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Housing goals

The following are key goals and objectives for housing in Montague.  These goals and objectives have been developed with input from town staff and from the members of the Montague Housing Plan Committee, which is overseeing this plan.
Goals

To maintain and enhance quality of life in the town’s residential neighborhoods.   

To encourage a mix of housing types, densities, prices and ownership patterns that serve diverse Montague households while maintaining the community’s character.

To direct growth and development of new housing to areas that have the infrastructure and services to accommodate it, while protecting important agricultural, natural, scenic and historic resources from residential sprawl.
Objectives

Preserve and improve the existing housing stock, especially in downtown areas of Turners Falls and Millers Falls, and in the Lake Pleasant neighborhood, which are the communities where most of the towns’ distressed housing is located.
Support the reuse of vacant and underutilized structures in the downtown areas for housing or mixed residential and commercial development, as appropriate.  
Maintain and create new affordable housing options for homeowners and renters.
Develop specific projects and initiatives to provide housing for special needs populations, including the elderly, disabled and low-income families.  

Continue to expand the current regional approach to addressing housing issues through collaboration with the Franklin County Regional Housing and Redevelopment Authority, the Franklin Regional Council of Governments and other regional organizations.  

Encourage creation of new housing units in the areas that have been designated as the most suitable for future residential growth.  

Protect areas with important natural and agricultural resources from residential development that could be detrimental.  

Review the Montague Zoning Bylaws and consider zoning changes to promote the town’s housing goals.  

Mix of Housing Types Desired in the Community
Montague has a diverse housing stock. However, in recent years, most new homes being built are single family homes. The Town will continue to support a mix of housing types, particularly within the village centers, including single-family, two-family, multi-family, and rental and homeownership units. The Town also supports the redevelopment and adaptive reuse of buildings with a mix of housing, commercial, or industrial uses. A range of housing types will support a diverse population, including students, artists, teachers, single parents, grandparents, young couples, future homeowners, and the town’s workforce. 
A particular emphasis will be made on providing housing that is suitable and affordable for senior residents, which may include smaller single family homes, attached condominiums, assisted living facilities, and apartment complexes. The Town will also support quality, safe, affordable housing for families with children.
Identification of Areas in Town to Target Housing Development and Rehabilitation

The Montague Comprehensive Plan, adopted by the Town in 1999, included a Future Land Use Map which showed preferred locations for residential, commercial and industrial development, as well as areas planned for future agricultural use and conservation.  The Future Land Use Map was developed by the Planning Board with input from residents during the comprehensive planning process.  Shown in this Housing Plan at the end of this section, the map is a useful guide for developers and town officials planning for future residential growth.

The Comprehensive Plan recommends that residential growth be concentrated in and adjacent to existing village centers.  In addition, the Future Land Use Map provides for residential growth areas between Hillside Road and Turners Falls Road (shown on the map as part of the Village Expanded (VE) area), and between the east side of Greenfield Road north of Hatchery Road and Turners Falls Road (shown on the map mainly as Residential (R)).

Areas for low-density rural residential development (RR) include:

· East of the village of Millers Falls along Wendell Road and the north side of Mormon Hollow Road;

· Along Dry Hill Road;

· Along Ripley Road, West Chestnut Hill Road, the southern section of East Chestnut Hill Road and Chestnut Hill Loop; and

· In the Taylor Hill area of Montague Center

The Principles and Guidelines for Affordable Housing, developed by the Montague Housing Partnership in 1992, included specific location-based guidelines for different types of housing. The plan designated four separate regions of town, and identified what types of housing were desirable in each area. The Montague Housing Advisory Group reviewed the 1992 guidelines as part of this Housing Plan update, and made modifications to better align the guidelines to the current needs of the population. 

The guidelines for development in each area are summarized in Table 8-1. The areas identified in the guidelines correspond to areas on the Future Land Use map.

