STAMSKI AND MCNARY, INC.

November 1, 2005

Acton Planning Board
¢/o Roland Bart]

472 Main Street
Acton, MA 01720

Re: Affordable Housing - Local Zoning Strategies

Members of the Board,

Thank you for the opportunity to contribute to your deliberations on the issue of providing
additional affordable housing in the Town of Acton. We have reviewed Section 4.4 of the Zoning
Bylaw and have drawn some conclusions:

- As you are aware, the section is far to complex with far too many options and
alternatives.

- You may also be aware that the Overlays are virtually all developed. The remaining
parcels are inadequate to meet the 10% affordability goal. The overlay district should be
removed altogether.

- The first pass at planning development of fand in this region 1s done by Surveyors,
Engineers, and Planners. The bylaw is written in a manner that a Financial Analyst
versed in land development is needed to evaluate the myriad of alternatives. This in and
of itself is a significant obstacle to the use of the section.

- The incentives do not outweigh the affordability requirements. It is absolutely crucial to
give the developer a viable, understandable incentive that he will pursue. An attempted
simplification of an example of the Minor Affordable incentive is as follows:
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50% DENSITY BONUS

Conventional Density with 50% | Affordable units Developers
Density Bonus {(15%0) incentive
{dwelling units) {dwelling units) (dwelling units) | {(dwelling units)
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We must emphasize here that we are not involved m the financial aspects of these
projects. However, the incentive is clearly more attractive to a developer. In addition, a
greater number of atfordable units is realized.

- Bringing Section 4.4.5 and bevond in line with state practices is, as you know, more
appropriate,

We have taken a pass at simplifying the section and it is attached to stimulate further discussion.
In summary:

- The overlay districts have been deleted.

- Minor Development:
-The density bonus for a Minor Development has been increased to 50%.
-The Affordable percentage has been fixed at 15%.
~The two family structure percentage is not limited.

- Major Development
-The Affordability percentage has been fixed at 25% (consistent w/408)
-The density bonus 1s 100% where residential is allowed and 5 units per acre
would be the density limit otherwise.
-Dimensional requirements are adjusted given the scarcity of large, rectangular,
undeveloped parcels remaining.
-The Board of Health 1s added as the decision maker on issues that it has
expertise i under section 4.4.4.4,

The constraints on the remaining parcels of land and the fact that these developments would be
created with discretionary special permits will mitigate the potential for an excessive number of
applications. A preliminary and simple consultation phase with the Planning Board should be
added to give the developer a sense of whether a particular project would be favorable. Naturally,
the section should be linked to the 10% affordable housing requirement (i.e. at 10% no more such
developments).

Please call our office if vou have further questions.




C 4.4 AFFORDABLE Housing Incentives and-Overlay District Formatted: Strkethiough

441 Purpose — The purpose of this Section is to enhance the public welfare by increasing
the production of DWELLING UNITS AFFORDABLE to persons and households of
LOW-INCOME and MODERATE-INCOME. In order to encourage utilization of the
Town’s remaining developable land in a manner consistent with focal housing policies
and needs, the Town encourages new housing developments to contain a proportion of
the DWELLING UNITS AFFORDABLE tc persons or households of LOW-INCOME and
MODERATE-INCOME. Accerdingly, the provisions of this Section are designed: {1) to
increase the supply of housing in the Town of Acton that is available to and
AFFORDABLE by LOW-INCOME and MODERATE-INCOME households; (2) to
encourage a greater diversity of housing accommodations to meet the diverse needs of
FAMILIES and other Town residents; and (3) to promote a reasonable mix and
distribution of housing opportunities in residential neighborhoods throughout the Town.

442 Applicability
4421 The provisions of this Section 4.4 may be utilized by any new development located Formatted: Stmkethro;t_gh__
: within-the ARFORDABLE-Housing-Overlay Distriet-subject to the requirements and

standards set forth in this Section 4.4.
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4.4.3 Minor AFFORDABLE Housing Developments — A Minor AFFORDABLE Housing S o
Development shall be regarded as an additional development option. fer-landlecatedin Formatted: Sirlkethrough |
either-Sub-District of the AEEORDABLE Housing Overlay Bistrict: Any Minor o
AFFORDABLE Housing Development shall be an Open Space Development foliowing
tha provisions of Section 4.2 of this Bylaw, except as modified hereunder. The Planning
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Board, in issuing an Open Space Development Speciat Permit under Section 4.2, may
authorize a Minar AFFORDABLE Housing Development, subject to the following
provisiens and requirements:

