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EXECUTIVE SUMMARY
Purpose and Background
The overall intention of this Plan is threefold:
• Establish a deliberate focus to the work of the Trustees and the use of Trust resources,
including Trust funds and property
• Ensure that the Trust is used to further town goals and objectives to address local housing
needs and reinforce interrelated community preservation and development goals
• Establish transparency and strong communication of the Trustees’ five-year goals and
priority initiatives
The town created the Amherst Affordable Housing Trust, per MA General Laws Chapter 44
Section 55C (MGL c.44 s.55C), in April 2014. The purpose of the Trust, as stated in the town’s
General Bylaws, is to provide for the creation and preservation of affordable housing for the
benefit of low- and moderate-income households

Planning Process
The Trustee’s engaged planning consultant, JM Goldson, to assist with creation of this Plan. The
consultant worked with the Trustees, Housing and Sheltering Committee members, and interested
members of the public to clarify the Trust’s role and identify priority initiatives.

Mission
The Trust’s mission, as an instrument of town government, is to promote the town’s affordable
housing priorities as determined through the most recent town housing plan, particularly to create
safe, decent, and affordable housing for our most vulnerable populations.

Five-Year Goals
Goal 1 Actively Foster Development
Goal 2 Support Homelessness Prevention Initiatives
Goal 3 Seek Opportunities to Promote Conservation-Based Development
Goal 4 Enhance Local and Regional Collaboration
Goal 5 Expand Availability of Direct Housing Assistance
Goal 6 Promote Outreach and Education
Goal 7 Identify and Secure Funding Resources

Priority Initiatives
FY2018-2019
Completed
AmherstAffordableHousingTrust StrategicPlan FY18-FY22
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1. Advocate for adoption of town property disposition policy with explicit priority for transfer
of appropriate town-owned properties to the trust for creation of affordable housing.
2. Secure transfer of at least one town-owned property to trust for creation of affordable
housing.
3. Establish funding thresholds and underwriting criteria.
4. Foster development/redevelopment to create supportive enhanced SRO housing.
FY2020-2022
5. Foster development of second town-owned property.
6. Foster strong communication and integrated efforts among the various housing entities
active in Amherst.
7. Explore establishing new or expanding existing rental and homeownership housing assistance
programs; research how to improve access to existing programs
8. Support and develop programmatic, legislative and policy housing initiatives to mitigate the
effects of the COVID pandemic on low and moderate income households
9. Explore new and existing revenue sources including institutional sources with the goal of
insuring that the Trust is in a strong financial position for the next five years.
10. Review the Town’s zoning by-laws and work with town departments and the planning
board to effect updating of these by-laws
11. Explore opportunities for conservation based with town departments
Ongoing
12. Actively advocate for initiatives to address homelessness and support homelessness
prevention
13. Advocate for town policy and regulations to further promote affordable housing and
provide active political support for local housing initiatives.
14. Promote public awareness and outreach to grow more support and understanding of local
affordable housing initiatives through print, online, and media campaign.
15. Review all affordable housing development proposals including Comprehensive Permit
applications and developments subject to the Inclusionary Zoning bylaw.

REPORT ORGANIZATION
•

Chapter 1 describes the purpose of this plan, provides background information about the
Amherst Affordable Housing Trust, and provides general information about eligible uses of
trust funds and models for the relationship between the Community Preservation Act and
trusts.

•

Chapter 2 describes the Trust’s mission, five-year goals, priority initiatives, operating
framework, and budget.

•

Appendix 1 provides the Trust’s bylaws, as amended in May 2017.

•

Appendix II provides a summary of the strategic planning work session held with the Board
of Trustees and the Housing and Sheltering Committee on October 5, 2016.
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CHAPTER 1

INTRODUCTION
Strategic Plan Purpose
Through this planning effort, the Amherst Affordable Housing Trust’s Board of Trustees developed
a clear understanding of its five-year goals, priority initiatives, and how the trust will operate. The
overall intention of this Plan is to layout the results of this process. Specifically, the purpose of this
plan is threefold:
• Establish a deliberate focus to the work of the Trustees and the use of Trust resources,
including Trust funds and property
• Ensure that the Trust is used to further town goals and objectives to address local housing
needs and reinforce interrelated community preservation and development goals
• Establish transparency and strong communication of the Trustees’ five-year goals and
priority initiatives

Amherst Affordable Housing Trust
To implement a recommendation of Amherst’s 2013 Housing Production Plan, the town created
the Amherst Affordable Housing Trust, per MA General Laws Chapter 44 Section 55C (MGL c.44
s.55C), in April 2014. The purpose of the Trust, as stated in the town’s General Bylaws, is to
provide for the creation and preservation of affordable housing for the benefit of low- and
moderate-income households.

BOARD OF TRUSTEES
The Board of Trustees’ (Trustees) primary purpose is to oversee the Amherst Affordable Housing
Trust funds. At FY2017 Annual Town Meeting, the Town amended the Trust bylaw to expand the
Trustees from seven to nine members and incorporate the Housing and Sheltering Committee’s
purpose and responsibilities. The Trustees must include one member of the Select Board per
statute and one member of the Housing and Sheltering Committee per town bylaws. The Select
Board has the authority to appoint the other members, which are required to be town residents
“who would bring to the Trust relevant personal and/or professional experience and knowledge in
real estate, finance, affordable housing, banking, architecture, social services, or the like.”
The powers and authority of the Trustees are set forth in accordance with MGL c.44 s.55C with
the exception that the following three powers are subject to the following limitations per the local
bylaws:
• Any purchase, sale, lease, exchange, transfer or conveyance of any interest in real property
must be approved by five of the seven voting members.
• The Trustees may incur debt, borrow money, grant mortgages and pledge Trust assets only
in an
amount not to exceed 80 percent of the Trust’s total assets.
• Any debt incurred by the Board shall not constitute a pledge of the full faith and credit of
the
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Town of Amherst and all documents related to any debt shall contain a statement that the
holder of any such debt shall have no recourse against the Town of Amherst with an
acknowledgement of said statement by the holder.
It is the Trustees’ fiduciary responsibility, bestowed by Town Meeting, to ensure that the Trust
funds are used in a responsible manner. The Trustees are required to provide for an annual audit
of the books and records of the Trust, which must be conducted by an independent auditor. The
Trustees must provide a copy of the receipt of audit to the Select Board.
Furthermore, the Trustee’s work is but one facet of the Town’s goal to maintain a high quality of
life for its current and future residents, and, therefore, should be coordinated through open
dialogue with other town officials, boards, committees, and commissions.