Table 8‑1: Guidelines for Future Housing Development Established by the Montague Housing Partnership 
	 
	Conversion of 

Rental Units to Owner-Occupied Units
	Rehabilitation of Existing Homes
	Creation of New 

Owner-Occupied Units
	Creation of New 

Renter-Occupied Units
	Creation of 

Single-Room

Occupancy Units

	Downtown Turners Falls 
	Encourage owner-occupied multi-unit buildings (such as a 2 or 3-family home)
	Encourage; 

Housing for mixed income levels desirable
	Desirable; Housing for mixed income levels desirable
	Encourage a mix of market rate and affordable units; Allow new non-assisted units
	Possibly desirable

	Other Village Centers, Neighborhood Centers, and Village Expanded Areas 
	Allow
	Encourage; Housing for mixed income levels desirable
	Desirable; Housing for mixed income levels desirable

	 Encourage a mix of market rate and affordable units; Elderly housing desirable
	Possibly desirable

	Residential Areas
	Allow
	Encourage
	Allow; 

Encourage subdivision developments; Discourage Approval Not Required (ANR) development along existing roads;  Housing for mixed income levels desirable
	Mix of renter- and owner-occupied units in same development desirable
	Not addressed

	Rural Residential Areas
	Allow
	Encourage
	Allow conservation subdivision developments with protected open space
	Mix of renter- and owner-occupied units in same development desirable
	Not addressed

	Woodland, Forestry, and Farm Areas
	Allow
	Encourage
	Discourage
	Discourage
	Not addressed


Encourage:    The Town should actively encourage this type of housing.

Desirable:      The type of housing is good for the Town but not a priority for active assistance.

Allow:            The Town should be neutral towards this type of housing.

Discourage:    The Town should actively discourage this type of housing.

Source:  Modified in 2014 from the Montague Housing Partnership, Principles and Guidelines for Affordable Housing Developments, 1992.

2004 FUTURE LAND USE MAP

Montague’s Affordable Housing Production Goal

If a town has an approved Housing Production Plan (HPP) and meets it’s annual affordable housing production goal, it can be certified to be in compliance with the plan for a period of one or two years. If a community is certified compliant, decisions made by the town’s  Zoning Board of Appeals (ZBA) will be deemed Consistent with Local Needs under the Comprehensive Permit Act (Chapter 40B), and the ZBA’s denial or approval with conditions of a comprehensive permit application will be upheld as a matter of law. Essentially, a town has control over comprehensive permit applications, also known as 40B developments, during the certification period.
A community will be certified in compliance with an approved HPP if, during a single calendar year, it has increased its number of low- and moderate-income year round housing units, as counted on the Subsidized Housing Inventory (SHI), in an amount equal to or greater than its housing production goal. The housing production goal for each community is based on the year round housing unit count as of the last U.S. Decennial Census. Montague’s current goal is based on the 2010 U.S. Census total housing unit count of 3,926.
To be certified for a one year period, the number of affordable housing units created within a calendar year must be equal to or greater than 0.5% of a town’s year round housing stock. For a two year certification, the number of affordable units created in a calendar year must be equal to or greater than 1% of year-round housing units. In Montague, this equates to 20 units for a one-year certification, and 39 units for a two-year certification. Montague  will strive to meet these goals through the strategies outlined in this Housing Production Plan.
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Recommendations AND STRATEGIES
The following strategies are recommended to maintain, increase and diversify Montague’s housing stock and ensure continued affordability to residents with low incomes and special needs.  

General Strategies

· Continue partnership with HRA on CDBG funding.  The Town should continue its partnership with the Franklin County Regional Housing and Redevelopment Authority in applying for Community Development Block Grant funds to support affordable housing programs in Montague.  The Town should take a more proactive role in working with HRA to determine the most effective use of CDBG funds for this purpose.
· Work with HRA and RDI to ensure consistency of new development.  The Town should work closely with the Franklin County Regional Housing and Redevelopment Authority and Rural Development, Inc., to ensure that new housing developed by the agencies is consistent with this plan, the Comprehensive Plan, Future Land Use Map, and Open Space and Recreation Plan.

