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History 

In 2005, in response to the growing need for affordable housing in the region, Metropolitan Housing  
Coalition, Habitat for Humanity of Metro Louisville, Coalition for the Homeless and Citizens of Louisville 
Organized and United Together (CLOUT) came together to launch a campaign to support the creation and 
funding of an Affordable Housing Trust Fund. The campaign, Open the Door, called for the community to 
unite behind the need for change in the region’s approach to affordable housing.  
 
Intense statewide advocacy ensued to encourage the legislature to create a permanent, dedicated source 
of public funds for the State of Kentucky Affordable Housing Trust Fund.  This critical state legislation 
passed in the spring of 2006, reflecting the hard work and broad reach of the Open the Door campaign. 
 
Over 90 organizations and hundreds of people joined the Open the Door campaign in a local advocacy 
effort, resulting in the passage of Louisville Metro Council Ordinance 40.41-40.45 with bipartisan sponsor-
ship to create the Louisville Affordable Housing Trust Board in 2008.  
 
The ordinance established the purpose of the Louisville Affordable Housing Trust Fund: to receive monies 
and disburse monies to organizations dedicated to addressing the affordable housing needs of individuals 
and families of low- and moderate-income households by promoting, preserving and producing long-term 
affordable housing and related services to those households. The ordinance also required that a non-
profit organization be incorporated to conduct the work. See Attachment 2 – Ordinance 40.41-40.45, for 
more information about eligible populations and allowable activities. 
 
In 2009, Louisville Metro Council amended the ordinance to fund the required organization with a million 
dollars in seed money. In 2010, Louisville Affordable Housing Trust Fund, a 501(c)3 organization, was  
incorporated to perform the work set out in the ordinance. This year, Mayor Greg Fischer signaled his 
support for this new organization by appropriating $100,000 in his first 
Metro budget, to be available when the Board secures match funding. 
 
 

Today 

The Louisville Affordable Housing Trust Fund Board is a thirteen-member 
board appointed by the Mayor. As the ordinance sets out, the member-
ship must include a member of the banking community, an affordable 
housing consumer, a low-income housing advocate, a Metro Council 
member, a neighborhood association representative, a member from  
Metro Government who reports directly to the Mayor, a non-profit developer, a social service provider, a 
member of the Homebuilders Association, a member of the Apartment Association of Louisville, a repre-
sentative of homeless individuals, a member of the Greater Louisville Association of Realtors and an at-
large member. See Attachment 1 – Board Membership for a list of current Board Members and their affili-
ations. 
 
The Board meets monthly to conduct business and an Executive Committee comprised of the Chair,  
Treasurer and Secretary meets as needed. Currently the Board is staffed by a consultant, but expects to 
hire a full-time Executive Director in 2012. The Board also expects to set forth its operational policies  
and procedures in 2012. 
 

“The power of collective 

action can create 

history.”  

Cathy Hinko 
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Louisville Affordable Housing Trust Fund Board Mission 

The Louisville Affordable Housing Trust Fund Board is a catalyst for low- and moderate-income housing 

action. The Board: 

 secures, invests and leverages funding,  

 assesses the community housing situation and needs, 

 convenes current and potential partners, and 

 communicates needs, actions and results to the public, 

while serving as a voice for safe, affordable, and sustainable housing. 

 

Vision for Louisville 

The Louisville Affordable Housing Trust Fund Board performs its mission to order to make progress  

toward their vision: 

 

 

 

 

 

 

 

Louisville Affordable Housing Trust Fund Board Values 

The Board has created and adopted a set of values that sets forth how they will conduct business and  

interact with the community. 
 

The Louisville Affordable Housing Trust Fund Board is a catalyst for awareness and investment for housing 
action, and a voice for low- and moderate-income households. We will act according to the following  
values to achieve our vision of safe, affordable and sustainable housing for everyone: 
 

Knowledge - We actively seek out information and learning to increase our understanding of the  
community, its housing needs and the affordable housing industry. 

 

Inclusion - We appreciate diversity and strive to include many people, ideas and voices on our board of  
directors, committees, staff and in our work, including diversity of housing type and location. 

