
• Affirmative marketing requirements 
• Potential set-aside for a portion of  

affordable units 

Exploring additional opportunities: 
• Potential set-aside of some/all linkage fees 

and/or fees-in-lieu collected in areas 
vulnerable to displacement for affordable 
housing investments in those same areas.
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Mandatory Housing: 
Alternative Compliance 
Per the requirements of HB21-1117, the city must also provide at 
least one alternative to building affordable units on site.  
• Top Priority: Meet the requirements of House Bill-1117 while still 

encouraging the creation of on-site affordable units.
• Secondary Priority: Increase funding for affordable housing 

creation, preservation and administration through the collection of 
monetary fees assessed in-lieu of providing units on-site. 



EXPANDING HOUSING AFFORDABILITY 
T h r o u g h  M a r k e t - B a s e d  T o o l s  

On-Site Build Requirement  
Atlanta, GA Fee-In-Lieu: $124,830 – 131,950 per affordable unit required at 15% 

Austin, TX None – Incentive only program.  

Boston, MA Off-Site: 15-18% at 70% AMI
Fee In-Lieu: $200,000 – $380,000 per affordable unit required applied to 

18% of units
Longmont, CO Fee In-Lieu: $1.90 psf rental; $7.90 ownership; Off-Site; Land Dedication; or 

Voluntary Alternative Agreement 
Los Angeles, CA Fee In-Lieu: $53,233 - $69,927 per market rate unit 

Minneapolis, MN Fee-In Lieu: 1-7 stories $15 psf of residential area; 8+ stories $22 psf of 
residential area; off-site; land donation 

Portland, OR Off-Site; Designate existing units; Fee In Lieu: $23 – 27 gsf

San Jose, CA Fee In-Lieu: $18.70 psf (Moderate market); $43 psf (Strong Market) 

Seattle, WA Fee In Lieu: $5.58 – $35.75  

Alternative Compliance: Other Cities 
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Mandatory Housing: Alternative 
Compliance 
Recommendation:
• Fee In-Lieu per affordable unit required based on-site option #1

• Varies by tenure (rental/ownership) and market area (typical/high)

• Discretionary Agreements to enable creative outcomes that align 
with HOSTs 5-Year Strategic Plan such as:

• Land dedication for new affordable housing development
• Units restricted at a greater depth of affordability
• Developments providing larger unit formats and associated family-friendly 

amenities.
• Concurrent off-site development of affordable housing
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Proposed Fee-In-Lieu

High Cost Typical 
Rental $311,000 per affordable unit 

required (10% of units) 
$268,000 per affordable unit 
required (8% of units)

Ownership $478,000 per affordable unit 
required (12% of units)

$408,000 per affordable unit 
required (10% of units)

Mandatory Housing: Fee-In-Lieu 
Recommendation: 
• Require a set fee per affordable unit required based on-site option #1 
• Use the affordability gap method to determine proposed fees 

• fee based on the difference in value between market-rate units and 
affordable units (if the market rate home sold for $800,000 and the affordable 
price at 80% AMI was  $350,000, the difference in price would be $450,000). 
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Other City Comparison of Comparable Requirement of Option #1 

Mandatory Housing: On-Site Example
New 5-story rental residential with 85 
total units and 5,500 sf retail. 
• Build On-Site Option 1: 8% of units at 60% 

AMI  = 7 affordable units at 60% AMI 
Or
• Build On-Site Option 2: 12% of units 

averaging 70% AMI  = 5 affordable units 
at 60% AMI and 5 affordable units at 
80% AMI

Plus
• Linkage Fee for retail: 5,500 X $6 =  

$33,000

60% AMI Requirement Above 60% AMI Requirement 
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Mandatory Housing: Fee-In-Lieu Example
New 5-story rental residential 
(typical market) with 85 total units. 
• Fee In Lieu: 7 affordable units 

required multiplied by $268,000  = 
$1,876,000

Plus 

• Linkage: 5,500 sf X $6 (proposed fee) 
=  $33,000

 $-

 $1,000,000

 $2,000,000

 $3,000,000

 $4,000,000

 $5,000,000

Minneapolis Portland Atlanta Seattle Los Angeles Boston San Jose Denver

Other City Comparision of Fee-In Lieu 
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Mandatory Housing: Incentives 
Policy Objective

• Pair incentives with mandatory requirements to promote the construction of affordable units on-
site and use enhanced incentives to increase the supply of both market rate and affordable 
housing.