· Work with housing developers to ensure long-term affordability.  The Town should work closely with the Franklin County Regional Housing and Redevelopment Authority, Rural Development, Inc. and other builders of affordable housing to ensure that new housing developed by these agencies remains affordable to low- and moderate-income households and meets the requirements of Chapter 40B for inclusion on the State’s Subdsidized Housing Inventory (SHI). 
· Work with developers or non-profits that wish to provide housing development strategies outside of Chapter 40B and other direct governmental programs.  Such programs may include Habitat for Humanity, reliable co-op programs, elderly housing specialized assistance, Department of Developmental Services, historic preservation, other renovation/restoration strategies, and energy assistance programs.
· Revive the Montague Housing Partnership.  The Montague Housing Partnership should be reconstituted as an active entity to advocate for the retention, improvement and creation of affordable housing opportunities in Montague. Its membership should include Town staff (Building Inspector, Health Director, Town Planner), representatives of HRA, RDI and the Montague Housing Authority, a banker, a landlord, and residents who can represent the special housing needs of low-income, elderly, young and disabled populations.  
· Monitor sales of affordable units.  The Town should work with HRA and the Montague Housing Partnership to monitor sales of dedicated affordable homeownership units to ensure that they remain affordable. The Town should also work with HRA and the Montague Housing Partnership to monitor sales of expiring affordable rental units to preserve residential affordability as a major component of any redevelopment or change in use or ownership. 

· Preserve affordability of existing units. Work with the Franklin County Regional Housing and Redevelopment Authority to ensure that current units will remain affordable for the long term.
· Encourage artist housing.  The Town should work with the Franklin County Regional Housing and Redevelopment Authority, private developers, Turners Falls RiverCulture, and the local arts community to encourage development of affordable live-work space for artists in Montague. In particular artist housing is encouraged as an accessory use in the Historic Industrial Zoning District.
· Encourage senior housing.  The Town should work with the Franklin County Regional Housing and Redevelopment Authority, Rural Development Inc., and other non-profit and for-profit housing developers to encourage the development of diverse types of housing specifically designed for older residents.  Projects that include both market-rate and affordable units are preferable.
· Renew Housing Code Inspection program.  The Town should seek funding to renew the Housing Code Inspection Program to improve the quality of rental housing in Montague.  The Inspection Program could include inspections of rental property prior to new tenants moving in; this could help protect tenants from substandard rental housing, and also protect landlords from tenants who cause property damage.  The program could also support the Board of Health in developing a plan to conduct annual inspections in areas of town where conditions and violations are a chronic problem.
· Continue to promote the rehabilitation of substandard housing.  Upgrading of substandard dwellings is a priority for the Town.  It is especially important to upgrade or replace the two-family and multi-family structures which are currently in extreme disrepair and which contribute disproportionately to Montague’s housing problems. Consider working with the HRA, RDI and other affordable housing developers to seek funding to establish a home preservation program to purchase below-market homes in need of repairs, rehabilitate the home as necessary, and then sell it to an income-eligible buyer. A deed restriction would be placed on the property to preserve affordability. 

· Continue to participate in the Abandoned Housing Initiative through the Massachusetts Attorney General’s Office. Montague is currently participating in a program offered through the Attorney General’s office (AGO) to repair abandoned properties in town. Working in close partnership with the town, the AGO will contact delinquent owners of abandoned residential property and encourage them to voluntarily repair their properties and make them secure.  If owners refuse, then AGO attorneys will petition the court to appoint a receiver to bring the property up to code. The program results in homes that are no longer a public health and safety threat, no longer a threat to property values in the neighborhood, and are back on the Town’s tax rolls.
· Make Town-owned land available for affordable housing creation.  The Town should consider making tax title properties available for the development of a mix of affordable and market rate housing, with a preference for home ownership, where such use is consistent with the Comprehensive Plan, Future Land Use Map, Open Space and Recreation Plan and the Montague Zoning Bylaws.

· Consider adoption of the Community Preservation Act.  The Town should consider adoption of the Community Preservation Act (CPA) to generate a new source of funding for the development of affordable housing.  Communities that adopt the CPA can impose a property tax surcharge which sets aside funds to address local needs related to open space protection, affordable housing, historic preservation, and recreation.  Local CPA funds are matched by the Commonwealth through the Massachusetts Community Preservation Trust Fund.  Towns can choose certain exemptions, such as exempting the first $100,000 of a home’s value and exempting low-income residents from paying the tax surcharge. 
· Seek new ideas to make home ownership more affordable.  Seek funding to establish a First-Time Homebuyers Program. This program could provide financial assistance to income-eligible first-time homebuyers to cover the down payment and closing costs. A deed restriction would be required on the home to preserve affordability, and the program should ensure that homes meet the requirements of the Local Initiative Program for inclusion on the State’s Subsidized Housing Inventory. Work with entities such as Habitat for Humanity, nearby housing coops, nearby community land trusts, and others as possible models for additional affordable home ownership.
· Encourage greater levels of homeownership in Turners Falls.  Currently less than half (47%) of housing units in Turners Falls are owner occupied.  In Montague outside of Turners Falls, the homeowner rate is 75%.  A higher level of homeownership in Turners Falls would contribute to the area’s revitalization and would help make the village a more attractive place to live.  To encourage homeownership in Turners Falls, some homeownership assistance programs, such as first-time homebuyers programs, could be targeted to residents considering purchasing homes in Turners Falls.  In addition, the Town could further publicize the village’s recent and ongoing reinvestment, redevelopment, and streetscape improvements to promote Turners Falls as an attractive place in which to buy a home.  