 

Accountability – We are responsible for using our resources wisely, efficiently, measurably and  
transparently, with a hunger for flexibility, managed risk and innovation. 

 

Equity – We strive to make our decisions objective, and our practices consistent and equally applied. 
 

Responsive – We encourage connection and interaction with the community; sharing our practices  
and engaging with everyone who wants to understand and advance our work. 

 

Mission-Fueled – We are committed to executing and communicating our mission, which will give life  
to our vision of safe, affordable and sustainable housing for everyone in Louisville. 

 

Customer-Based – We respect the people and organizations who inform our decisions and those who  
benefit from our work. We invest in them so they will achieve their full potential and invest in  
others in the future. 

In Louisville we all live in safe and sustainable housing we can afford,  

in welcoming and diverse neighborhoods. 
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Louisville Affordable Housing Trust Fund Board Customers 

The Board recognizes that its actions affect a wide array of customers and it will have diverse opportuni-

ties to work with other community organizations and individuals. The Board has identified four distinct 

groups: 

 

Direct Customers are: 
 Non-profit housing developers 
 For-profit housing developers 
 Housing Service Providers 

 
Indirect Customers are: 
Low-income and moderate-income households as defined by the HUD income calculator.  This definition 
does not include households that meet the income guidelines, but have significant assets. 
 

Partners are defined as: 
Organizations and individuals who: 

 Have ongoing and direct involvement in the work, and 
 Help move the work forward or advance the cause in ways that can be specified. 

 
Stakeholders are defined as: 
People and organizations that are not Direct Customers, Indirect Customers or Partners, but are affected 
by the Board’s work. 
 

As reflected in their Values, the Board believes it must be accountable and responsive to all four groups. 
 
Board and Organization Strategic Analysis 
In the fall of 2011, the Board engaged in a strategic planning process to clarify and articulate its vision, 
mission and values, to assess its organizational strengths and weaknesses, and to identify opportunities 
and threats in the community. 
 

Internal Analysis Summary 

The Board’s analysis of the Board and organization set out the following strengths and weaknesses: 
 

Strengths of the Board and the Organization 

 Strong Board of Directors, with good attendance and positive relationships among members. 

 Wealth of knowledge on the Board about housing and the community. 

 Board connections bring a network of supporters in the community available to be deployed. 

 Seed money for operations is available through current funding. 

 Flexibility: if an unanticipated opportunity presents itself, the Board is agile enough to re-

spond  quickly. 

 Rich diversity among Board Members, including experience, backgrounds, geography, and 

interests. 

 Strong initial infrastructure is in place (incorporated organization and regular Board 

meetings). 

 Board Members are open to receiving information, both positive and negative. 

“Ultimately, it’s always about the people — everyone 

should live in safe and sustainable housing.”  

Kevin Dunlap 
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Weaknesses of the Board and Organization 

 The organization is new in the community with little or no brand awareness. 

 There is no existing track record of project successes. 

 There is no organizational staff. 

 No matching funds have been raised to date. 

 Lack of an operational infrastructure (policies and procedure). 

 High need for clear impact messages to attract donors, partners and community supporters. 

 Critical need to develop an investment system to evaluate proposals and invest money. 

 

External Analysis Summary 

The Board’s analysis of the potential threats and opportunities in the community that could impact the 

Louisville Affordable Housing Trust Fund Board and organization identified the following: 

 

Threats to the Board and Organization 
 There is significant need in the community for the work of the Board, which could be over-

whelming. 
 No match money has been raised to date. (If the match is not raised, the Board cannot access 

the $100,000 of the Mayor’s budgeted funding.) 
 Currently there is no dedicated renewable revenue source for ongoing investment. 
 Most of the community is unaware of the Board and its mission, which could result in missed 

opportunities. 
 The stressed economy has reduced the availability of resources and increased the number of 

competing interests, resulting in substantial competition for limited revenue. 
 There is uncertainty whether the political will exists to appropriately resource the Fund to sig-

nificantly impact affordable housing conditions. 
 If the Board’s first project is not successful, its reputation and ability to continue its work will 

be  negatively affected. 
 The Louisville Metro Housing Department is still in disarray, affecting the Board’s ability to 

work in partnership toward a comprehensive community housing strategy. 
 