4.4.3.1 Number of DWELLING UNITS to be provided — The Planning Board may allow any new
Open Space Development to have a greater number of DWELLING UNITS than would
otherwise be allowed under the provisions of Section 4.2 and other provisions of this ‘ _
Bylaw, up to a maximum of /i1y percent {34%) more. In order to receive such an Deleted: wenly five
increase or density bonus, & 137 porties of the DWELLING UNITS provided within an 'Deleted B3 T
Open Space Development shall be AFFORDABLE%%&GGGFG&%&—\W@%%—GH% ; :

following-methods-or-a-combination thereof:
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Development without density bonus | with-10%-density bonus | with-25%-density-bonrus
Totatnumber-of 25 27-5-~rounded-up-te 3125 rounded-up-to-next
DWELLING-UNITS nexbwhole-number=28 whole-pumber-=.32
Numberof
AFRRORDABLE
DWELLING-UNITS
provided-uhder
Lption-1 o 6-56-rounded-upio-t 1-£0-rounded-upto-2
Opton2 8 FA2rounded-uptoZ 320-rounded-uptod
Optiend 8 +80-rounded-upto2 4.57 rounded-upte-5
Optien4 8 Neme-LGash-payment | None/Gash-payrentfor
ounded-up-teo-1; up-to2-DWELLING UNITS
DWELLING- LR
Option-5 6 +42rounded-upte2 3.20-rounded-up-to-4

4433

Nothing herein shall be consirued to prevent the voluntary inclusion of additional
AFFORDABLE DWELLING UNITS at the developer's choice without exceeding the
maximum density increase of 524%.

Two-FAMILY STRUCTURES ~ The Planning Board may aliow the construction of two-
FAMILY STRUCTURES which are designed to be consistent in character with the
single FAMILY STRUCTURES in the same development. Such two-FAMILY
STRUCTURES may be allowed at a rate of one two-FAMILY STRUCTURE in place of
two single FAMILY STRUCTURES where the following conditions are met:

a) MM%W@WM&WDWE&E%—U%%

b} the two-FAMILY STRUCTURES have no more than one {?) doorway facmg the front

yard area and shall, in terms of extericr appearance be compatible in design, and to
the extent practicable, be indistinguishable from the single FAMILY STRUCTURES
in the same development;

Where two-FAMILY STRUCTURES are part of the development plan, the F‘Ianmng
Board may permit the side vard requirement to be eliminated so as to aillow the
separate sale of individual DWELLING UNITS within a two-FAMILY STRUCTURE
along with their respective accompanying yard area. Where two-FAMILY
STRUCTURES are ailowed, the combined LOT area upon which the DWELLING
UNITS of the two-FAMILY STRUCTURE are Iocated only needs to comply with the LOT
area requirement as applicable to 2 LOT with a single FAMILY STRUCTURE located
within the same Open Space Development. The Planning Board may establish design
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guidelines for two-FAMILY STRUCTURES, require submission of architectural floor

plans and side elevation plans for all proposed two-FAMILY STRUCTURES, and

impose additional conditions affecting the design and location of two-FAMILY

STRUCTURES. All privileges and exemptions provided to single FAMILY residential

USES or BUILDINGS under this Bylaw shall also apply to two-FAMILY STRUCTURES

permitted hereunder. The inclusion of two-FAMILY STRUCTURES shall not result in an e
increase in the number of DWELLING UNITS above the 5% density bonus permitted " Deleted: 25

under Section 4431 T e R TR

44.34 A Minor AFFORDABLE Housing Development shall be subject to the provisions and
requirements of Sections 4.4.5 through 4.4.9,

444 Major AFFORDABLE Housing Development — A Major AFFORDABLE Housing -
: Bevelopment shall be regarded as an additional development option ferland-lecated-in . Formatted: Strikethrough
bl ; istrict. A Major AFFORDABLE
Housing Development may be allowed by Special Parmit from the Planning Board.
Such Major AFFORDABLE Housing Development shall be governed by the following

provisions:

o 4.4.41  Afferdability Provisions — A Major AFFORDABLE Housing Development must mest ene . Epfpaa;ted: Strikethrough

' of the following conditions: - Formatted: Strikethrough
2} aminimum of 25% of the total number of DWELLING UNITS within the Major : Formatted: Strikethrough

AFFORDABLE Housing Development shall be sold, leased or rented to
MODERATE-INCOME households in accordance with Sections 4.4.6;

" Deleted: 40
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4.4.4.2 Dimensicnal Provisions — A Major AFFORDABLE Housing Development, shalt be
subiect to the following dimensional standards:

a; Minimum TRACT OF LAND area: 80,000 square feet.