· Encourage affordable housing policies and funding programs that work for rural areas.  Work with legislators to make it easier to develop affordable housing in rural areas. 
· Encourage more public education and outreach on the need for new housing in Montague. For the strategies outlined in this plan to be successful, the community needs to be supportive. A public outreach effort is needed to educate the public on the housing needs in Montague.
Zoning Strategies
· Allow a greater variety of housing types, including townhouses, condos, and garden apartments, and develop additional standards and guidelines for housing development.
· Amend the Zoning Bylaws to refer specifically to assisted living facilities and to allow assisted living facilities by special permit in appropriate areas.  Presently, Montague’s zoning regulates assisted living facilities as “lodging houses.”  
· Consider revising the Zoning Bylaws to expand the number of residential districts and allow duplexes by right and multi-family dwellings by special permit in additional areas.  Require new multi-family construction to meet design standards and limits on the number of units to ensure compatibility with existing neighborhoods. 
· Consider allowing conservation subdivision, also known as open space design or natural resource protection zoning, in the rural areas of town to allow for new housing while also protecting large areas of forest or farmland. This type of zoning generally provides  flexible development options to allow clustering of homes on smaller lots, in exchange for protecting anywhere from 50-80% of a parcel as open space.

· Create a special permit option allowing a density bonus for the creation of affordable housing and assisted living in selected zoning districts within or adjacent to village centers.
· Evaluate whether the Town should establish an inclusionary zoning bylaw mandating creation of affordable units in new developments and redevelopment, or the donation of land or contribution to an affordable housing fund in lieu of housing creation. 
· Consider creating a Chapter 40R Smart Growth Overlay Zoning District in downtown Turners Falls. Chapter 40R districts encourage a mix of affordable and market rate housing in downtowns. The State provides towns an incentive payment for adopting an overlay district that meets Chapter 40R requirements, and additional payments for new housing developed through the bylaw.

· Amend the Accessory Apartment Bylaw to allow accessory apartments by right within existing single family homes, and to allow for the creation of accessory apartments in garages, barns and other secondary structures by special permit.

· Consider innovative strategies, such as transfer of development rights, that could promote housing development in areas identified for residential growth in this plan, while creating disincentives for development of prime farmland and isolated rural areas. 
· To incentivize housing development and redevelopment within Turners Falls and Millers Falls, consider changing the minimum lot size and other dimensional requirements in the Central Business, Neighborhood Business, and Residential zoning districts to better align with existing lot dimensions. Currently most residential development in the two villages must go through a special permit process because the majority of lots are non-conforming under the existing zoning. 

· In areas served by public water and sewer, consider removing the requirement that two-family homes be built on larger lots than single-family homes, provided that adequate off-street parking is provided. 
· Consider revising the Back Lot Development zoning bylaw to incentivize this type of development by allowing for a reduction in minimum lot size for back lots, and providing a density bonus for protecting a certain number of buildable ANR lots.
Comprehensive Permits
The Town should work proactively with developers to support comprehensive permit projects that are consistent with this plan, the Montague Comprehensive Plan and Open Space and Recreation Plan. The following Town-owned and privately-owned parcels of land were identified during the development of this plan as areas that have been planned and zoned for future residential growth, and where comprehensive permit applications should be encouraged.
Table 9-1: Potential Locations for Comprehensive Permit Developments in Montague