TRUST REVENUE AND EXPENDITURES
The Trust received $25,000 of Community Preservation Act (CPA) funds in 2016, which were
partially used to support legal fees ($500) and this strategic planning effort ($13,600). The
remaining $10,900 is anticipated to be used for site and building feasibility studies for East Street
School, Old Farm Road, and/or other properties. As approved at the FY2017 Annual Town
Meeting, the town awarded $20,000 of CPA fund for a professional staff position to support Trust
initiatives.

Local Housing Needs and Objectives
HOUSING NEEDS
Although the information summarized below is slightly dated, the 2013 Housing Production Plan
(2013 HPP) presents the most recent analysis of priority local housing needs. The Housing and
Sheltering Committee worked closely with the consultant to prepare the 2013 HPP. The 2013
HPP describes the following characteristics and trends as indicators of housing need and is largely
excerpted from the 2013 HPP:
• Housing growth has not kept up with population growth. The population grew by 176
percent between 1960 and 2010, but housing increased by only 125 percent in this period.
Also, population growth is closely linked to student enrollments. Most Amherst’s residents,
almost 60 percent, are college students.
• Because housing supply has not kept up with increasing demand, Amherst has higher
housing prices and residents are paying more than they can afford to live in Amherst.
• There are declining numbers of children and families and increasing numbers of older adults
and those who are living alone in the community. People age 25 to 44 decreased from
7,323 in 1990 to 4,009 in 2010.
• Presence of students in off campus housing will continue to increase as University of
Massachusetts grows.
• If these trends continue, Amherst will become a community mostly comprised of students
and seniors.
• Vacancy rates for both owner and rental units are low, reflecting tight market conditions.
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•
•
•

•

As of 2011, there was an affordability gap (the difference between what a median income
household can afford and the median priced unit on the market) of $92,000 for single-family
houses and $26,500 gap for condos.
Although there was not an estimated shortage of units affordable to those earning above 80
percent of the area median income (a.k.a. “workforce housing”), does not mean that the
units that are available to those above this level are in standard condition.
About 80 percent of households with income at or below 30 percent AMI spend more
than 50 percent of their income on housing costs; 44 percent of households with income
between 30 and 50 percent AMI; 13 percent of households with income between 50 and
80 percent AMI; and just over 1 percent of households with income over 80 percent AMI.
The largest unmet need is housing for people with disabilities, followed by housing suitable
for families; and for seniors. In addition, there is an unmet need for housing for persons who
are experiencing chronic homelessness.

These characteristics and trends suggest a significant need for:
• Family rental housing, particularly for families with very low income
• Smaller affordable units for individuals, including persons now accommodated in the shelter
• Appropriate housing for students to reduce demand on the housing market in Amherst
• Preservation of existing affordable rental units
• Affordable homeownership for families with low- and moderate-income
• Housing for at-risk and special needs populations that require special services and
handicapped accessibility

AMHERST HOUSING GOALS AND OBJECTIVES FROM THE 2010 MASTER
PLAN

As summarized in the 2013 HPP, the Town’s 2010 Master Plan provide the following housing goal
and objectives:
Overriding 2010 Master Plan Housing Goal
Provide a mix of housing that meets the physical needs of and is affordable to the broadest
possible spectrum of our community, and that minimizes the impact on the environment.
2010 Master Plan Housing Objectives
• Encourage a greater mix of housing types, sizes, and prices serving a wider range of income
levels than is currently available throughout Amherst. Encourage the development of
economically diverse neighborhoods.
• Preserve and expand the number of affordable and moderately priced rental units and
housing stock.
• Increase the opportunity for infill development and the location of housing developments
near services.
• Encourage the production of housing in an environmentally sound manner with respect to
design, siting, materials and resource use.
• Encourage housing that meets the needs of special populations.
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•
•
•

Improve housing and services for people in the area who are homeless.
Support the creation of taxable student housing that will lessen the pressures on residential
neighborhoods.
Build and sustain the Town’s capacity for regulatory oversight for Amherst’s housing stock,
and pursue ways to enhance security

Eligible uses of Trust Funds & Legal Considerations
Uses of Trust funds must comply with the statutory purpose of the Trust per MGL c.44 s.55C –
the creation and preservation of affordable housing for the benefit of low- and moderate-income
households. The following briefly summarizes eligible activities for creation and preservation – for a
more detailed description and examples, please refer to the Massachusetts Housing Partnership’s
Municipal Affordable Housing Trust Operations Manual (MHP Manual).1

CREATION
Activities to create, or produce, affordable housing include the following:
• New construction of affordable housing
• Rehabilitation of existing buildings to convert to affordable housing (could include
conversion of surplus town buildings, such as surplus schools or libraries, or privatelyowned buildings, such as former churches)
• Purchase of existing market rate residential units, rehabilitation if necessary for health and
safety purposes, and resell as affordable housing
• Establish homebuyer assistance program to convert market rate units to affordable units

PRESERVATION
Preservation of affordable units refers to initiatives to perpetuate existing affordable units in light of
restrictions that would otherwise expire. Preservation is sometimes also described as physically
preserving the condition of existing affordable units, however it is unclear if this is the intent of the
statute. Note that CPA funds cannot be used for rehabilitation until the property was previously
acquired or created using CPA funds.