B)--Minimum-TRACT-OF LAND FRONTAGE - Eifty (50} feet: - Formatted: Strikathrough.
¢) Maximum density: Fve5-DWELHING-LNITS-per-acre;-based-ep-the-total - Formatted: Strikethrough
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é—}—%«hmme—m—ﬂ% AGJ«QE«I:AN—D%&@—E@—(%@)—%@& Formatted: Strki{ethroﬁgh _
e} Maximum BUILDING height: Thirty six (36) feet.
) Maximum number of DWELLING UNITS per BUILDING: Fifteen (15), however

within an entire Major AFFORDABLE Housing Development the average number of

DWELLING UNITS per BUILDING shall not exceed eight {8).

g) Minimum separation of BUHLDINGS: Twenty {10) feet; be“!été.d.f 29 R

h} Minimum area to be set aside as Common Land pursuant to the provisions for
Common Land in Section 4.2: Thirty percent (30%) of the total development site. S
i) Minimum perimeter buffer: Fifty (3t feet between any LOT line to abutting Deleted: 50
propertias and any BUILDING within the development. Such buffer shall be
landscaped or remain in its natural vegetation.

4443 Design Provision — Each DWELLING UNIT in a Major AFFORDABLE Housing
Davelopment shall have at least one separate ground fioor entrance/exit, unless the
Planning Board permits otherwise as part of its Special Permit. In addition, each
STRUCTURE shall be compatible with the architectural style and scale of the
neighborhood within which it is proposed. The Planning Board may establish design
guidelines for Major AFFORDABLE Housing Developments. in granting a Special
Permit, the Planning Board may impose conditions regarding dimensional controls and
bulk of BUILDINGS to enhance the architectural compatibility with the surrounding
neighborhood.

4444 Other Provisions — The Planning Board, in granting a Special Permit for a Major
AFFORDABLE Housing Development, may impose reasonable conditions to protect the
envirenment, and the health, safety and welfare of the neighborhood, of residents in the
proposed development, and of the general public. Such conditions may include, but
shall not necessarily be limited to, requirements for the tertiary treatment of wastewater
effluent, the location of wastewater effluent disposal, and necessary limitations on the
total number of DWELLING UNITS to prevent negative impacts on the grcundwater and
other emstmg or potential public water resources saes

4445 A Major AFFORDABLE Hoeusing Development shall be sublect to the provisions and
requirements of Sections 4.4.5 through 4.4.9.

445 Developmeant Standards for Major and Minor AFFORDABLE Housing Developments.

' Formatted: Font: Bold,
. Underline
4.4.51 Location of AFFORDABLE DWELLING UNITS -~ AFFORDABLE DWELLING UNITS

shall be dispersed throughout the development to insure a true mix of market-rate and

AFFORDABLE housing.

4.45.2 Comparability - AFFORDABLE DWELLING UNITS shall in terms of exterior
appearance be compatible in design with, and to the extent possible indistinguishable
from, market-rate DWELLING UNITS in the same development. All internal design
features shall be substantially the same as for market-rate DWELLING UNITS.
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DWELLING UNIT size - Except as otherwise provided by the Planning Board,
AFFORDABLE DWELLING UNITS shall contain two or more bedrecoms and shall be
suitable in type and design for FAMILY occupancy.

Rights and orivileges — The owners or renters of AFFORDABLE DWELLING UNITS
shall have all rights, privileges and responsibilities given to owners or renters of market
rate DWELLING UNITS, including access to all amenities within the development.

DWELLING UNITS for Handicapped Persons — The Planning Board may require that
some of the AFFORDABLE DWELLING UNITS be constructed so as to be suited for
access and occupancy by a handicapped person or persons,

Affordability Requirements for Major and Minor AFFORDABLE Housing Developments.