Opportunities for the Board and Organization 

 The Board has an extensive network of supporters that can be called into action. 
 There is the opportunity to build community awareness about the Fund with no baggage or 

negative connotations. 
 The Board has Mayoral and Metro Council support, which could lead to an opportunity for 

additional funding. 
 A potential revenue source could be secured that doesn’t increase taxes. 
 The State can legislate changes to create a renewable revenue source. 
 There is significant need in the community for the work of the Board. 

 

Discussion by the Board in the Strategic Planning process resulted in the formulation of Business Goals 
that must be achieved to strengthen the organization and prepare it to avert potential threats and realize 
opportunities.  
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Business Goals 
Based on the results of the Internal and External Analyses, the Board identified five crucial Business Goals 
to address weaknesses and threats and to strengthen the organization to leverage opportunity. The Board 
prioritized the Business Goals, but committed to working on them concurrently in order to achieve all five 
in 2012. 
 
Each Business Goal has a set of strategies that outline how to achieve the high-level result. Each strategy 
identifies who is responsible for progress, a completion timeline, necessary resources, and what metric 
will be used to measure success. After approving the Strategic Plan, the Board, working through staff, will 
develop operational Action Plans with detailed tactics and metrics for each Business Goal. 
 
Business Goal 1 - Infrastructure: 
During the strategic planning process, the Board reached universal agreement on the importance of estab-
lishing an operating infrastructure for the organization. This initial internal focus is critical to build the ca-
pacity to successfully execute the external strategies.  

Goal 1 Outcome: LAHTF has a functional infrastructure by June 30, 2012 

Strategy 1: Hire Executive Director by 3/31/2012. Lead: Exec. Committee 

Resources Needed: An internal hiring mechanism (HR system) or an agreement to outsource/utilize an-
other organization’s system; Budget for staff position; Contract conditions and agreement; Compensa-
tion package. 

Success Metric: The Executive Director begins work on or before 4/1/2012.  

  

Strategy 2: Secure and outfit the physical location for staff by 3/16/2012. Lead: Exec. Committee 

Resources Needed: Space; Office furniture, computer and peripherals for staff; Budget for facility and its 
operation; Lease or agreement for space with operational details including internet access. 

Success Metric: The Executive Director has a working office when s/he starts on or before 4/1/2012. 
  

  

Strategy 3: Educate Board on roles and responsibilities of non-profit Board 
Members by 6/30/2012. 

Lead: Executive Director 

Resources Needed: Training agenda; Additional or extended meeting times; Possible pre- and post-
survey of Board Members. 

Success Metric: Training is complete and Board Members understand their roles and responsibilities by 
6/30/2012.  

  

Strategy 4: Establish Policies and Procedures for basic operations by 6/30/2012. Lead: Executive Director 

Resources Needed: Best practice examples; Understanding of the Required Duties outlined in the Ordinance; Prior-
itized list of necessary Policies and Procedures; Consistent Policies and Procedures format; Staff to write the Poli-
cies and Procedures; Louisville Metro review as needed; Board review and approval. 

Success Metric: Policies and Procedures necessary for the basic operation of LAHTF are reviewed, approved and in 
place by 6/30/2012. 
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Business Goal 2 – Renewable Funding Source:  
The need to identify the best opportunities and establish one or more renewable funding sources for the 
continuing work of the Board is paramount. This Goal requires the passage of legislation at a state level, 
then changes at the local level by Metro Council. Often the effort to effect legislative changes at the state 
level requires a two-year approach, so the timeline recognizes that the changes may be enacted in 2012, 
but more likely would occur in 2013.  
 
Note: The 2012 Kentucky Legislative Session opens on January 3, 2012 and concludes April 9, 2012. 

Goal 2  Outcome: LAHTF has established at least one renewable revenue source by  
December 31, 2012 

Strategy 1: Determine the revenue potential from Dan Kildee’s approach 
(enabling legislation around vacant properties) and all other public funding 
options by 12/13/2011. 

Lead: Executive  
Committee 

Resources Needed: Research; Connections to other AHTFs and experts as needed for information; Public 
Revenue Summary report. 