• Baseline Incentives – Available when building units on-site
• Encourage on-site affordable housing, over payment of fee-in-lieu 
• Create incentives for the construction of affordable housing (per HB21-1117)
• Create incentives for fully-affordable housing projects

• Enhanced Incentives – Available when exceeding percent of affordable units on-site
• Promote the construction of more affordable and market rate housing units
• Create incentives for the construction of affordable housing (per HB21-1117) including 

incentives for fully-affordable housing projects

• Incentives are not available for fee-in-lieu 
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Mandatory Housing: Other City Incentives 
On-Site Build Requirement  

Atlanta, GA FAR Bonus, or Reduced Parking, or Streamlined Project Meeting

Austin, TX Fee Waivers 

Boston, MA Zoning Variance 

Longmont, CO Density bonus, zoning variance, fee reductions, water/sewer subsidy 

Los Angeles, CA Density Bonus; Reduced Parking; Zoning Variance 

Minneapolis, MN Direct Subsidy, TIF, Property Tax Reductions 

Portland, OR Property tax exemption; Density FAR bonus; other tax exemptions; parking 
exemptions

San Jose, CA Density bonus, streamlined development process

Seattle, WA Reduced parking, multi-family tax exemption 

Note: Colorado state law limits our ability to provide tax exemptions (an incentive provided in Seattle and Minneapolis under certain circumstances) 
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Mandatory Housing: Baseline Incentives
Baseline Incentives: In exchange for building required affordable 
units on-site 
• Permit Fee Reduction: $6,500 per affordable unit at 60% AMI ($7,500 

in high-cost market areas) up to 50% of the commercial construction 
building permit

• The permit fee reduction modestly improves feasibility metrics

• Parking Reduction: 0.5 parking spaces per unit
• The parking reduction modestly improves feasibility metrics
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Mandatory Housing: Enhanced Incentives
Enhanced Incentives: In exchange for 2-3% more affordable units
• Height increase*
• Parking exemption*
• Affordable Housing Review Team**
Relation to Feasibility
• Incentives need to be meaningful enough to make the incentive 

“attractive” and maintain feasibility and often improve profitability

* Geographically limited
**AHRT to be established in early '22, this incentive will be available if there is capacity amongst the team.
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Enhanced Incentives: Height Increase 
Applicability: Avaliable in DZC
Commercial Mixed Use or Multi Unit 
Zone Districts of 3+ stories

Existing 
Height 

Incentive 
Height 

Height with 
Incentive 

3 1 4
5 2 7
8 4 12

12 4 16

16 6 22
20 10 30

Note: FAR based zone districts and high-cost market areas 
will require further analysis 



EXPANDING HOUSING AFFORDABILITY 
T h r o u g h  M a r k e t - B a s e d  T o o l s  

Incentives Summary 
Baseline Incentives – in exchange for 

building required affordable units on-
site 

Enhanced Incentives – in exchange for 2-3% more 
affordable units 

Fee Reduction 
$6.5 – 7.5K per 

affordable unit at 60% 
AMI 

Parking 
Reduction 

minimum of 0.5 
spaces per unit 

Incentive 
Height 

Increased height ~25 
– 50% increase

Parking 
Exemption 

Affordable 
Housing Review 

Team 

Applicability Citywide Citywide Specific Zone Districts Transit-rich areas Citywide 

Build On-Site     
Fee In Lieu     
Affordable 

Projects 
(e.g., LIHTC) 

    

 - Incentive avaliable;  - Incentive not avaliable  - incentive avaliable based on capacity 
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Mandatory Housing: Example 
Development 

New 7-story rental residential (typical market) 
with 130 total units and reduced parking 
(0.5per space) and 5,500sf ground floor retail.
• Build On-Site Option 1 + Incentives: 10% of 

units at 60% AMI  = 13 affordable units at 60% 
AMI 

Or
• Build On-Site Option 2 + Incentives: 15% of 

units averaging 70% AMI  = 10 affordable units 
at 60% AMI and 10 affordable units at 80% 
AMI

Plus

• Linkage Fee for retail: 5,500 X $6 =  $33,000

Note: Given Denver’s form-based code – a reduction in parking 
allows for more market rate and affordable units.  
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Menti Poll and Discussion 
Menti participation for Advisory Committee 
Members only 

Go to: www.menti.com 
2414 3048



EXPANDING HOUSING AFFORDABILITY 
T h r o u g h  M a r k e t - B a s e d  T o o l s  