	Map #
	Ownership
	Map-Lot
	Acreage
	Street
	Notes

	1
	Town
	6-171
	7.8
	High Street
	Steep slopes. Potentially 2 acres developable 

	2
	Private
	21-62, 21-39
	41.1
	Hillside Road
	Vacant wooded parcels, good potential for subdivision and senior housing

	3
	Private
	26-23, 26-20
	93.3
	Greenfield Road, Turners Falls Road
	Vacant wooded parcels, good potential for subdivision and senior housing

	4
	Private
	4-132
	0.2
	L Street
	In receivership to be brought up to code. Currently has a 8-unit structure on the lot

	5
	Private
	4-220
	0.1
	L Street
	In receivership to be brought up to code. Currently has a 6-unit structure on the lot

	6
	Town
	2-1
	1.9
	Canal Road
	Strathmore Mill, affordable artist housing desired as an accessory use. Access problems, constrained site

	7
	Town
	29-116
	0.1
	East Main Street
	6 market rate units proposed as part of a mixed-use commercial block redevelopment. Potential to make some units affordable

	8
	Private
	29-31
	0.4
	Franklin Street
	8 rental townhouse units permitted. Potential to make some units affordable, need to identify a subsidy source

	9
	Private
	23-26, 23-27
	12.8
	Millers Falls Road
	Semi-wooded parcels, good site for multi-family rental units and senior housing

	10
	Private
	15-114, 15-235, 15-236
	5.0
	Millers Falls Road
	Former nursery, good site for multi-family rental units and senior housing

	11
	Private (multiple owners)
	12-64, 12-52, 19-55, 19-21
	6.2
	Rod Shop Road
	Combination of wooded land and former industrial buildings. Potential wetlands, next to bike path.

	12
	Public
	19-57
	0.4
	Rod Shop Road
	Wooded parcel adjacent to above parcels.


The Zoning Board of Appeals should develop Comprehensive Permit policies, guidelines and regulations that: 
· Reflect the recommendations of the Montague Comprehensive Plan and this Housing Plan with respect to preferred locations for future residential development and preferred types of housing;
· Ensure that housing developed under Comprehensive Permits contributes to Montague’s stock of long-term affordable housing while respecting whenever possible the scale and context of the neighborhoods in which they will be built.  Development subject to Comprehensive Permits should be designed as mixed-income development with both market rate and affordable units;
· Establish guidelines for approval of Comprehensive Permits when and if the threshold of 10% of Montague’s year-round housing stock with guaranteed long-term affordability has been reached; and
· Establish a monitoring process to ensure that affordable units developed under a Comprehensive Permit remain affordable when properties change hands.
Participation in Regional Collaborations
· Town staff and members of the Montague Housing Partnership should participate in housing workshops and trainings offered by the Department of Housing and Community Development (DHCD), the Massachusetts Housing Partnership (MHP), Citizen’s Housing and Planning Association (CHAPA), and other organizations. 
· The 2014 Franklin County Regional Housing Study recommends the creation of a Franklin County Affordable Housing Task Force to increase the stock of affordable housing throughout the region. The Town of Montague should be an active participant in the Task Force if created.

· Continue to utilize the resources of the Franklin Regional Council of Governments and the Franklin County Regional Housing and Redevelopment Authority. Both regional agencies can provide technical assistance and help with grant writing to pursue funding to implement many of the strategies in this plan.
· Consider further housing authority regionalization, which would bring additional resources and capacity for public housing and possibly housing development.
Potential Funding Sources and Available Resources for Affordable Housing

Implementation of the strategies proposed to create housing depends on the availability of public funding through HRA, RDI or other sources to support them.  If public funds are not available, Montague’s ability to address community housing issues will be limited, though there are some local options such as the Community Preservation Act, or providing density bonuses to developers as an internal subsidy. It is also important to note that the Town of Montague does not currently have the capacity to develop housing.  It relies on non-profit organizations, such as Rural Development Inc., and on private developers for creation of both subsidized and market-rate housing.  Therefore, the Town’s ability to meet housing creation targets depends on the availability of technical assistance for affordable housing development, the interest and capacity of private developers to implement projects in Montague, and the availability of sites appropriate for creation of housing.  