LOW- AND MODERATE-INCOME
Since the Trust statute doesn’t offer a definition of the term “low- and moderate-income” the
MHP Manual advises Boards to use their judgment and consult other definitions commonly used in
state and federal programs. It may be wise to consult with municipal counsel if the Board choses to
a definition that is not commonly used in state and federal program. The Community Preservation
Act (CPA), for example, sets an income threshold of 100 percent AMI and the MA Affordable
Housing Trust Fund can be used to benefit households with incomes up to 110 percent AMI.

1

Massachusetts Housing Partnership, Municipal Affordable Housing Trust Operations Manual: How to effectively operate your local trust, November 2015.
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SUPPORT
The 2017 amendment to MGL c.44 s.55C clarified that any eligible use of CPA funds for affordable
housing, including activities covered under “support,” is also an eligible use of Municipal Affordable
Housing Trust funds. The trust funds can also be used to support the work of the Trustees with
professional staff/consultants, legal assistance, clerical support, and the like.

USE OF CPA FUNDS
The 2017 amendment to MGL c.44 s.55C also clarified that restrictions on the use of CPA funds
remain in force even after CPA funds are transferred to a Municipal Affordable Housing Trust and
requires the use of those funds by the Trust be included in the CPA reporting to the Department
of Revenue. Through the Trust’s bylaw, as amended at the FY2017 Annual Town Meeting, the
requirement that all CPA funds received by the Trust, shall be used exclusively for community
housing and remain subject to all the rules, regulations, and limitations of the CPA statute.

Community Preservation Act and the Trust
As it currently stands, the Trustees are viewed as a candidate to apply for CPA funds. Town
Meeting approved the first award of CPA funds to the Trust in May 2015. Since that time, the
Trust received additional allocations from the CPA fund to fund a staff position, as described
elsewhere in this chapter. Based on the consultant’s observations, there are three primary models
for CPA allocations to housing trusts in Massachusetts:

MODEL #1. TRUST AS HOUSING ARM OF THE CPC
•

CPA funds allocated for housing are included in annual budget to the Housing Trust. No
annual application is necessary. CPC and Trust membership may overlap, which can increase
regular communication and collaboration. This model has an expectation of standard
designated percentage allocation of CPA funds to the Trust annually, which would consist of
all intended CPA housing funds. Housing applicants would apply solely to the Trust.

MODEL #2. HYBRID – STANDARD PERCENTAGE ALLOCATION AND ABILITY
FOR ADDITIONAL ALLOCATIONS
Trust budgeted to receive a standard percent and applies for additional funding on as-need
basis based on anticipated project or programs. CPC and Trust membership may or may
not overlap in this model. Somerville is an example of this model where there CPC and
Trust membership does not overlap but the Trust receives a percentage (roughly 45
percent) of CPA funds and Trust may request additional allocations, as needed.

MODEL #3. TRUST AS APPLICANT
The Housing Trust submits requests to the CPC for CPA funds based on specific projects
or programs or an annual Trust budget that includes general Trust-initiatives anticipated.
This model is most typical in smaller communities where housing activity is low. Developers
can apply separately to the CPC and the Trust for local housing funds (with possibly little
or no coordination between the CPC and Trust in reviewing the separate applications).
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Trust cannot rely on CPA funds as a consistent revenue stream, which creates uncertainty
year-to-year.
In Amherst, the Community Preservation Act Committee and the Trust currently operate under
Model #3. As part of preparing this plan, the Trustees considered these various models. More
discussion about how the model might evolve is included in Chapter 2 under the “Operating
Approach” section.

Framework for Trust Operating Approach
Municipal Affordable Housing Trusts (MAHT) can operate as an active initiator, a more-passive
funder, or a combination of both. As an initiator, a trust would utilize its funding or property to
foster specific projects or programs, such as affordable housing development or a program that
offers direct housing assistance. As a funder, a trust could operate as a funding source – calling for
and reviewing applications or proposals from private or public entities to create or preserve
affordable housing. A trust does not have to choose one approach over another, but could also
operate as a mixture of both initiator and funder.

AmherstAffordableHousingTrust StrategicPlan FY18-FY22

11

CHAPTER 2

GOALS & STRATEGIES
This chapter includes the Trust’s updated mission, goals, operating approach, strategies – both
priority initiatives and operating strategies – and a five-year budget to support these strategies.

Mission
The Trust’s mission, as an instrument of town government,
is to promote the town’s affordable housing priorities as
determined through the most recent town housing plan,
particularly to create safe, decent, and affordable housing
for our most vulnerable populations.

Five-Year Goals
The Trust’s five-year goals respond strategically to Amherst’s housing needs and the direction
provided through this planning effort.

GOAL 1 ACTIVELY FOSTER
DEVELOPMENT
To actively foster affordable housing development
that meets Amherst’s documented local housing
needs, the trustees will take measures to prepare
the way to enable development as quickly and
effectively as possible.
• Acquire town-owned and/or private
properties near services and amenities.
• Prioritize creation of enhanced SROs to
support the special needs of chronically homeless
individuals and families with income below 30
percent and between 30 and 50 percent AMI.
• Develop relationships and work
collaboratively with local and regional community
development corporations and other
development entities.

GOAL 2 SUPPORT HOMELESSNESS PREVENTION INITIATIVES
Advocate for town policies, regulations, and actions, including regulatory actions, that help address
Amherst’s well-documented housing needs and achieve local housing goals, especially
homelessness prevention by funding and advocating for the creation of transitional and/or
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permanent supportive housing as well as supporting, through advocacy and other non-financial
means, the availability of a seasonal emergency shelter, and other programs to address
homelessness and homelessness prevention.2

GOAL 3 SEEK OPPORTUNITIES TO PROMOTE CONSERVATION-BASED
DEVELOPMENT
Work collaboratively with the local Conservation Commission and local/regional land trusts to
sensitively integrate land conservation with development of environmentally sound, appropriately
designed and sited affordable housing options, including family rental and ownership housing for
households with income at or below 80 percent AMI.