Success Metric: The Board Members review the revenue potential of each public revenue option and de-
termine specific next steps for each selected option at the December 2011 Board meeting.  

  

Strategy 2: Educate the Board on selected funding source(s) by 1/31/2012. Lead: Board Member 

Resources Needed: Public Revenue Summary report (above); Time on the January Board meeting agen-
da; Board Member to present the options and facilitate the discussion. 

Success Metric: By 1/31/2012, the Board Members feel they understand and can represent the public 
revenue source(s) selected for action.  

  

Strategy 3: Work with Mayor Fischer as needed to secure support for the 
enabling legislation around vacant property in the state legislature by 
3/31/2012. 

Lead: Executive  
Committee 

Resources Needed: Metric: A solid foundation is laid for the enabling state legislation around vacant 
property by the end of the 2012 Mayoral leadership; Communication strategy; Community support as 
requested by the Mayor; Bipartisan legislative co-sponsors. Note: The Mayor’s Office is the lead on this 
Strategy. 

Success legislative session. (The legislation could be passed in the 2012 session, but the 2013 session is 
more likely.) 

  

Strategy 4: Work with Mayor Fischer, local community leaders and Metro 
Council members to secure approval of local revenue source(s) by 
12/31/2012. 

Lead: Board Member 

Resources Needed: Mayoral leadership; Communication strategy; Action Plan with targets. Note: The 
Mayor’s Office is the lead on this Strategy. 

Success Metric: At least one local funding source for renewable revenue is secured by year-end 2012. 
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Business Goal 3 – Fundraising:  
In the short-term, securing the match dollars to draw down the 
$100,000 from the Louisville Metro budget is the primary fund-
raising focus. In the longer-term, the Fundraising Plan will fea-
ture diversified funding, both public and private, in order to 
maximize investment flexibility and provide operational support 
for the organization. This approach also provides greater stabil-
ity as individual sources fluctuate.  
 
Normally, all the targets for fundraising would be set during the 
strategic planning process, however, since the organization is 
new and staff is not yet on board, the specific targets (beyond 
securing the match funding) will be set out in the Fundraising Plan as it is developed. 

Goal 3 Outcome: LAHTF has raised 100% of the match by April 30, 2012, and met the Fundrais-
ing Plan targets with a broad base of financial support by December 31, 2012 

Strategy 1: Raise match by 4/30/2012. Lead: Executive Director 

Resources Needed: Clarity on what constitutes “match”; Clear message and case for the “asks”; List of 
possible sources for “asks”; Timeline from Louisville Metro to draw down the matching funds. 

Success Metric:  The Board raises 100% of the Match by 4/30/2012 - in time to fully draw down the fund-
ing from Louisville Metro. 

  

Strategy 2: Investigate and select the best non-public funding options by 
4/30/2012. 

Lead: Executive Director 

Resources Needed: Research into best funding practices of other AFTFs; Connections to potential local 
funders; Staff to write the Non-public Funding Options Report, Board discussion and decision. 

Success Metric: The Board Members select and approve the best non-public funding options at the April 
Board Meeting. 

  

Strategy 3: Develop full Fundraising Plan by 5/31/2012. Lead: Executive Director 

Resources Needed: Staff to research and write Non-public Funding Options Report (above); Board dis-
cussion and approval. 

Success Metric: At the May meeting, the Board approves the Fundraising Plan with targets, responsibili-
ties and timelines.  

  

Strategy 4: Develop a broad base of financial support by 12/31/2012. Lead: Executive Director 

Resources Needed: Agreement on specific targets for dollars to be raised, and number and types of fun-
ders to be secured; Fundraising Plan (above); Communications Strategy (Goal 4) 

Success Metric: Targets for dollars, and number and type of funders are set and achieved by year-end 
2012. 

“Impact with accountability; we have a 

great opportunity to do something 

significant and to do it right.”  

John Rippy 
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Business Goal 4 - Communications: 
The Communication Plan must include messaging strategies for each of the external Business Goals. Since 
the 2012 legislative agenda (Goal 2) and the need to secure match dollars (Goal 3) have very aggressive 
timelines, those parts of the Communication Plan need to be developed as soon as possible. Normally, 
targets for communication strategies would be set during the strategic planning process; however, since 
the organization is new and staff is not yet on board, additional targets will need to be set over time. 
 