Potential Funding Sources for Affordable Housing Development and Programs

Community Development Block Grant (CDBG) Program 

The CDBG program provides assistance for housing, community, and economic development projects that assist low and moderate-income residents in eligible communities.  Municipalities with populations under 50,000 must apply to the competitive state program. Within the CDBG Program is the Economic Development Fund.  The purpose of this Fund is to provide financing for projects that create and/or retain jobs, improve the tax base, or otherwise enhance the quality of life in the community.  For example, public infrastructure or rehabilitation costs funding can support the re-use of a downtown commercial or mixed commercial/residential building.  The Franklin County Regional Housing & Redevelopment Authority has a community development program that works with municipalities interested in pursuing CDBG program grants. 

Community Preservation Act

The Community Preservation Act (CPA) was signed into law in Massachusetts in 2000, and allows communities to create a local Community Preservation Fund through a real estate tax surcharge of no more than 3% that can be used for open space protection, historic preservation, affordable housing, and outdoor recreation. The funds earned by a community are matched each year by a state trust fund. The percentage of the match varies year to year, but can be up to 100% of what the local community raises. 
To adopt the CPA, Town Meeting must first vote by simple majority to place the CPA on the ballot for the next town election, where it then needs a simple majority approval from town voters to pass. Communities can choose to place certain exemptions on the tax surcharge to lessen the burden on residents, such as exempting low income residents from paying the surcharge, or exempting the first $100,000 of a property’s assessed value. 
Each year at least 10% of the funds earned must be spent or set aside for open space, historic preservation, and community housing. The remaining 70% of funds can be used for any of these areas and outdoor recreation. The CPA requires that a local Community Preservation Committee be created that makes recommendations to the Select Board and Town Meeting on how to use the funds. The law is flexible with how funds can be spent on housing, stating that funds can be used for the “acquisition, creation, preservation and support of community housing; and for the rehabilitation and restoration of community housing that is acquired or created” using CPA funds.
 “Community housing” is defined as housing that is affordable (through a long-term deed restriction) for households earning at or below 100% of the area median income. However communities can use CPA funds to create housing that meets the definition of affordable under Chapter 40B by requiring units to be affordable to households earning less than 80% of the area median income. 
The Massachusetts Housing Partnership (MHP) and the Citizens’ Housing and Planning Association (CHAPA) developed a guidebook in 2008 that outlines eligible CPA housing activities and provides examples of what towns and cities in Massachusetts have done so far. The MHP website has additional resources and case studies on housing developed with the help of CPA funds.
 The Community Preservation Coalition website provides a database of projects in all of the CPA eligible categories that towns and cities have completed using CPA dollars.
 
The Massachusetts Affordable Housing Trust Fund (AHTF) 

The AHTF provides resources to create or preserve affordable housing throughout the state for households whose incomes are not more than 110% of median income. Funds are available for rental, home ownership and mixed-use projects as well as housing for the disabled and homeless, but may be applied only to the affordable units. AHTF funds are used primarily to support private housing projects that provide for the acquisition, construction or preservation of affordable housing. MassHousing and DHCD jointly administer AHTF. Eligible applicants include governmental subdivisions, community development corporations, local housing authorities, community action agencies, community-based or neighborhood-based non-profit housing organizations, other non-profit organizations, for-profit entities, and private employers.
CEDAC Seed Funding and Technical Assistance 

The Community Economic Development Assistance Corporation (CEDAC) is a quasi-public state agency created to provide technical assistance and pre-development funding for nonprofit, community-based development organizations, limited equity cooperatives, and public agencies. It can help communities working with qualified nonprofits. CEDAC also offers help with expiring use projects—privately owned, subsidized rental units at risk of losing affordability status due to expiring use restrictions. CEDAC maintains a list of affordable housing developments by date of expiration of the subsidy and can assist in developing a preservation strategy. 

USDA Rural Development

The U.S. Department of Agriculture Rural Development housing programs offer a variety of resources for single family and multi-family affordable housing. Programs include loans and grants to develop, rehabilitate, and preserve affordable home-ownership and rental properties in rural areas.
MassWorks Infrastructure Program 

The MassWorks Infrastructure Program coordinates the administration of six infrastructure programs: Public Works Economic Development (PWED), Community Development Action Grant (CDAG), Growth District Initiative (GDI) Grants, Massachusetts Opportunity Relocation and Expansion (MORE) Grants, Small Town Rural Assistance Program (STRAP), and Transit Oriented Development (TOD) Grants.  These programs fund a range of publicly owned infrastructure projects.  The CDAG Program provides funding to local governments for projects that “build local economies, eliminate blight, create jobs and produce workforce and affordable housing that would not occur by private enterprise alone.”  The Program requires that projects do not benefit any single individual or business, and that the project must be publicly owned/managed for a minimum of 30 years.

