CAMBRIDGE AFFORDABLE HOUSING TRUST
MEETING MINUTES
November 21, 2024 at 4:00 p.m.
Conducted via Zoom and in person (City Hall, Ackermann Room)

Trustees Present in Person: Yi-An Huang, Chair; Teresa Cardosi, Elaine DeRosa, Raffi Freeman, Krissandra
Robinson, Jim Stockard, Elaine Thorne

Trustees Absent: Susan Schlesinger, Alyson Stein

Staff Present: Iram Faroogq, Assistant City Manager of Community Development; Chris
Cotter, Housing Director; Cassie Arnaud, Senior Manager for Housing
Development; Janet Haines, Housing Planner; Christine Yu, Associate
Housing Development Planner; Antonia Finley, Homebuyer Coordinator

Others Present: Harlan Ellison, Jean Hannon, Ahlam I., , Catiana Jean Pierre, Sue Reinert,
Joshua Williams

The meeting was called to order at 4:02 p.m. Mr. Cotter explained that this meeting of the Affordable

Housing Trust is being held in a hybrid fashion pursuant to applicable requirements, that all votes would
be taken by roll call.

MEETING MINUTES

Upon a motion moved, seconded, and approved by roll call of seven in favor and two absent (Ms.
Schlesinger and Ms. Stein), it was voted to approve the minutes for the meeting of October 24, 2024.

HOUSING DEPARTMENT UPDATE
35 Harvey Street: Homeowners Rehab Inc. (HRI) held a ribbon cutting event on November 19",

2072 Massachusetts Avenue: The Capstone/Hope development team has begun the AHO community
process and will be scheduling their second AHO community meeting soon.

28-30 Wendell Street: HRI held their second AHO community meeting on November 14,
4 Mellen/1627 Massachusetts Avenue: HRI is preparing for construction closing.
49 6 Street: Preservation of Affordable Housing (POAH) is preparing for construction closing.

Neville Place: Staff are in discussion with Neville Communities about construction closing happening in
early 2025.



16-18 Wendell Street: Renovations are completed. The Cambridge Housing Authority (CHA) has begun
moving residents in.

OTHER UPDATES
40 Thorndike Street: Leasing of rental units at this property has begun.

Ms. Thorne asked if there is an update on Vail Court, to which Mr. Cotter answered that there is no
update on that project.

NEW BUSINESS

HomeBridge Recapitalization Request

Mr. Cotter presented a funding request of $3,000,000 to recapitalize the HomeBridge program for
buyers earning between 100% and 120% Area Median Income (AMI). The demand for HomeBridge
continues to increase, particularly with people in this income range. However, there are limited financial
assistance options for those buyers. The affordability requirements are the same for all HomeBridge
buyers, regardless of income level.

In response to a question regarding how many units this amount of funding could support, Ms. Finley
responded that while it is difficult to estimate, it could be anywhere between six and eight units. In
response to a question regarding what the demand is for HomeBridge, Ms. Finley answered that the
program has gone very popular and that she is working with over ten applicants. She mentioned that
this program is more appealing because it mirrors the market and allows people to pick a home that
best fits their needs. Mr. Cotter added that there are more larger units being purchased with
HomeBridge funding in recent months.

Mr. Stockard asked if there is any update on the policy regarding the resale formula. Mr. Cotter
answered that the change was made earlier this year, and that staff have begun to implement the
changes for buyers who are selling their homes. Staff are also preparing to inform homeowners about
how they can also opt into this change. In response to a question about how the change will affect
ongoing funding needs for the homeownership program, he acknowledged that it may take a while to
see what the impact of the policy change is. Mr. Stockard followed up with a comment that this is a
great opportunity to study how the City maintains its stock of affordable homeownership units.

Upon a motion moved, seconded, and approved by roll call of seven in favor and two absent (Ms.
Schlesinger and Ms. Stein), it was:

VOTED: to approve the request of an additional $3,000,000 in City Budget funds for the HomeBridge
program to assist homebuyers with incomes between 100% and 120% AMI.

2072 Massachusetts Avenue



Mr. Cotter presented a request to extend the maturity date of the Trust’s acquisition and
predevelopment loan for 2072 Massachusetts Avenue by 36 months. The Trust committed $5,071,000 in
funding to assist with the acquisition and predevelopment of 2072 Massachusetts Avenue a few years
ago. The project was put on hold in 2021 after an attempt was made to permit the development with an
approval from the Board of Zoning Appeal (BZA).

The Capstone/Hope development team is now proceeding to develop the site under the provisions of
the Affordable Housing Overlay (AHO). They have already held one AHO community meeting and are
scheduling a second one soon. As the development team is continuing its efforts to build affordable
housing on the site, staff recommend extending their loan term by 36 months.

