Affordable Housing Trust
Meeting Minutes
November 30, 2016

Board of Trustees Present:  Michael Dutton, Pat Driscoll, Bill Callahan, Joan Neumeister
Board of Trustees Absent:  Nancy Koczela

Affordable Housing Coordinator:  Lisa Sullivan

Guests: Andrew DeIonno 

The meeting was called to order at 4:10 PM in Room 201A of the Academy Building.  

At the October 12th meeting, Tony Sulmonte, indicated that $658,557.69 of CPC funds have been reserved for community housing efforts to date.  The Community Preservation Committee recommended transferring the funds to the Affordable Housing Trust, through the Town Council.  The status remains the same.  The transfer has not been completed. 

We discussed how we might spend these funds or leverage them to create more housing.   Michael Dutton also discussed potential mechanisms for funding the Affordable Housing Trust in the future.   

The following excerpts are taken from:  www.mhp.net/writable/resources/documents/MAHT-Ops-Manual_final.pdf

“The most prevalent source of funds for housing trusts is the CPA. M.G.L. c.44B §.6,which requires that at least 10 percent of total annual CPA revenue, including revenue raised from the local surcharge and the state Community PreservationTrust Fund distribution, be spent or reserved for affordable housing.6 CPA communities without annual debt service payments on other projects may elect to spend up to 75 percent of total annual CPA revenue on affordable housing,6 For purposes of consistency, this publication uses the term “affordable housing” whereas the CPA statute uses the term “community housing.”20 Section III: Sources of revenue or even up to 80 percent if the community does not allocate any funding to a CPA administrative account. Section 5(f) of the CPA statute expressly permits municipalities to appropriate CPA funds to an affordable housing trust fund, and
a number of housing trusts rely on annual CPA appropriations. Best practices tip: It is highly recommended that trusts receiving CPA funds from the municipality execute a grant agreement between the trust and municipality or CPC as described in Section II’s “Bylaw and grant agreement” section of this manual. The board is typically required to submit a budget, taking into account the level of funds set aside in the CPA affordable housing reserve and/or annual 10 percent affordable housing requirement. A CPA appropriation requires a CPC recommendation and majority vote of the local legislative body (e.g., town meeting, town/city council, or board of aldermen). 
Some communities have adopted inclusionary zoning (IZ) bylaws that require the creation of affordable units be included in new residential developments. IZ bylaws can also allow alternatives to creating units including cash in-lieu payments and/or land donations. Some IZ bylaws specifically designate the housing trust to receive any cash payments or land donations, thus providing a source of revenue and/or assets for the trust. IZ bylaws utilize a formula to calculate the amount of cash payment per unit of affordable housing otherwise required by the bylaw. The formulas vary by 07.0 Fees-in-Lieu-of Affordable Housing Unit Provision: 1. As an alternative to the requirements of Section 05.0 or Section 06.0, an applicant may contribute to an established local housing trust fund to be used for the development of affordable housing in lieu of constructing and offering affordable units within the locus of the proposed development or at an off-site locus. (a) Calculation of fee-in-lieu-of units. The applicant for development subject to this bylaw may pay fees-in-lieu of the construction of affordable units. For
the purposes of this bylaw/ordinance the fee-in-lieu of the construction or provision of affordable units will be determined as a per-unit cost as calculated from regional construction and sales reports. The SPGA will make the final determination of acceptable value. Municipal Affordable Housing Trust Operations Manual 21 community. Formulas can be tied to the affordable purchase price of a unit, the difference between the community’s median sales price and affordable purchase price, or calculating per unit cost from regional construction and sales reports.
The state’s model IZ bylaw (www.mass.gov/envir/smart_growth_toolkit/bylaws/IZ-Bylaw.pdf) recommends using the latter method. An IZ bylaw can also provide an option for an in-lieu land donation made to the housing trust. The Town of Westport adopted an IZ Bylaw that provides cash payment and land donation as alternatives to unit development, both of which would be designated for the housing trust. Westport’s calculation for cash payment is based on the difference between the median single-family home sales price in Westport for the most recent calendar year and the price affordable to a qualified purchaser, based on applicable guidelines of the state Department of Housing and Community Development (DHCD). Another example of a community with IZ bylaw provisions for cash payments to the housing trust is Danvers. The town’s Multi-Family Affordability Provision, section 30.2.16 on page 88 of the town’s Zoning bylaws, can be found at www.danvers.govoffice.
com/vertical/sites/%7BCFC0250F-19AB-46E7-B599-146187CB1799%7D/uploads/ Zoning Bylaws.pdf.
See figure (below) for the Westport IZ Bylaw’s land donation provisions (www.westport-ma.com/by-laws-and-regulations).”