Long term affordahility - AFFORDABLE DWELLING UNITS shall be restricted to LOW-
INCOME or MODERATE-INCOME use for the maximum period permitted by law, in
one of the following ways:

a) Donation of DWELLING UNITS to the Acton Housing Authority - DWELLING UNITS
are donated to the Acton Housing Authority {(A.H.A.), subject to the acceptance of
the A.H.A.

b} Sale of DWELLING UNITS to the Acton Housing Authority — DWELLING UNITS set
aside for sale to the Acton Housing Authority {AH.A.) shall be offered at prices
which do not exceed the lesser of {i} the general development costs of the particular
DWELLING UNITS, or {ii) the current acquisition cost limits for the particular
DWELLING UNITS under applicable state or federal financing programs. f the
AH.A. is unable to purchase the set-aside DWELLING UNIT{S) at the time of
completion, the developer shall grant to the A.H.A. an exclusive right to purchase
such DWELLING UNIT(S) within said cost limits, and shall iease or rent the
DWELLING UNIT(S) to LOW-INCOME persons or households from a list prepared
by the A.H.A., untit such time as the A.H.A. can purchase the DWELLING UNIT(S}.
If, after two (2} years, the A.H.A. has not purchased the DWELLING UNIT(S), the
developer may sell the DWELLING UNIT{S) as set forth under Option 5 of Section
4.4.3.1 or condition b. of Saction 4.4.4.1, after making proper arrangements
pursuant to such sections with the Town of Acten or its designee.

¢) Sale, Lease or Rental of DWELLING UNITS to LOW-INCOME or MODERATE-
INCOME Households — DWELLING UNITS set aside for sale, lease or rental to
LOW-INCOME or MODERATE-INCOME households shall be restricted for
cccupancy by qualified households which meet the definition of "LOW-INCOME" or
"MODERATE-INCOME" respectively, as set forth in this Bylaw.

Resale Controls — Each AFFORDABLE DWELLING UNIT created in accordance with
this Section 4.4 shall have limitations governing its resale which must be satisfied
before the property can be sold by its owners. The purpose of these limitations is to
preserve the long-term affordability of the DWELLING UNIT and to ensure its continued
availabitity to LOW-INCOME or MODERATE-INCOME households. The resale controls
shall be established through deed or lease restrictions or otherwise, subiect to the
approval of the Planning Board, and shall be in force for such maximum period of ime
from the date of initial sale as may be permitted under applicable state law governing
such restrictions. The resale controls shall be established in such a manner so as to be
enforceabie by the Town of Acton, and renewable by the Town of Acton through
standard procedures provided by applicable state law.

Maximum Sales Price for AFFORDABLE DWELLING UNITS.
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a) Initial Sale — The maximum initial sales price shall be set at the most recently
published median FAMILY income for the Boston Primary Metropoitan Statistical
Area times a maximum multiplier of two and cne-quarter (2.25), adjusted for
DWELLING UNIT size in accordance with Sectior: 4.4.6.5 below.

by Resales — Maximum sales prices at subsequent resales shall be limited to the
median FAMILY income for the Boston Primary Metropolitan Statistical Area as last
published prior to the resale, times the same muitipiier used at the initial sale,
adjusted for DWELLING UNIT size in accordance with Section 4.4.6.5 below, plus
the cost of documented capital improvements, other than bedroom additions,
garages, and improvements detached from the DWELLING UNIT, at a maximum
rate of one percent {1.0%) of the DWELLING UNIT purchase price per year.
However, the resale price after inclusion of such capital improvement costs shall in
no case exceed one hundred and twenty percent (120%) of the median FAMILY
income for the Boston Primary Metropolitan $tatistical Area as last published prior to
the resale, times a multiplier of two and one-guarter (2.25), adjusted for DWELLING
UNIT size in accordance with Section 4.4.6.5 below. These resale limitations shall
be recorded as part of the deed restriction.

Maximum rental price for AFFORDABLE DWELLING UNITS — The maximum gross
monthly rent, including the estimated cost of utilities fo be paid by the tenant, shall be
twenty percent {20%) of the most recently published median household income for the
Boston Primary Metropolitan Statistical Area, divided by twelve (12), adjusted for
DWELLING UNIT size in accordance with Section 4.4.6.5 below. The scheduie of
utilities most racently published for the Acton area by the U.S. Department of Housing
and Urban Development for use in federal rent subsidy programs shall be used to
estimate the cost of ulilities to be paid by the tenant.