A key asset for this Goal is the technical assistance grant from the John D. and Catherine T. MacArthur 
Foundation for messaging strategies. This focus of this two-year grant is ”to build capacity with affordable 
housing advocates in creating communication strategies that are effective and have an impact.” This ex-
pertise and assistance could potentially support all four communication strategies in Goal 4. 

Goal 4  Outcome: LAHTF has key messaging strategies in place as needed, a full plan in place 
by May 31, 2012 and communication targets met by December 31, 2012 

Strategy 1: Work with the MacArthur Foundation to develop messages for 
public revenue source legislation campaign and match funding campaign by 
2/29/2012. 

Lead: Board Member 

Resources Needed: Scheduled time with Foundation staff; Coordination with the Mayor’s Office as need-
ed; Writer to draft message documents; Materials creation and printing as needed. 

Success Metric: Messages are completed so that Board Members and supporters have the information 
and effective materials they need in time for the campaigns. 

  

Strategy 2: Work with the MacArthur Foundation to develop a full Commu-
nication Plan, including campaigns to raise awareness of LAHTF and educate 
the community on affordable housing and LAHTF work by 12/31/2012. 

Lead: Executive Director 

Resources Needed: Scheduled time with Foundation staff; Baseline of current awareness and knowledge 
levels in the community; Messaging Action Plan with targets, outcomes, evaluation metrics and research 
evidence as available from the Foundation; Materials and media. 

Success Metric: The Board approves the Communication Plan that will establish 2012 baselines and tar-
gets, which are met by 12/31/2012. 

  

Strategy 3: Create an advocacy agenda with messaging campaigns (in addi-
tion to the renewable revenue source campaign) as needed by 12/31/2012. 

Lead: Executive Director 

Resources Needed: Research on what legislative changes or additions are needed; Messaging Action 
Plan; Collaborators and supporters; Legislative sponsors; Materials. (MacArthur may be a resource.) 

Success Metric: Agenda and materials are in place to seize local opportunities and to advocate as needed 
in the 2013 Kentucky Session. 

  

Strategy 4: Develop a way/system to listen to and respond to the communi-
ty by December 31, 2012. 

Lead: Executive Director 

Resources Needed: Research on possibilities; Determine most effective options; Action Plan to imple-
ment. Note: MacArthur Foundation may be a resource. 

Success Metric: There is an effective system in place to secure input from the community and communi-
cate with the community by the end of 2012. 
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Business Goal 5 – Investment Rating System: 
The Board must determine how it will decide which affordable housing investments it will make. Business 
Goal 5, a decision-making rating system, will set out the criteria the Board will consider for proposed  
projects and help the board invest in efforts that will make significant progress toward their vision. The 
criteria and decision-making process will be transparent and effective, in keeping with the Board’s values. 

Moving Forward 
The first focus of the Board in 2012 is to create a solid infrastructure as a foundation to effectively and 
efficiently implement the organization’s work. As the critical infrastructure tasks are completed, the 
Board’s focus will turn more fully to executing the work. As each strategy in the five Business Goals is 
achieved, the Board will move closer to being operationally ready to receive and disburse monies to ad-
dress the community’s affordable housing needs. 
 
The Board will know whether it’s successful when: 
 Match is secured and funding is drawn down from the Louisville Metro budget by April 30, 2012. 
 
 By May 31, 2012, the investment rating system is operational and the Communication Plan is in place 

with year-end targets set. 
 
 By the half-year mark, June 30, 2012, the organization’s functional infrastructure is in place and the 

Board is ready to consider investment proposals. 
 
 At year-end, December 31, 2012, at least one renewable revenue source is secured for investment 

work, a broad base of fundraising support is secured and Communication targets are met.  

Goal 5  Outcome: LAHTF has a decision-making rating system by June 30, 2012 

Strategy 1: Establish the role of the Needs Assessment and how it will be oper-
ationalized for use in the rating system by 12/31/2011. 

Lead: Executive  
Committee 

Resources Needed: Research if needed; Board discussion and decision resulting in policy or procedure. 