GOAL 4 ENHANCE LOCAL AND REGIONAL COLLABORATION
Reinforce and enhance communication and collaboration among local and regional public and
private, non-profit housing entities to best address Amherst’s priority housing needs.

GOAL 5 EXPAND AVAILABILITY OF DIRECT HOUSING ASSISTANCE
Fund expansion of existing local public/private programs and initiatives that provide direct housing
assistance to qualifying households, such as local rental assistance vouchers and first-time
homebuyer programs.

GOAL 6 PROMOTE OUTREACH AND EDUCATION
Create and/or disseminate information regarding local and regional housing needs as well as
housing assistance and homelessness resources.

Operating Approach & Relationship with CPA Funds
SHORT TERM
Through focused discussion with the Trustees and consideration of the three primary approaches
to operating a housing trust3, the Trustees believe they can benefit the town most by operating as
an initiator – an active role that will give the Trustees maximum control over use of trust funds and
optimize opportunities to utilize town-owned property to foster development of affordable
housing and establish housing assistance programs in addition to undertaking an educational and
advocacy role.
This approach is ideal for a board that wishes to have an active role to foster housing initiatives,
rather than the more passive approach of a funder taking in funding requests/applications from
third parties. Recognizing that the community already benefits from multiple existing organizations
that are actively working to create and preserve affordable housing in Amherst in addition to the
Town’s initiatives, the working group participants envisioned that the most beneficial role for the
Trust would be to coordinate, reinforce, and expand these efforts. In addition, trustees do not
Note: the statutory purpose of a Municipal Affordable Housing Trust is to create and preserve affordable housing – an emergency shelter is a
service and not considered affordable housing, therefore the Trust funds cannot be used directly to support the emergency shelter, but could be
used to create or preserve transitional or permanent supportive housing.
2

3

The three primary operating approaches for a trust are as an initiator, funder, or hybrid. These approaches are described in Chapter 1 under the
“Framework for Trust Operating Approach” section.
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want to duplicate efforts of the Community Preservation Act Committee’s (CPAC) to solicit and
recommend funding applications for housing initiatives.

LONG TERM
The trustees anticipate this role may evolve over time. The trustees plan to initiate projects or
programs over the next few years, but may reconsider this role in years to come as opportunities
for supporting private development projects as a funder may arise. A trust can be a highly effective
vehicle to further affordable housing initiatives in a timely and predictable way because the
allocation of trust funds does not depend on authorization from town meeting. Therefore, the
trustees may initiate discussions with the CPAC and town officials to consider utilizing the trust as
the local housing arm of the CPAC at some point in the future. The five-year Trust budget
incorporated in this report anticipates this relationship and responsibility beginning in FY20.

Priority Initiatives
The following initiatives, described below, detail how the Trust funds will be used to address the
Trust’s goals. The initiatives, listed in brief below and in more detail to follow, are categorized by
recommended year(s) of implementation as well as ongoing initiatives.
FY2018-2019
1. Advocate for adoption of town property disposition policy with explicit priority for
transfer of appropriate town-owned properties to the trust for creation of
affordable housing.
2. Secure transfer of at least one town-owned property to trust for creation of
affordable housing.
3. Establish funding thresholds and underwriting criteria.
4. Foster development/redevelopment to create supportive enhanced SRO housing.
FY2020-2022
5. Foster development of second town-owned property.
6. Foster strong communication and integrated efforts among the various housing
entities active in Amherst.
7. Explore establishing new or expanding existing housing assistance programs.
Ongoing
8. Actively advocate for initiatives to address homelessness and support homelessness
prevention
9. Advocate for town policy and regulations to further promote affordable housing
and provide active political support for local housing initiatives.
10. Promote public awareness and outreach to grow more support and understanding
of local affordable housing initiatives through print, online, and media campaign.
11. Review all affordable housing development proposals including Comprehensive
Permit applications and developments subject to the Inclusionary Zoning bylaw.
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FY2018-2019 (YEARS 1-2)

1. Advocate for adoption of municipal property disposition policy with explicit priority
for transfer of appropriate town-owned properties to the trust for creation of affordable
housing (Year 1)
The trustees should work closely with town officials including the Town Manager as the town
creates an official municipal property disposition policy. Arguably, the Trust’s most efficacious
power is to acquire and dispose of real property. Municipal disposition policies often apply to land
disposition requests made by individuals or organizations, land disposition recommendations
initiated by the town, the sale of tax foreclosed property, and the sale of land of low value. They
provide a uniform method for reviewing land disposition requests and intend to ensure that
decisions are well considered and address the needs and goals of the town. Such a policy can
establish a land sale committee, or other such entity, that is responsible to review municipal
properties for possible sale and recommend its findings to the Select Board.
Given the critical need for affordable housing in Amherst, such a municipal property disposition
policy should prioritize consideration of proprieties for creation of affordable housing. Ownership
of appropriate properties would be transferred to the Trust to create affordable housing. In
addition, the trustees should advocate for at least one seat on the land sale committee.
Potential Cost Assumptions: This initiative will require time and effort on the part of trustees and
trust staff, however shouldn’t require any allocation of trust funds (outside of supporting staffing
costs).