DWELLING UNIT size adjustments — Maximum sales and resales prices and gross
rents of AFFORDABLE DWELLING UNITS shall be further adjusted for DWELLING
UNIT size by multiplying the amounts computed under Sections 4.4.6.3 and 4.4.6.4
above by the applicable adjustment factor as follows:

DWELLING UNIT Size Adjustment Factor
1 or 2 Bedroom 0.90
3 Bedroom 1.00
4 or more Bedroom 1.10

Right of first refusal — All deed restrictions and/or restrictive covenants for
AFFORDABLE DWELLING UNITS shali require that the owner grants a Right of First
Refusal to the Town of Acton or its designee at the restricted resale value, and that the
owner provides notice of such Right of First Refusal to the Town of Acton or its
designee prior to selling his/her DWELLING UNIT. If the Town of Acton or its designee
fails to exercise its Right of First Refusal by signing a Purchase and Sales Agreement
within thirty (30) days of receipt of the owner's notice, the owner may thereafter proceed
1o sell the AFFORDABLE DWELLING UNIT at the restricted resale value to any person
or household who meets the applicable income guidelines. The owner, in consultation
with the Town of Acton or its designee, shall make a diligent effort to locate eligible
purchasers. If no eligible purchaser is found after the expiration of ninety {90) days, the
owner may proceed to sell the AFFORDABLE DWELLING UNIT to any purchaser of his
or her choice, provided however that any deed restrictions, covenants, agreesments
and/or other mechanisms restricting rent levels and resale prices shall remain in effect,

Relationship to Public Funding Programs — Applicants may elect to utilize public
subsidies in connection with the AFFORDABLE DWELLING UNITS required by this
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Section 4.4. Such election is subject ta the DWELLING UNIT price limitations of the
funding program and the approvat by the funding agency.

Ratio of DWELLING UNITS to be Set-aside for LOW-INCOME or MODERATE-
INCOME Househoids — The ratio of the number of DWELLING UNITS to be set-aside
for LOW-INCOME households to the number of DWELLING UNITS to be set-aside for
MODERATE-INCOME households, and the Option or combination of Options provided
under Section 4.4.3.1, and the conditions or combination of conditions provided under
Section 4.4.4.1, shall be subject to the approval of the Planning Board as a part of the
Special Permit.

Application Requirements — Applicants for a Major or Minor AFFORDABLE Housing
Development shall submit a plan and application that meet the requirements of this
Section 4.4, including an indication of the number, type and location of all
AFFORDABLE DWELLING UNITS; a compilete Development Pro Forma including an
indication of all cests to the buyers or renters of AFFORDABLE DWELLING UNITS;
ideniification of proposed governmeanial subsidy arrangements; and ali other information
which may be required by the Acton Planning Board under the Rules and Regulations
for Open Space Developments (Minor AFFORDABLE Housing Developments) or under
the Rules and Regulations for Major AFFORDABLE Housing Developments, as
applicable.

Additional Requiremenis

Local Preference — To the maximum extent practical and subject to applicable Federal
or State financing or subsidy programs, the AFFORDABLE BWELLING UNITS shall be
initially offered to qualified LOW- and MODERATE-INCOME households that meet tocal
preference criteria established from time to time by the Town of Acton or the Acton
Community Housing Corporation. Procedures for the selection of purchasers andfor
tenants shall be subject to approvai by the Town of Acion or its designee. The local
preference restriction shall be in force for 120 days from the date of the first offering of
sale or rental of a particular AFFORDABLE DWELLING UNIT. The applicant shall make
a diligent effort {o locate eligible purchasers or renters for the AFFORDABLE
DWELLING UNIT who meet the local preference criteria and the applicable income
requirements.

Where an AFFFORDABLE Housing Development does not generate a sufficient number
of AFFORDABLE DWELLING UNITS o satisfy, in terms of whole DWELLING UNITS,
afl of the local preference reguirements as set forth herein, the AFFORDABLE
DWELLING UNITS in such a development shall be offered to eligible purchasers hased
on the following priorities: first - current residents pursuant to 4.4.8.1.a. (up to 30%);
second - persons employed within Acton pursuant to 4.4.8.1.b. (up to 1(}%) th rd -

~persons who previously resided in Acton pursuant to 4.4.8.1.¢c. e

Persons who both reside and work in the Town of Acton shali be counted as residents
only.

Residency in the Town of Acton shall be established through cenrtification by the Town
Clerk based on the Town Census, voter registration, or other acceptable evidence.