MassHousing

MassHousing is an independent public authority that provides financing for the construction and preservation of affordable rental housing, and for affordable first and second mortgages for homebuyers and homeowners. MassHousing is a self-supporting not-for-profit public agency that sells bonds to fund its programs, and has provided more than $17 billion in financing for homebuyers and homeowners and developers of affordable housing.

Federal Low-Income Housing Tax Credit (LIHTC)

The LIHTC Program was enacted by Congress in 1986 to provide the private market with an incentive to invest in affordable rental housing. Federal housing tax credits are awarded to developers of qualified projects. Developers then sell these credits to investors to raise capital (or equity) for their projects, which reduces the debt that the developer would otherwise have to borrow. Because the debt is lower, a tax credit property can in turn offer lower, more affordable rents. 
The law gives states an annual tax credit allocation based on population. States allocate housing tax credits through a competitive process. Federal law requires that states give priority to projects that (a) serve the lowest income families; and (b) are structured to remain affordable for the longest period of time. Federal law also requires that 10 percent of each state's annual housing tax credit allocation be set aside for projects owned by nonprofit organizations. To be eligible, the low-income project must comply with a number of requirements regarding tenant income, maximum rent levels, and the percentage of low-income occupancy. Due to soft costs involved in LIHTC projects, the minimum project size is at least 25 units

Available Resources for Affordable Housing Development

Franklin County Regional Housing and Redevelopment Authority and Rural Development Inc.

The Town of Montague works closely with the Franklin County Regional Housing and Redevelopment Authority (HRA) to address local housing needs.  HRA was created in 1973 by the Massachusetts Legislature as the Commonwealth’s first regional public housing authority and its only regional redevelopment authority.  At that time, the State recognized that the 26 towns of Franklin County, as small communities in the State’s most rural county, did not have sufficient access to housing and community development resources, and were unlikely to develop and sustain adequate housing and community development capacity independently.  HRA was established to help address housing and development issues and to assist with development projects, both for the region as a whole and for local communities.  
HRA works with Montague and other communities in the region on a variety of housing concerns.  HRA provides counseling for first-time homebuyers, tenants and landlords, and offers assistance and funding for the rehabilitation of single-family and multi-family structures, compliance with state septic system (Title 5) requirements and municipal infrastructure improvements. HRA’s funding primarily comes from state and federal sources.  
New state housing authority reform legislation approved in 2014 creates the opportunity and incentives for further regionalization of housing authorities.  If the Montague Housing Authority were to become part of a larger regional housing authority, it would receive a 20 percent increase in state funding.  

HRA works closely with Rural Development Inc. (RDI), an independent, private, nonprofit offshoot of the agency that builds affordable homes and rental housing for seniors, families and people with special needs.  Since its creation in 1991, RDI has developed over $8.4 million in single and multi-family housing in the region, consisting of over 80 units.  The resources that RDI uses for its projects come from a variety of sources, including the Massachusetts Department of Community Development (DHCD) HOME Program, U.S. Department of Agriculture Rural Development Program, and Self-Help Opportunity Program of the Housing Assistance Council.
Pioneer Valley Habitat for Humanity

Pioneer Valley Habitat for Humanity (PVHH) is a non-profit, ecumenical Christian housing ministry whose goal is to make home ownership possible for low-income families in Hampshire and Franklin counties. Through the donation of money, land, expertise and labor, PVHH builds safe, decent, affordable homes in partnership with families in need. Since its inception, Pioneer Valley Habitat has provided permanent housing for 33 families, including single family and duplex homes in Montague and Greenfield. Each year the PVHH Board of Directors decides on the building schedule for the upcoming year. This decision is based upon land availability, access to volunteer builders, and the fundraising capacity that can support it.
Massachusetts Housing Partnership