2. Secure transfer of at least one town-owned property to trust for creation of
affordable housing (Year 1)
A developer wants a predictable path to site control and offering public land for affordable housing
development provides a substantial subsidy to help make such development feasible. The Trust is
designed for this function. Through the transfer of town-owned property to the Trust, the Trust
would foster the creation of affordable housing by setting the table through preliminary due
diligence work, which could include surveys, title work, environmental assessments/testing, and
securing zoning amendments, if needed.
The Trust would develop a well-crafted Request for Proposal (RFP) to seek a developer with a
good track record for doing similar projects. Such an RFP would be crafted to help shape the
project to meet local housing needs. Trust funds could also be allocated to the selected project for
additional funding support, if needed.
One municipal property to consider transferring to the Trust is the East Street School, 31 South
East Street.
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EAST STREET SCHOOL SITE AT 31 SOUTH EAST STREET

The site is about 2.3 acres and is owned by the Town of Amherst in custody of the School
Department and is roughly one mile from Amherst town center. The brick school building was
constructed c. 1893 and used as an elementary school until 1973. 4 The school building was
designed by Charles Edward Park in the Romanesque Revival style, but has been altered over time
and suffered damage during a fire in 1936.5 The site is a contributing property to the East Village
National Register District.
Other town-owned sites may be considered for potential transfer to the Trust for such purposes
instead of or in addition to the East Street School property.
Potential Cost Assumptions: $10,000 to support minimal legal/filing fees associated with ownership
transfer of the property.

3. Establish funding thresholds and underwriting criteria (Year 1)
To lay a foundation for the trustees to utilize Trust funds wisely, the trustees should adopt funding
thresholds and underwriting criteria to ensure that its limited resources are utilized in the most
effective manner possible. The purpose of funding thresholds is to guide the trustees’ funding
contribution to development projects.
Examples of funding thresholds for consideration:
• Consistency with Amherst’s community development and preservation goals
• Consistency with fair housing to affirmatively encourage equity, promote housing choice,
enhance mobility, and promote greater opportunity.
• Term of affordability for as long as possible under the law and realities of funding.
• Targeted affordability to most critical housing needs – namely, production of supportive
SRO/enhanced SRO housing for currently/formerly homeless individuals and affordable
rental housing for families at or below 50 percent AMI.

4

Massachusetts Historical Commission, Historic Survey Form B: Old East Street School, AMH.656.

5

Ibid.
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•
•

Financial feasibility but with flexibility to allow for the Trust funds to be used as the first
dollars in on a case-by-case basis when demonstration of local support is beneficial at early
stages of a project.
Maximum leveraging of Trust Funds.

The trustees should adopt underwriting criteria for trust-funded development initiatives to ensure
the trustees appropriately fulfill their fiduciary responsibilities. Standard underwriting criteria
includes: maximum award amounts, approval of permits and any other government approvals,
award terms, maximum developer and contractor profits and overhead, etc. maximum per unit
cost (further leveraging of funds).
Potential Cost Assumptions: This initiative will require time and effort on the part of trustees and
trust staff, however shouldn’t require any allocation of trust funds (outside of supporting staffing
costs).

4. Foster development/redevelopment to create supportive enhanced SRO housing
(Year 2)
To help address Amherst’s most critical housing needs, as is well documented in the town’s 2013
Housing Production Plan, trustees have prioritized development of supportive enhanced SRO
housing for currently/formerly homeless individuals.
As described in Initiative 2, offering low/no cost land for development or redevelopment can
provide a significant subsidy to help make an affordable housing development feasible. If not yet
available for the subject property, the trustees should conduct a basic physical site assessment to
determine potential development yield and rehab needs for any existing structures. The site
analysis would assess the availability of utilities as well as regulatory and legal limitations (e.g., local
zoning, easements, or deed restrictions).
The trustees would issue a Request for Proposal for the disposition of municipal property (per
MGL c.30B) that specifies the type of housing, target population, and minimum number of units.
The minimum number of units should be established by testing the feasibility – estimate how the
affordable unit minimum may impact project feasibility and the need for public subsidies and
anticipate enough density to support project feasibility.
The trustees may sell or retain the property under Trust ownership and lease it to a developer
through a long-term ground lease. With a ground lease, the developer builds, owns, and manages
the building but the Trust can establish certain criteria for the project that become restrictions and
provisions in the ground lease. This ownership structure allows the Trust to create housing without
having to administer the construction or management of the housing itself and provides strong
assurances for long-term affordability of the units.
Potential Cost Assumptions: $25,000-49,000 to support due diligence/predevelopment and up to
$200,000 additional subsidy to support development.
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FY2020-2022 (YEARS 3-5)

5. Acquire additional property and foster second development (Year 3-5)
In Year 4, begin process to develop a second site to be acquired either through town transfer of
town-owned property or acquisition of private property. This strategy recommendation will be
similar in scope and process to strategy #4, above.
Potential Cost Assumptions: $10,000 legal/filing fees, $25,000-49,000 to support due
diligence/predevelopment, and up to $200,000 additional subsidy to support development.

6. Foster strong communication and integrated efforts among the various housing
entities active in Amherst (Years 3-5)
Provide overall coordination to foster strong communication and integrated efforts among the
various housing entities, including non-profit community development corporations, other nonprofit housing organizations, and the town. For example, the Trust could convene a regular
affordable housing round-table and take a lead role in communications about housing in Amherst
with a housing newsletter, web news updates, and/or regular public updates about local housing
initiatives of the trusts and other public/private entities to town officials.
Potential Cost Assumptions: This initiative will require time and effort on the part of trustees and
trust staff, however shouldn’t require any allocation of trust funds (outside of supporting staffing
costs).