In response to a question regarding the unit mix of the original proposal, Mr. Cotter answered that he
did not recall the specific details but noted that the plan included a significant number of 2- and 3-
bedroom units.

Upon a motion moved, seconded, and approved by roll call of seven in favor and two absent (Ms.
Schlesinger and Ms. Stein), it was:

VOTED: to approve Capstone/Hope’s request for a 36-month extension of their acquisition and
predevelopment loan on the same terms and conditions as the original commitments, as described in
more detail in the Trust’s November 2024 briefing materials.

Multi-Family Zoning Petition

Mr. Cotter summarized the Multi-Family Housing zoning petition (MFH), which would allow multi-family
housing in residential zoning districts in all city neighborhoods with the goals of increasing housing in the
city and would adjust dimensional requirements, such as height, to encourage the creation of new
multi-family housing. He reviewed the processes underway for review of the petition by both the
Ordinance Committee and Planning Board with several meetings to review and discuss the matter
scheduled in December and into January.

He noted that while the Trust does not have a formal role in reviewing zoning petitions, this petition
touches on the work of the Trust as it is focused on building new market-rate housing, which could
include inclusionary housing across the City. Additionally, the impact on the AHO has been a big
consideration in the development and review of the petition to ensure that affordable housing buildings
were not disadvantage when compared to changes made through this petition for new market-rate
housing. The intent of MFH is increase housing production in the city while not making it harder for
affordable housing developments going through the AHO process.

Mr. Cotter noted that the MFH zoning petition is comprised of two complimentary zoning petitions,
which should be seen as a package. He added that this week, the Community Development Department
(CDD) shared work it had done to model different scenarios that the City Council had wanted to consider
as potential alternatives. The modeling work was conducted to allow some analysis of how different
approaches to allowing multi-family housing across the City might compare to each other in creating
both new market and affordable housing.



Mr. Freeman commented that this topic is important to discuss. Affordable housing developers would
have the option to build taller in Cambridge, even though not everyone will build to the maximum
height. New technologies are coming along the market, such as mass timber, that would allow projects
to be taller while being financially viable. He also mentioned that he ran some hypothetical scenarios
and found out that the proposed MFH changes would have a positive impact on affordable housing
development and would have a slight advantage over non-affordable housing developments.

Trustees and staff members discussed the impact that this would have on land cost and on affordable
housing builders’ ability to purchase land. Mr. Cotter commented that the ability to purchase new sites
is directly tied to the Trust’s ability to provide funding for these purchases. Affordable housing
developers should know that the City will continue to assist them in identifying and purchasing new
development sites. Ms. Farooq added that it is possible that land will cost more in the future. The
number of acquisitions that the Trust has funded in recent years is quite large and uncommon, so the
number of new acquisitions may taper as affordable housing builders focus on building on recently
acquired sites. However, staff will continue to work with the housing providers to search for new
opportunities.

In response to a question regarding what a six-story building could look like, staff answered that the
design itself depends on the lot, but the new zoning petition would allow more flexibility on the design.
Mr. Stockard asked if staff looked into various stress testing scenarios, to which Mr. Cotter answered
that staff modeled several rezoning scenarios to show how different approaches might compare to one
another. Mr. Stockard explained that he had asked about stress scenarios because there could be some
negative impact cause by the MFH zoning despite best intentions. Ms. Farooq responded that in a worst-
case scenario where this new zoning had unwanted impacts, staff would bring it up to the City Council’s
attention and adjustments will be made accordingly. In some cases, staff will do a five-year review to
evaluate the impact of a zoning change, and in many cases, the impetus for changes to zoning often
start from the community’s feedback.

Ms. Thorne mentioned how some people have strongly negative feelings about the petition. Chair
Huang responded that Cambridge is one of the most expensive cities to live in, but rising housing costs
are not unique to Cambridge. Other cities are facing the same issue, though not to the same extent, so
many communities are figuring out ways to keep up with demand. He acknowledged that the Trust
being able to fund projects is an important solution, but looking into zoning changes is also part of a
comprehensive approach.

ADJOURNMENT
Prior to adjournment, Ms. Thorne asked if there is any update on the Print Shop. Mr. Cotter answered
that they are expected to close on the Trust loan very soon and staff were preparing materials to

continue the discussion with the Trust at the December meeting.

Upon a motion moved, seconded, and approved by roll call of seven in favor and two absent (Ms.
Schlesinger and Ms. Stein), it was voted to adjourn the meeting.

The meeting adjourned at 5:00 p.m.



The next meeting is scheduled for December 12, 2024 at 4:00 p.m.

Meeting Materials:

e Agenda

e Minutes from the Trust’s October 24, 2024 meeting
e Project Update

e HomeBridge Recapitalization Funding Request Memo
e 2072 Mass Ave Loan Extension Request Memo



