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1. Organize Internally
a. Review the Town’s affordable housing resources with the goal of (1) having a consistent affordable housing industry presence at monthly committee meetings; and (2) develop a Comprehensive Affordable Housing Plan to reach housing goals within 10 years.  Focus on meeting all Special Interest Group needs while maintaining the Town’s character.  Have the plan approved by the Town Affordable Housing Committee, presented at a public meeting, approved by the Town at Town Meeting, and forwarded to DHCD for State approval.    
b. Hire outside consultants (www.CHAPA .org webpage) to accomplish  if resources insufficient for mounting a serious effort.  It is now common for Towns to propose the use of CPA funds for full time, part time, and project specific consulting assistance.
c. Zoning Bylaws

As you get more advanced, ask the Town Planner and/or Town Counsel to look at zoning bylaws to incent more affordable housing in non residential areas (Inclusionary Zoning).  Allow affordable residential development in commercial zones.  Mandate that subdivisions with more than 10BR must have 10% affordability.  1970’s = watch sprawl, 1980’s= create small villages, 2000’s=SmartGrowth.

d. Affordable Housing Mindset

Start to develop goals for attaining 10% affordable housing (outside controlled – large 40B development) and goals for attaining affordable housing that meets the community’s needs (inside controlled, focused on housing diversity, 65% AMI and less, and CPA plays a major role).

2. Propose Affordable Development Initiatives
Affordable Housing is best done by professional developers who have ready access to equity, financing, subsidy sources, engineers, architects, and attorneys.  That being said, communities can do initiatives on their own with a little patience. 

a. Town directed development includes:
Condo Buy Down Program – Purchase smaller/lower priced condominium units at market rate and use CPA funds to subsidize sale at affordable prices.  Estimated cost = minimum of $125,000 per unit + escrow support.
Duplex Housing Conversion – Purchase smaller multi-family properties, condominiumize or rent, and use CPA funds to subsidize sale or rental at affordable prices. Estimated cost = minimum of $100,000 per unit. 

Small Scale Development – Inventory Town owned or private sites. Use CPA funds as enticement to partner with a local developer.  Match CPA with existing subsidy sources and have the subsidy administrators provide deal review. Estimated cost = minimum of $100,000 per unit.
3. Resources  

Federal/State

a. Federal Section 8 Certificates, MRVP (see local Cap Agency)
b. State Soft Second Financing (see MHP.net)
c. State HOME (DHCD grant funding)

d. State LIHTC  (DHCD tax credits for developing housing)

e. Local HOME through CDBG funding or a HOME Consortium

Private

a. MHIC affordable housing financing programs and technical assistance

b. CEDAC predevelopment loans and technical assistance

c. Commercial Bank financing and CRA initiatives

4. Slides
#1
Shawsheen Ridge – condo buy down.  Buy comparable market for $250,000. Sell for $125,000. Final CPA cost = $125,000 per unit.
#2
Duplex Project.  Bought for $300,000.  $150,000 invested in rehab.  Sold for $125,000 each.  Final CPA Cost = $100,000 per unit.

#3
Picture 447 site layout – town owned land leased to a private developer .  4 acres of land to build up to 15 units of extended family housing (1, 2, 3 BR).  $3.5 ML hard and soft costs and financing provided by MHP Fund and Town.  Final cost = land worth $500,000 and $250,000 in CPA funds, or $50,000 per unit. (Custom)  
#4
62 Old Billerica Road – private deal example.  Historic house that was slated for demolition and sale to a developer to build a new house.   Bedford’s Demolition Bylaw (HPC) held property from demo for 1 year.  Program is to preserve the house, add very affordable senior housing units, and add an artist live work unit.  Final CPA cost = $100,000 per affordable unit, $150,000 for historic rehab, and $1,000 for Open Space.   
#5
Fitch Mill House, Bedford example of a renovated historic 1800’s house

#6
Old Barn, Bedford on a main road.  

#7
Carleton Willard, Bedford  example of senior housing.  


The attachment includes deal proforma’s showing financing.  This is also the type of proforma that you should insist on when reviewing 40B applications.  Not easy to deviate from 40B program and provide more affordability or lower rents/sale prices so support your local developer who has good intentions and is interested in working with the Town.