Success Metric: The Board establishes the focus, parameters and operational uses for the Needs Assess-
ment Report by 12/31/2012. 

  

Strategy 2: Develop and approve criteria for the rating system by 3/31/2012. Lead: Executive  
Committee 

Resources Needed: Research on other AFHTF organizations’ criteria; Work completed in Strategic Plan-
ning process; Board meeting discussion time and decision in March meeting. 

Success Metric: The Board approves the criteria for the rating system in the March meeting.  

  

Strategy 3: Develop the rating system for all investments by 5/31/2012. Lead: Exec. Director 

Resources Needed: Format for rating system documents; Writer to create documents; Policies and Pro-
cedures to accept, review and fund investment proposals. 

Success Metric: The Board approves the rating system in the May and implements the system in June. 
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  Business Goal 1 

Infrastructure 

Business Goal 2 

Funding Source 

Business Goal 3 

Fundraising 

Business Goal 4 

Communications 

Business Goal 5 

Rating System 

December 
2011 

  Revenue poten-
tial from public 
sources deter-
mined (12/31) 

    Needs Assess-
ment role and 
use established 
(12/31) 

Jan – March 
2012 

Office space se-
cured (3/16); Ex-
ecutive Director 
hired 3/31) 

Board educated 
on revenue op-
tions (1/31); 
Foundation laid 
for passage of 
enabling state 
legislation in 
2013 (3/31) 

  Message cam-
paigns for public 
revenue enabling 
legislation and 
match campaign 
completed (2/29) 

Criteria for 
rating system 
selected  and 
approved (3/31) 

Apr – June 
2012 

Operational Poli-
cies and Proce-
dures in place 
(6/30);  Non-
profit Board train-
ing completed 
(6/30) 

  Match for Louis-
ville Metro funds 
raised (4/30); 
Fundraising Plan 
with targets de-
veloped (5/31) 

  Investment 
Rating System 
approved and 
implemented 
(6/30) 

July – Sept 
2012 
  

          

Oct – Dec 
2012 

  At least one re-
newable revenue 
source is secured 
(12/31) 

2012 Fundraising 
targets for broad 
base of financial 
support met 
(12/31) 

Communication 
targets met 
(12/31); System 
to listen/respond 
to community 
developed 
(12/31); 
Advocacy agenda 
and message 
campaigns devel-
oped (12/31) 

  

Jan – March 
2013 

  State enabling 
legislation for 
revenue source 
passed (3/31) 

      

Quick View Calendar of Business Goal Milestones 

“Our credibility is only served by measurable impact. 

Our vision is big and we’re ready to move!”  

Tina Ward-Pugh 
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Attachment 1 

Louisville Affordable Housing Trust Fund 

2011-2012 Board of Directors 

Name Company/Organization Board Representation Term Expires 

Ben Cook Retired Neighborhood Association 
Representative 

12/31/2013 

Chris Dischinger LDG Development, LLC Member of the Apartment 
Association of Louisville 

12/31/2013 

Kevin Dunlap 

(President) 

Louisville Urban League Member At Large 12/31/2012 

Michael Gardner New Directions Housing 
Corporation 

Non-profit Developer 12/31/2012 

Cathy Hinko 

(Secretary) 

Metropolitan Housing  

Coalition 

Low-income Housing  

Advocate 

12/31/2013 

Lisa Houston LJH Infinity Realtors Member of the Greater 
Louisville Association of 
Realtors 

12/31/2013 

Christie McCravy 

  

Louisville Urban League Social Service Provider 12/31/2012 

Jim Mims Louisville Metro Codes and 
Regulations 

Member from Metro  

Government (who reports  

directly to the Mayor) 

12/31/2013 

John Rippy 

(Treasurer) 

Republic Bank Member of the Banking 
Community 

12/31/2013 

Alethea Spearman Jefferson County Public 
Schools 

Affordable Housing  

Consumer 
12/31/2013 

Ken Thieneman Self Employed Member of the  

Homebuilders Association 

12/31/2012 

Tina Ward-Pugh Louisville Metro Council,  

9th District 
Metro Council Member Appointed by  

Metro Council 

Becki Winchel Coalition for the Homeless Representative of  

Homeless Individuals 
12/31/2013 