7. Investigate establishing new or expanding existing housing assistance programs (Year
5)
In Year 5, investigate creation of one or more new housing assistance programs or provide funding
to expand one or more of the existing housing assistance programs in Amherst either to increase
number of households assisted and/or to deepen the existing subsidy levels. These programs could
provide be assistance with rental costs, including a rent-to-own program, or home buying costs.
Housing assistance programs require marketing, administration, and oversight, which could be
performed by qualified town staff, the local housing authority, or a qualified non-profit organization.
Local Rental Assistance Programs
This type of program is modeled after the federal Housing Choice Voucher (formerly known as
Section 8 Vouchers) and the Massachusetts Rental Voucher Program and would utilize local
funds to provide direct assistance to subsidize the difference between market rents and what
an eligible household can afford to pay (typically up to 30 percent of gross income). This type
of program has intense administrative needs, which could also be funded with Trust funds.
Local Homebuyer Programs
First time homebuyer assistance programs and buy-down programs can convert existing homes
to permanently restricted affordable units and tend to be structured in one of the following
ways:
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•
•

Subsidy Model: This type of program provides a subsidy to qualified households to writedown a mortgage to an affordable level. In return, a permanent deed restriction would be
required to ensure the unit remains affordable upon resale.
Purchase/Rehab Model: This type of program involves purchasing housing units and
reselling the units to qualified households as affordable deed-restricted units that count on
the SHI. Buy-down programs will often require some rehabilitation costs to bring units up
to code.

Alternatively, a homebuyer program can provide down payment and closing cost loans with
recapture provisions. This type of program does not create a permanently restricted affordable
unit.
Potential Cost Assumptions: Although it is premature to estimate a potential budget before
knowing the nature of the program and if there are any administration needs, the trust could
tentatively use $100,000 as a placeholder for subsequent evaluation and adjustment.
.

ONGOING

8. Actively advocate for initiatives to address homelessness and support homelessness
prevention
A core purpose of the Housing and Sheltering Committee, which is encompassed by the Trust, is
to address homelessness and support homelessness prevention in Amherst. Per the 3-County
Continuum of Care Seasonal Shelter Data Report (Nov 2015-May 2016), Craig’s Doors
emergency shelter in Amherst had 189 total guests, 88 percent of which were between the ages of
25 and 59 years and 70 percent of which had a disability.
The trustees should work closely with public officials, local and regional advocates, and agencies to
advocate for support of the emergency shelter and homelessness prevention efforts.
Potential Cost Assumptions: This initiative will require time and effort on the part of trustees and
trust staff, however shouldn’t require any allocation of trust funds (outside of supporting staffing
costs).

9. Advocate for town policy and regulations to further promote affordable housing and
provide active political support for local housing initiatives
Amherst is a progressive community that has been well recognized in the state as a leader in
promoting affordable housing and supporting community diversity. The trustees should work
closely with town officials to advocate for local policies and regulations, including zoning regulations,
that further promote creation of affordable housing in Amherst, especially efforts to address the
needs of Amherst’s most vulnerable populations as well as low/moderate-income and middleincome households (to support housing needs as indicated through most recent housing needs
assessment or comparable analysis)

AmherstAffordableHousingTrust StrategicPlan FY18-FY22

19

Potential Cost Assumptions: This initiative will require time and effort on the part of trustees and
trust staff, however shouldn’t require any allocation of trust funds (outside of supporting staffing
costs).

10.

Promote public awareness and outreach to grow more support and understanding
of local affordable housing initiatives through print, online, and media campaign.
Implement a local public awareness campaign to build and maintain support for as well as respond
to opposition to affordable housing initiatives. Towards that end, such a campaign would clearly
articulate the unmet housing needs and demand for new housing outlined in this plan to public and
private partners and, more broadly, to the public. The trust should actively raise public awareness
about local housing initiatives and celebrate milestones for future initiatives. Creating an informed
public will help build support for the other strategies laid out in this plan. For example, some
activities the trust could support:
• Distribute relevant information via the town’s website, local news outlets, and by working
with community partners
• Hold an annual housing forum to discuss progress towards housing goals and celebrate
successes
• Consider creating a “Yes in My Backyard” affordable housing online toolkit to promote
understanding of the benefits of affordable housing to communities, including items like fact
sheets, presentations, and downloadable exercises for neighborhood groups
Potential Cost Assumptions: $1,000-2,000 annual budget to cover printing, design, postage, and
similar expenses for outreach materials.

11. Review all affordable housing development proposals including Comprehensive
Permit applications and developments subject to the Inclusionary Zoning bylaw
The trustees, especially in light of the recent merger with the town’s Housing and Sheltering
Committee, should actively participate in development review of affordable housing development
to advocate support of proposals that help address Amherst’s housing needs.
Potential Cost Assumptions: This initiative will require time and effort on the part of trustees and
trust staff, however shouldn’t require any allocation of trust funds (outside of supporting staffing
costs).

Operating Strategies
The most effective housing trusts operate with transparency, strong communication, clear and
strategic priorities, and professional capacity. Well considered operating strategies can help the
Trustees be more productive, efficient, and successful in achieving its mission, and can help ensure
that the Trustees comply with relative laws and regulations.

BOARD MEMBERSHIP & THE HOUSING AND SHELTERING COMMITTEE
Through working on this plan, the Board of Trustees and the Housing and Sheltering Committee
(HSC) members identified many benefits to merging the two committees. Since this initial work,
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the Town has increased the Board membership to incorporate members of the Housing and
Sheltering Committee. The two entities roles, while different, are compatible, not exclusive, and
with the expanded membership and energy that the merger could facilitate, the formation of
subcommittees could be possible to help focus their efforts. At the time of this writing, the Select
Board has already begun appointing members of the HSC to the Board of Trustees with only one
member of the HSC not currently appointed to the Board. Town Meeting amended the Trust
bylaw in May 2017 to expand the powers of the Trust to incorporate the objectives of the HSC
and possibly increase the Board of Trustees membership from seven to nine. The HSC
was successfully merged with the Trust and now operates with a nine member board.

SUBCOMMITTEES OR WORKING GROUPS
To undertake the initiatives laid out in this plan and to ensure maximum operating efficiency and
effectiveness, the Trustees should establish subcommittees or working groups to meet one or
more times between trust meetings and to undertake discrete tasks related to the subcommittee’s
purpose.
All trustees, except the chair, should be expected to actively participate in one subcommittee and
report back to the full board at its regular monthly meeting. Trustee meetings should include
standard agenda topics for reporting on subcommittee work.
It is important to properly notice meetings that are subject to the MA Open Meeting Law. The
town attorney/counsel’s advice should be sought if requirements for subcommittees or working
group meetings need additional clarity.

