CITY OF CAMBRIDGE N

HOUSi ﬂg Department Director of Housing

MEMORANDUM
To: Affordable Housing Trust
From: Chris Cotter, Director of Housing
Cassie Arnaud, Senior Manager for Housing Development
Date: May 22, 2025
Re: Resident Selection Policy for Trust-funded Developments

After years of work and discussion, we are pleased to share that we have reached agreement with
the Executive Office of Housing and Livable Communities (EOHLC), and other state lenders, on a
standardized approach to tenant selection which will allow us to retain our local preference
policies for new state-funded affordable rental housing. The terms of this agreement are
memorialized in a memorandum of understanding (MOU) recently signed by all parties.

This memo provides an overview of the MOU as well as the context behind the need for this
MOU, and a proposal for implementing several aspects of the MOU going forward.

Background

Given the significant and ongoing need for affordable housing among Cambridge residents, and
our collective desire to preserve the community’s socio-economic diversity, the City and Trust
have had a longstanding policy of including a local preference for Cambridge residents when filling
available affordable units. In addition to prioritizing Cambridge residents, our resident selection
policies also give preferences to families for family-sized units and to Cambridge-based workers.

The specifics of our resident selection policies have varied somewhat by City program but share
the same general preferences. While the City has full control of resident selection policies and
processes for filling units created through the Inclusionary Housing Program, we have had to
negotiate — often on a case by case basis — the tenant selection plans for Trust-funded affordable
housing that also receives funding from the EOHLC or one of its quasi-public funding partners.

The concept of local preference in state-funded affordable housing has been an issue of statewide
concern for EOHLC and other state lenders for many years. We understand that these concerns
stem from a combination of fair housing concerns as well as a desire for programmatic
consistency across communities. Housing staff have worked steadfastly over the years to justify
and protect our preferences so that they can be retained in developments funded by both the
Trust or City and state funders. While there was once a time when we were able to extend local
preference to all units in Trust-funded housing, for over a decade EOHLC has required us to limit
local preference to 70% of the units in housing that the state also funds.

In recent years, the state has pushed back further, at times suggesting that the 70% maximum
should be lowered, raising questions about our policy of providing Cambridge-based workers a
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lower-tier preference priority than Cambridge-based residents, and questioning our policy of
continuing local preferences after initial lease-up as units turnover.

This periodic push-back from the state regarding our longstanding tenant selection policies has
required City staff and affordable housing builders to negotiate and defend our local preferences
at each loan closing. Addressing conflicts over tenant selection policies has made the already
complicated process of closing transactions that much more challenging for everyone involved.
Dealing with this issue closing-by-closing came to a head as part of a constriction closing in 2022
when we heard that EOHLC (then DHCD) would no longer continue to look at this issue case-by-
case, and that without a more consistent approach they could approve, they would not continue
to commit funding for new affordable housing developments in Cambridge.

Following that closing, in September 2022, we began a series of conversations with EOHLC staff
regarding this issue. We learned that Cambridge has been the only community where local
preference in state-funded housing has been allowed to continue after initial building lease-up
and that several communities across the state were reducing their local preference in order to
ensure that their resident selection policies were not having disparate and discriminatory impacts
on protected classes, particularly with respect to racial and ethnic diversity.

We shared data collected on residents living in recently completed Trust-funded developments,
to demonstrate that our local preference is not having an adverse impact on diversity in
Cambridge as the data showed that the vast majority of households in Trust-funded units are non-
white. However, while EOHLC staff agreed with this assessment, they had concerns that
demographics in Cambridge could change over time. Recognizing this, we worked with them to
develop an approach, encapsulated in the MOU, whereby the City would collect information from
affordable housing providers and produce periodic reports for the state which include data on
race and ethnicity in ‘pilot’ affordable housing developments, as well as broader data on race and
ethnicity in Cambridge, Boston, and other surrounding communities.

Overview of the MOU

The MOU describes the pilot, which allows Cambridge to retain the maximum allowed 70% local
preference at initial lease-up and for our preferences to continue as units turnover for at least five
years, until 2030, at which time the pilot will be reviewed and can be extended.

The MOU will only to apply to new and recently completed affordable rental housing. It does not get
into specifics regarding definitions of Cambridge residents, Cambridge workers, or families but, at
EOHLC's insistence, the MOU requires that equal preference be given to Cambridge-based workers
as Cambridge residents. While this represents a change from our current policy and was a threshold
requirement for allowing us to maintain our local preference, it is in-line with the local preference
the Cambridge Housing Authority offers to both Cambridge residents and workers. CHA’s preference
applies to many Trust-funded units that are assisted with rental housing vouchers from CHA.

The MOU describes this approach as a ‘pilot’ which is limited only to communities which meet
certain thresholds. These thresholds limit participation to communities that can demonstrate a
combination of both extraordinary commitments to affordable housing in terms of ongoing local
funding and permissive zoning, and which are already highly diverse in terms of race and
ethnicity.

City HallAnnex ¢ 344 Broadway ® Cambridge ® Massachusetts 02139
617-349-4600 » www.cambridgema.gov/housing



The data we gather from affordable housing providers with buildings in the pilot which we
provide to HLC will inform the decision of whether or not the ‘pilot” will be extended after its
initial five-year period.

Next Steps, Implementation

Since finalizing the MOU in February, we have worked with EOHLC and the other state lenders on
producing documents which will be used to implement the MOU including reporting templates
which affordable housing providers will use to provide data on their ‘pilot” properties to the City.
Throughout these discussions, we have worked closely with the affordable housing providers to
make sure that this will be feasible for them.

We are already incorporating the terms of the MOU into the tenant selection materials for the
two current construction closings (HRI’s 4 Mellen and POAH’s 49 Sixth Street) and will be working
with Just A Start to incorporate the MOU requirements into their marketing materials as they
begin the marketing process of their 52 New Street development this summer.

We will also be amending the tenant selection plans for several recent projects including Finch,
Rindge Commons |, SquirrelWood and Frost Terrace to begin to incorporate the MOU procedures.

Conclusion and Recommendation

As noted above, the MOU does not include detailed descriptions of what constitutes a ‘Cambridge
resident’ or ‘Cambridge-based worker’ or “family with children.” We need to be able to share the
specific criteria which applicants for Trust-funded housing must meet in order to be eligible for
these local preferences. To the extent possible. we believe that it would be useful to align the
criteria for these preferences with those being used for the Inclusionary Housing Program.

Our current policy for Trust-funded developments has been to limit Cambridge residency to
current households who live in Cambridge and to provide an extra preference to families with
young children under 6, as well as to families with children under 18.

We are requesting the Trust to authorize staff to update the local preferences for tenant selection
in Trust-funded rental properties to align more closely with the Inclusionary Housing Program by
removing the additional preference for children under 6 (which would continue to be used for
would continue to be used for Trust-funded affordable homeownership developments).

PROPOSED VOTE: We recommend that following general definitions be used for Trust-funded
resident selection, with additional and/or specific details to be determined by staff during
implementation:

e Cambridge Resident: Current residents who live in Cambridge, including those living in a

shelter or transitional housing, or who are now homeless whose last permanent address
was in Cambridge

e Cambridge-based Worker: Households where at least one adult works a minimum of 30
hours per week in Cambridge, where the primary place of employment is in Cambridge;

e Families with children under 18
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