5 Minute Break
Will resume at 5:45pm
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Linkage Fee
• Overview of key recommendations
• Menti prompts
• Discussion  
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Linkage Fee: Policy Objective 
• Objective: Increase generation of fees to fund the creation of 

affordable housing.
• Applies to new development of: 

• 1–7 unit residential developments
• Commercial 
• Industrial 

• Staff Recommendation: 
• Increase fees in alignment with feasibility findings and differentiate by 

market area and unit size. 
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Linkage Fee: Key Changes 
• Does not apply to the residential portion of developments of 8 or 

more units (mandatory housing applies) or educational uses

• Increased fees in alignment with updated financial feasibility  

• Commercial fees differentiated by typical and high-cost market 
areas 

• Residential fees differentiated by unit size to incentivize smaller, 
more attainable housing 
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Linkage Fee: Proposal 
2016 Linkage Fee Study 2021 Feasibility Study 

RecommendationNexus Max Fee 
(2016)

Prior Financial 
Feasibility (2016) Typical Market

High-Cost 
Market

Single Unit, Two-Unit, or 
Multi-Unit  - Less than 1,400 
sf per unit 

$9.60 per/sf $6 per/sf $9.6 - $14 per/sf N/A $4 per/sf

Single Unit, Two-Unit, or 
Multi-Unit  - More than 
1,400 sf per unit

$9.60 per/sf $6 per/sf $9.6 - $14 per/sf N/A $6 per/sf

Commercial, Office, Sales 
Services & Repair

$56.74-119.29 
per/sf

$7 per/sf $7-9 per/sf $10 Typical Cost: $6 
per/sf

High Cost: $8 
per/sf

Industrial, Manufacturing, 
Wholesale & Agricultural

$28.51 per/sf $7 per/sf $6 per/sf N/A $4 per/sf

Note: Not Applicable (N/A) is indicated for most uses in high-cost markets as these development types will not occur in these high-
cost markets and therefore feasibility was not evaluated. 
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Linkage Fee: Other Cities Comparison 
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Linkage Fee: Example Development 
• New 3-story office (Typical 

Market) 
• 33,000 Gross Floor Area (excludes 

parking)  
• Denver Proposed fee at $6 per/sf 

(proposed) =  $199,800

• Supporting Affordable 
Housing Needs 

• Would support the creation of 
approximately 4 units serving 
households below 50% AMI  $-

 $100,000
 $200,000
 $300,000
 $400,000
 $500,000
 $600,000

Peer and Denver Metro City/County Commercial Fee Development 
Example Comparison 

Linkage Fee Impact Fee
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Effective Date 
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Implementation Effective Date 

69

Balancing…
• Immediate housing needs 
• Market impacts; and  
• Program staffing and systems 

needed to effectively implement. 
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Review Metrics 
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Concept SDP Overview: 
• Median Review Cycles: 2
• Median Duration: 3.6 months

Formal SDP Overview:
• Median Review Cycles: 4
• Median Duration: 9.8 months 

Combined: 
• 8 review cycles
• 13.4 months 

Site Development Plan 

Applies to any new commercial 
development or residential 

development of 3 or more units. 
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Implementation Recommendation 

71

Staff Recommendation for Mandatory Requirement or Linkage Fee (projects under SDP 
review) 
• Concept site development plan submitted by June 30, 2022 
• Must have final SDP approved by August 30, 2023 (14-month window) 
• Staff may consider a longer window for SDPs subject to Large Development Review (LDR), Design 

Review and/or other processes such as subdivision.

Staff Recommendation for Linkage Fee (projects under residential review) 
• Building permit submitted by June 30, 2022 and all applicable plan review fees paid. 
• Must have building permit approved and issued by December 30, 2022 (6-month window)
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Public Comment 
(15 m) 
Use raise hand feature and staff will promote 
you to speak.
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Next Steps 
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Project Timeline 
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Key Upcoming Dates 
• City Council Budget and Policy Meeting – October 18th

• Denver Planning Board Informational Item – October 20th

• Office Hours – October 28th at 5:30 pm & November 9th at 5:30 pm 
• Community Open House – November 4th at 5:30 pm 
• Topic specific focus groups will be posted online: 

• Incentives, linkage fee, NEST neighborhood, people accessing affordable housing, 
industry, implementation, etc. 

• Ongoing - Staff presenting and soliciting feedback at industry and 
community groups 
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