STRATEGIC MANAGEMENT
The Trustees’ regular meetings will naturally be mostly focused on immediate responsibilities and
achieving next steps on current initiatives. Strategic planning and management requires dedicated
time where achievement of longer-term goals and objectives can receive regular attention. Toward
this aim, the Trustees should hold no less than one annual strategic planning meeting, where the
agenda is devoted to evaluating progress toward meeting Trust goals and developing
implementation plans to stay on track.

EXPAND PROFESSIONAL PLANNING RESOURCES
Secure funding part-time professional planning services to provide additional help targeted to
coordinate and implement the Trustees’ initiatives and provide day-to-day momentum between
Trustee meetings and professional guidance.

ANNUAL AUDIT
As required by the housing trust statute (MGL c.44 §55C (h), the books and records of the trust
shall be audited annually by an independent auditor in accordance with accepted accounting
practices. The Trust funds may be allocated to pay for the annual audit.
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Five-Year Budget: to be updated
The budget presented here is intended for planning purposes only as it is based on rough
estimates of projected expenses associated with priority initiatives and professional support and
potential revenue needed to support these expenses. In addition, the budget anticipates that by
the final three-years of this budget horizon (FY20-22), the trust will work with the CPAC and town
officials to consider the trust undertaking an expanded role as the CPAC housing arm, as discussed
further in chapters 1 and 2. The budget will require annual amendment to reflect actual costs of
initiatives and revenues.
FY18

FY19

FY20

FY21

FY22

$92,209

$25,709

5-Year Total

Notes

Revenue
Funds carry forward from
prior year
CPA Appropriation (FY18
reflects $20,000 already
approved plus an
additional $50,000 to be
requested for fall Town
Meeting CPAC cycle).
Interest (1%)
Total (Revenue)

$10,900

$70,000
$809
$81,709

$10,209

$175,000
$1,852
$185,209

$13,709

$280,000

$285,000

$2,937

$3,772

$293,709

$377,209

$315,000
$3,407
$340,709

$1,125,000

Assumption that Trust is CPAC
housing arm by FY20 and receives
roughly 45% CPA funds (minus
housing debt obligations) - Past 3
years CPA funds allocated for
housing were between 41 and 52%

$11,250
$1,147,150

Expenses

Professional Staff

$20,000

$20,000

$50,000

$50,000

$50,000

$190,000

consulting/legal

$10,000

$10,000

$10,000

$10,000

$10,000

$50,000

Foster development

$50,000

$150,000

$50,000

$150,000

$50,000

$450,000

$75,000

$75,000

$1,500

$7,500

Direct Assistance Program
Administrative/outreach/
advocacy
Proposals/requests per
application for trust funds
Total (Expenses)
Revenue - Expense

$0
$1,500

$0
$1,500

$0
$1,500

$0
$1,500

$100,000

$150,000

$150,000

$81,500

$181,500

$211,500

$361,500

$336,500

$209

$3,709

$82,209

$15,709

$4,209
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Increased staff expense reflects
Trust role expanded as the CPAC
housing arm.

Expenses related to Initiatives #2,
4, and 5
Expenses related to Initiative #7
Expenses related to Initiative #10

$400,000
$1,172,500
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APPENDIX 1

AFFORDABLE HOUSING TRUST BYLAW
As Modified May 2017
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APPENDIX 2

SUMMARY OF STRATEGIC PLANNING
WORK SESSION
Summary
The purpose of this strategic planning work session, held on October 5, 2016, was to engage
Municipal Affordable Housing Trust (Trust) members, Housing and Sheltering Committee (HSC)
members, and interested members of the public in discussion to clarify the Trusts role and identify
priority initiatives. This work session was designed and facilitated by the Trust’s contracted housing
consultant, Jennifer Goldson of JM Goldson community preservation + planning. The following
themes emerged as participants considered the Trust’s role, relationship with the HSC, and priority
initiatives to undertake in the next five years.
•

•

•

Trust’s Role: The Trust’s most effective role will be to coordinate, reinforce, and expand
the affordable housing initiatives in Amherst undertaken by multiple local/regional housing
organizations as well as the Town. In this role, the Trust would focus its efforts to secure
funding and real property so that it could solicit proposals to support affordable housing
initiatives. This would include providing support with fund allocations, real property
acquisition/disposition, professional expertise, and policy/project advocacy. In addition, the
Trust would provide overall coordination to foster strong communication and integrated
efforts among the various housing entities, including the Town.
Relationship with the Housing and Sheltering Committee: The Trust and the HSC
members identified many benefits to considering a merger of the two committees. The
two entities roles, while different, are compatible, not exclusive, and with the expanded
membership and energy that such a merger could facilitate, the formation of
subcommittees could be possible to help focus their efforts.
Priority Initiatives: The Trust and HSC members identified and prioritize three initiatives
for the Trust to focus its efforts and resource on between FY17-22: 1) Coordinating role
among housing groups; 2) Support creation of transitional and permanently supportive
housing (enhanced SROs); 3) Review and recommend affordable housing development
proposals. Other ideas were also discussed but received lower priority for focusing on in
the five-year time frame.

The following provides a detailed summary of the participants’ discussions for the three group
exercises: 1) Small Group Discussion Exercise Part 1 - Trust Role in Relation to Other Housing
Entities; 2) Small Group Discussion Exercise Part II – Work on Things that Matter; and 3)
Prioritization Exercise.
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1) Small Group Discussion Exercise Part 1
Trust’s Role in Relation to Other Housing Entities

EXERCISE INSTRUCTIONS
Work with your partner(s) to discuss and record responses to the following questions. This is a
brainstorming exercise – we are not prioritizing yet – so, write down everything that comes to the
minds of you and your partner(s). There is no need for agreement at this stage.
a) How could the Trust work to advance effectiveness of local housing initiatives and avoid
redundancies? For example, fill an unmet need or reinforce/expand the work already being
done by others.
b) How should the Trust's work be coordinated/integrated with the work of the Housing &
Shelter Committee? Should the Town pursue merging these committees? Why or why not?