The Massachusetts Housing Partnership (MHP) is a statewide public non-profit affordable housing organization that works in concert with the Governor and the state Department of Housing and Community Development (DHCD) to help increase the supply of affordable housing in Massachusetts.
MHP was established in 1985 to increase the state's overall rate of housing production and find creative new solutions to address the need for affordable housing. MHP offers an array of resources and services, including financing for affordable rental developments, workshops and trainings for local officials and non-profit organizations, and documents, reports, and technical assistance that support community efforts to create affordable housing. 
Citizen’s Housing and Planning Association (CHAPA)

Citizens’ Housing and Planning Association (CHAPA) is a non-profit umbrella organization for affordable housing and community development activities in Massachusetts. Established in 1967, CHAPA’s mission is to encourage the production and preservation of housing that is affordable to low and moderate income families and individuals and to foster diverse and sustainable communities through planning and community development. CHAPA conducts and publishes research on affordable housing, and hosts workshops and trainings for communities throughout the year. 
Welcome Home Massachusetts Affordable Housing Toolbox

Recently CHAPA partnered with MHP to create an online affordable housing toolbox called Welcome Home Massachusetts, which brings together various resources to one website. Resources are grouped into six categories: 

· Creating a Housing Needs Assessment

· Building Local Support for Affordable Housing

· Effective Zoning and Land Use Strategies

· Preserving or Creating Affordability in Existing Properties

· Finance Basics and Funding Strategies

· Basics of Homeownership

The toolbox is meant for local governments and community groups and organizations interested in supporting affordable housing in their town or city.
Local Initiative Program

The Local Initiative Program (LIP) is a state housing program that was established to give cities and towns more flexibility in their efforts to provide low and moderate-income housing.  It is administered by the Department of Housing and Community Development (DHCD).  The program provides a subsidy through extensive technical assistance and other services from DHCD to towns and cities in the development, operation, and management of housing supported by local government that will serve households below 80 percent of the area median income.  Housing units can be developed either through a “friendly” 40B Comprehensive Permit process whereby a town works collaboratively with a developer on the project, or units can be created as Local Action Units (LAU).
Local Action Units must result from city or town action or approval and typically involve new construction, building conversion, adaptive re‑use or substantial rehabilitation. The following types of actions will generally be sufficient to satisfy the Local Action requirement provided that the municipal actions or approvals are conditioned, as a matter of record, upon the provision of low- or moderate-income housing:

a. Zoning-based approval, particularly inclusionary zoning provisions and special permits for affordable housing;

b. Substantial financial assistance from funds raised, appropriated or administered by the city or town (such as CPA funds); or

c. Provision of land or buildings that are owned or acquired by the city or town and conveyed at a substantial discount from their fair market value.
Many of the strategies outlined in this plan could create affordable housing units through the Local Initiative Program.
Massachusetts Department of Housing and Community Development (DHCD)

In addition to the Local Initiative Program, DHCD provides technical assistance to communities, and administers a number of funding programs for the development and maintenance of affordable housing, including Community Development Block Grants and the Affordable Housing Trust Fund. Programs are available for rental and homeownership housing units, and for municipal as well as non-profit and private developers.

� Massachusetts Housing Partnership (MHP) and Citizens’ Housing and Planning Association (CHAPA). CPA and Affordable Housing: A Guidebook on How Cities and Towns Can Use Community Preservation Act Funds to Support Local Housing Efforts. 2008.  � HYPERLINK "http://www.chapa.org/about-chapa/chapa-publications/cpa-and-affordable-housing-guidebook-how-cities-and-towns-can-use" �http://www.chapa.org/about-chapa/chapa-publications/cpa-and-affordable-housing-guidebook-how-cities-and-towns-can-use�. 


� � HYPERLINK "http://www.mhp.net/community_initiatives/resources.php" �http://www.mhp.net/community_initiatives/resources.php�. 


� � HYPERLINK "http://www.communitypreservation.org/" �http://www.communitypreservation.org/�. 


� Go to � HYPERLINK "http://www.housingpolicy.org/toolbox/index_MA.html" �http://www.housingpolicy.org/toolbox/index_MA.html� to access the Welcome Home Massachusetts toolbox.


� See DHCD’s website for more information: � HYPERLINK "http://www.mass.gov/hed/economic/eohed/dhcd/" �http://www.mass.gov/hed/economic/eohed/dhcd/�. 
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