These restrictions shali be in force for a period of four (4) months from the date of the
first offering of sale or rental of a particular DWELLING UNIT to the public. The Town of
Acton or its designee, or the developer, as applicable, shall make a diligent effort {o
locate eligible purchasers and/or renters who meet the above gualifications as well as
the applicable income requirements.
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Results of all percentages herein shall be reunded to the next whole number to
determine the actual number of AFFORDABLE DWELLING UNITS to be offered to
gach of the preference groups.

Purchaser/tenant selection - Procedures for the selection of purchasers and/or {fenants
shall be subject to approval by the Town of Acton or its designee.

Enforcement

Restrictive documenis — AFFORDABLE DWELLING UNITS shall be rented or sold
subject to applicable deed covenants, contractual agreements and/or other
mechanisms restricting such features as the USE and occupancy, rent levels, and sales
prices of such DWELLING UNITS to assure their affordability.

Enforcement upon Transfer of DWELLING UNIT - Nothing in this Section 4.4 shall be
construed to cause eviction of a home owner or tenant of an AFFORDABLE
DWELLING UNIT due to toss of his/her eligibility status during the time of ownership or
tenancy. Rather, the restrictions governing an AFFORDABLE DWELLING UNIT shall
be enforced upon resale, re-rental or re-lease of the AFFORDARLE DWELLING UNIT,
or, in the case of a rental DWELLING UNITS, by such other appropriate mechanism as
the Planning Board may specify in its Special Permit. Any mechanism and remedy fo
enforce the restrictions governing an AFFORDABLE DWELLING UNIT shali be set forth
in a deed covenant or other appropriate recordable document.

All Restrictions Remain in Effect — Nothing in this Section shall be construed to allow
any deed restrictions, covenants, agreements and/or other mechanisms restricting such
items as the use and occupancy, rent levels, and resale prices of AFFORDABLE
DWELLING UNITS, and the enforcement thereof to expire prior to any maximum
limitations set forth by applicable state law.

Timing of commitments — All contractual agreements with the Town of Acton and other
decuments necessary to insure compliance with this Section shall be executed prior to
and as a condition of the issuance of any special permit required to commence
construction.

Timing of construction — As a condition of the issuance of a special permit under this
Section, the Planning Board may set a time schedule for the construction of both
AFFORDABLE and market-rate DWELLING UNITS. No Certificate of Occupancy shall
be issued for any market-rate DWELLING UNITS in a develepment subject to the
requirements of this Section untii there have been issued Certificates of Cccupancy for
AFFORDABLE DWELLING UNITS in an amount equal to the perceniage of
AFFORDABLE DWELLING UNITS which are to be constructed in the development.
For instance, if twenty percent {20%) of the development is to consist of AFFORDABLE
DWELLING UNITS, and ten (10} market-rate DWELLING UNITS are seeking
Certificates of Occupancy, at least two (2) AFFORDABLE DWELLING UNITS shall
have received Certificates of Occupancey.

(And from PCRC section 9 -}

86.2.1

Number of DWELLING UNITS — The maximum number of DWELLING UNITS permitied
in 2 PCRC shalt be 80% of the following, rounded up to the next integer:

a) In the R-2 District; 1 DWELLING UNIT per 20,000 square feet of area of the TRACT
OF LAND on which the PCRC is located, inciuding the Commeon Land.
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b} Inthe R-4 and R-8/4 Districts: 1 DWELLING UNIT per 40,000 square fest of area of
the TRACT OF LAND on which the PCRC is located, inciuding the Common Land.

¢} Inthe R-8 and R-10/8 Districts: 1 DWELLING UNIT per 80,000 square feet of area
of the TRACT OF LAND on which the PCRC is located, including the Common
Land.

d) In the R-10 District: 1 DWELLING UNIT per 100,000 sguare fest of area of the
TRACT OF LAND on which the PCRC is located, inciuding the Common Land.

e} Inthe AFFORDABLE Housing Overlay District - Sub-Districts A and B: The number
of DWELLING UNITS may be increased pursuant to the formulas provided in
Section 4.4.3.1 and subject to the requirements of Sections 4.4.5, 446,447,448
and 4.4.9. The inclusion of AFFORDABLE DWELLING UNITS in compliance with
the above referenced Sections of this Bylaw shall be authorized under a Special
Permit for a PCRC.
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