SUMMARY OF DISCUSSION
Trust’s Role
Recognizing that the community already benefits from multiple existing organizations that are
actively working to create and preserve affordable housing in Amherst in addition to the Town’s
initiatives, the working group participants envisioned that the most beneficial role for the Trust
would be to coordinate, reinforce, and expand these efforts. To do this, the Trust must work in
the short term to secure adequate and, ideally, reliable revenue which would likely include local
Community Preservation Act (CPA) funds in addition to possible other funding sources, such as
voluntary developer payments, private donations, and/or Inclusionary Zoning payments. 6 With
regard to CPA funds, some participants discussed the benefits of potentially, in time, assuming a
role as the CPA’s affordable housing arm.
In addition, the Trust’s role would be enhanced with the acquisition of real property for
development / redevelopment, possibly through private donation including university/college
properties or transfer of surplus town-owned/tax foreclosed property. Participants also identified a
need for expanded professional planning support from paid staff or consultant to effectively
operate and fully realize the role envisioned here.
As working group participants discussed, the Trust would allocate and leverage these resources
(funds and/or property) on a competitive basis primarily to promote and support the affordable
housing initiatives of existing organizations, with priority given to initiatives to create transitional and
permanently supportive housing (enhances SROs), as discussed more in the Prioritization Exercise,
below.
In addition, the working group participants envisioned the Trust would provide overall coordination
to foster strong communication and integrated efforts among the various housing entities, including
the Town.
Note: Amherst’s existing Inclusionary Zoning Bylaw (Article 15) does not allow cash payments in lieu of units and would require
amendment should such an option be desired. Such payment could be designated for the Trust.
6
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For example, the Trust could convene a regular affordable housing round-table and take a lead role
in communications.
Working group participants also felt the Trust should advocate Town policy changes to promote
affordable housing (e.g., amendments to the Inclusionary Zoning bylaw) and provide active political
support for multiple diverse housing initiatives to help address local housing needs beyond what
the Trust will be able to directly support through financial/real property resource allocation. Also,
the Trust should review affordable housing development proposals, including Comprehensive
Permits, and provide recommendations to Town officials and members of the appropriate Town
boards.
Trust’s Relationship with Housing and Sheltering Committee
The Trust and the HSC members identified many benefits to considering a merger of the two
committees and generally felt that a merger would enable both groups to accomplish more.
Working group participants pointed out that the two entities roles, while different, are compatible,
not exclusive, and with the expanded membership and energy that such a merger could facilitate,
the formation of subcommittees could be possible to help focus their efforts. Participants wanted
to ensure that the goals of both separate entities were preserved should they be merged into one
body. In particular, the one key focus of the Housing and Sheltering Committee is addressing
homelessness issues – with regard to provision of both housing and services. While it is
understood that Trust funds could not be allocated to support services, the funds could be
allocated to create and preserve housing for individuals and families experiencing or at risk of
homelessness.
Participants felt that, should the merger occur, it would be especially important to create
subcommittees to help the Trust adequately focus efforts on accomplishing its various goals. Some
participants suggested the possibility of expanding the number of members on the Trust to allow
more vigorous subcommittees – perhaps with feeder/advisory membership.

2) Partner Discussion Exercise Part 2
Work on Things that Matter

EXERCISE INSTRUCTIONS
Work with your partner(s) to discuss and record responses to the following question. This begins
as a brainstorming exercise –so, write down everything that comes to the minds of you and your
partner(s) –and then asks you to weigh options and prioritize. However, there is no need for
agreement.
a) What should the trust to work on in the next 5 years? Brainstorm ideas and indicate potential
opportunities and/or barriers to working on each initiative.

SUMMARY OF DISCUSSION
In addition to the critical efforts needed to secure revenue and real property, as discussed in some
detail above, the working group participants generated the nine initiative ideas to consider
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implementing in the next five years. The nine ideas, not listed in any particular order, were as
follows:
a) Coordinating role among housing groups
b) Initiate development of affordable housing units
c) Review/recommend affordable housing development proposals and promote neighborhoodscale housing projects
d) Advocate to strengthen the Inclusionary Zoning bylaw
e) Develop a concrete capital program and goals/ have multiple projects planned and have broad
network of entities ready to develop
f) Create transitional housing and permanently supportive housing (enhanced SROs)
g) Homeownership programs, such as down payment assistance
h) Rent subsidies
i) Homeownership development
As part of the discussion exercise, participants considered and listed opportunities and barriers to
implementing each initiative idea.

3) Prioritization Exercise
Priority Initiatives

EXERCISE INSTRUCTIONS
Write your responses to the following two questions on the post-it notes provided. Use a separate
post it not for each initiative.
What do you think would be the best initiative(s) to work on in the shorter term (1-3 years)?
What do you think would be the best initiatives to work on longer term (3-5 years)?

SUMMARY OF DISCUSSION
Utilizing the list of nine potential initiatives generated in Exercise #2, described above, participants
identified their individual priority initiatives, both shorter term (1-3 years) and longer term (3-5
years). Three priorities emerged from this exercises.
a) Coordinating role among housing groups – five participants identified this initiative as a
short-term priority and one participant as a long-term priority.
b) Support creation of transitional and permanently supportive housing (enhances SROs) –
three participants identified this initiative as a short-term priority and five as a long-term
priority.
c) Review/recommend affordable housing development proposals and promote
neighborhood-scale housing projects – three participants identified this initiative as a shortterm priority.
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