Special bylaws
In addition to inclusionary zoning bylaws discussed above, other types of special bylaws can also provide public benefits in the form of cash payments to a housing trust for affordable housing purposes. For example, the City of Newburyport adopted a bylaw (known as “Section 6C”) that allows issuance of a special permit to develop more than one building on a lot with the provision of a public benefit. One of the qualifying public benefits under the bylaw is the creation of affordable housing, which, in practice, is achieved through cash contributions to the
housing trust.

Affordable Housing Trust funds can be used to:

· Create affordable housing through new construction or rehab.

· Create mixed use/mixed income projects utilizing the CPA rule of proportionate spending  -  trust funds can be used for mixed use/mixed use developments, but the use of CPA funds must be proportionate.  Example:  If half the housing units to be created are income eligibile under CPA than CPA can fund 50% of the project. If have the space is retail and half the space in income eligible units, then 50% of the project can be funded by CPA.
· 
Conversion of market rate housing to affordable units
· 
Preservation of affordable units that were not originally protected into perpetuity.

· Assistance programs for qualifying households: ownership assistance programs can provide low interest loans and closing cost assistance to qualified applicants who purchase single family houses and condos.  Some communities offer rental assistance as well including rent gap assistance or first and last month rent assistance.   These programs require income verification to verify eligibility and an enormous amount of record keeping and reporting and would likely need to be contracted out.

· Other:  professional support (Housing Coordinator), planning (Housing production Plan, consultants, etc), predevelopment activities like:  appraisals, feasibility studies, legal costs, mitigation of environmental issues to make way for development, permit processing, RFP’s.

Andrew DeIonno mentioned a tax title property at 86 Bedford Street that has been condemned and is slated for demolition as a possibility for a private/public partnership project working with an organization like Habitat for Humanity.  There would be an RFP process to choose the organization.  This would be an opportunity to leverage funds and to create affordable housing.  All HHCC homes built since 2000 are deed restricted in perpetuity via the Department of Housing and Community Development (DHCD) Local Initiative Program (LIP) Affordable Housing Deed Rider. This protects affordability in perpetuity, and is part of the process towards counting a unit on a community’s DHCD Subsidized Housing Inventory (SHI).  It is also a great opportunity for positive community engagement.  

The next meeting will take place on February 22, 2017 at 4 pm in the Academy Building conference room 201A

The meeting adjourned at 5:10 p.m.

References:
· A guide to Municipal Affordable Housing Trusts - How to envision, gain support and utilize a local trust to achieve our housing goals.
www.mhp.net/writable/resources/.../municipal_affordable_housing_trust_guidebook

A Municipal Affordable Housing Trust Operations Manual; which discusses how to effective operate a local trust.  
www.mhp.net/writable/resources/documents/MAHT-Ops-Manual_final.pdf

· A guide to how towns can utilize Community Preservation Act funds to support local housing efforts.  http://www.mhp.net/writable/resources/documents/071019_mhp_cpa_guidebook.pdf
www.mhp.net/writable/resources/documents/CPA-guidebook-2016_lowres.pdf

· The Affordable Housing Trust Ordinance D2015-003; which was adopted by the Town Council on April 7, 2015 outlined the responsibilities and powers inherent in the Board of Trustees.

