CITY OF CAMBRIDGE

. Christopher Cotter
Housing Department

Director of Housing

Affordable Housing Trust

May 22, 2025, 4:00 p.m.
Ackermann Room, City Hall, 795 Massachusetts Avenue
Cambridge, Massachusetts

OR

Webinar Registration - Zoom

To participate in this meeting through the Zoom video meeting platform, please register
using this link in advance of the meeting.

AGENDA

1. Review of Meeting Minutes
2. Update from the Housing Department

3. HomeBridge Funding: request from the Housing Department for $4,000,000 to
recapitalize the HomeBridge program;

4. Update on Tenant Selection Plans: update on tenant selection plans for new affordable
rental housing funded by state lenders;

5. Adjournment

Members of the public can provide written comments to the Affordable Housing Trust by email sent to
affordablehousingtrustcomment@cambridgema.gov, or by delivery to the Housing Department, by
5:00 p.m. the day before the meeting.

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




Cambridge Affordable Housing Trust
May 22, 2025

Status of Active Commitments

Active Projects

Sponsor

Rental
Units

Ownership Units

Status

Total Cost

Trust
Commitment

Loan Amount
Per Unit

Trust Approval Date

HomeBridge program

CcbD

currently
approved
buyers:

13

105 scattered site units purchased by first time buyers to-date. Trust
approved expanded subsidy share in August 2023. Online application now
available. Eight units under agreement.

N/A

$34,200,000

1-br: 50% sale
2-br: 60% sale
3-br: 65% sale

several, including most recent:
November 2024

Homeownership Resale
Program

CcbD

currently

active units:

24

Re-purchase, rehab and re-sale of affordable homeownership units to new
homebuyers.

N/A

$10,000,000

December 2011

Vail Court (139 Bishop
Allen)

TBD

TBD

TBD

Trust and City hosted public meeting in 2017 to hear from the community
on affordable housing needs and ideas for the redevelopment of Vail Court.
Additonal public meetings will be scheduled but are currently on hold
pending the legal action taken by former owner.

TBD

TBD

TBD

N/A

2072 Mass. Ave.

Capstone Hope

TBD

TBD

Capstone/Hope purchased site in April 2018 and initially sought a
comprehensive permit for an affordable housing development but withdrew
their request at the September 2021 BZA hearing; they remain commited to
creating affordable housing at this site and are proceeding under the AHO.
First AHO community meeting held on 10/9/24; due to technical issues,
repeat of this community meeting held on 10/30/24. Second AHO
community meeting scheduled for 5/29/25.

TBD

$5,071,000

TBD

February 2018 and June 2021

52 New Street

JAS

106

JAS purchased the site in early 2020 and completed the AHO process in
early 2022. Construction began in December 2023 and is still underway. JAS
began the marketing process with two information sessions held on May 6
and May 8, to be followed by additional sessions this summer ahead of a
September lottery and early 2026 occupancy.

$81,059,816

$18,025,390

$170,051

October 2019, June 2021, and
January 2022

Broadway Park (240
Broadway)

JAS

TBD

In March 2021, the Trust approved funding to create 15 affordable
homewnership units at this JAS-ownded site. JAS began a community
process with the intention of seeking a comprehensive permit for the
homeownership plan but put the project on pause and is now planning to
develop the site as rental housing in conjunction with 37 Brookline Street.
JAS held a community meeting to introduce new plan for the site on
1/14/25 and has applied for state funds for the scattered-site Broadway
Park/Brookline St development.

TBD

$3,600,000

#DIV/0!

March 2021

Jefferson Park Federal

(45-60; 61-75; 77-92; 93|
108; Jackson Circle; 1; 2

19, 21-42; 109-124;
1000 Jackson Place)

CHA

278

In September 2021, the Trust approved funding to assist with the
comprehensive modernization of Jefferson Park Federal. The CHA
completed the AHO process in early 2022 and began construction of Phase
1in early 2024, after a late 2023 'dry closing'. THe CHA is currently
preparing for the construction closing of Phase 2, to begin later this
summer.

$309,675,326

$43,611,615

$156,876

September 2021

4 Mellen / 1627 Mass.
Ave.

HRI

29

In January 2022, the Trust approved funding for the purchase of this
property from Lesley University to create affordable housing. The Trust
approved additional predevelopment funding in August 2022. HRI acquired
the site in August 2022 and completed the AHO process in late 2023. State
funding approved June 2024. HRI closed on construction on May 16, 2025.
Groundbreaking to be held in June.

TBD

$10,425,000

$359,483

Janaury 2022, August 2022, and
January 2024

116 Norfolk Street

CHA

62

In August 2022, the Trust approved funding to assist in the renovation and
expansion of an existing 38-unit SRO to create 62 studio apartments for
indivduals moving beyond homelessess. CHA completed the AHO process in
late 2022 and closed on funding in December 2022; construction completed
early 2025; property is now fully occupied, with supportive services in
place. CHA holding ribbon cutting ceremony 6/12 at 1:00.

$41,830,167

$10,161,150

$163,890

August 2022




10.

35 Cherry Street

JAS

10

In March 2022, City Council approved the disposition of this property to the
Trust for creation of affordable homeownership housing. Transfer from MIT
complete. After RFP, Just A Start selected as developer at its October 2023
Trust meeting. Project no longer AHO and is proceeding under new multi-
family zoning as of right. Design work continuing.

TBD

$300,000

TBD

March 2022 and May 2024

11.

49 Sixth Street

POAH

46

In October 2022, the Trust approved funding to assist in the conversion of a
portion of the Sacred Heart church property to affordable housing. POAH
has completed the AHO process. POAH is assembling remaining financing in
advance of beginning construction in 2024. Increase of Trust funds request
approved 3/6/24; increase of Trust funds approved at 8/1/24 meeting.
POAH is finishing prep for construction closing.

$44,535,830

$11,250,000

$244,565

October 2022, March 2024, and
August 2024

12.

37 Brookline Street

JAS

13

JAS acquired the site in July 2023 and held a meet and greet meeting on
4/25/24. AHO community meetings held 7/10/24 and 9/11/24. JAS
preparing for Planning Board AHO advisory design review.

TBD

$2,064,000

TBD

March 2023

13.

650 Concord Ave

Neville
Communities
Inc (NCI)

71

In May 2023, the Trust approved funding to assist with capital repairs at
Neville Place, the affordable assisted living portion of its campus. Increase of
Trust funds request approved 3/28/24. Neville closed on the refinancing of
their existing mortgage and Trust funding in February 2025. The initial capital
repairs underway include the replacement of the roof and the replacement of
immediate building system components, including two HVAC chillers. The
chillers are installed, and the roof is approximately 75% complete.

$5,670,500

$5,670,500

$79,866

May 2023 and March 2024

14.

28-30 Wendell Street

HRI

TBD

HRI purchased 30 Wendell Street from Lesley University on 11/30/23 and
purchased 28 Wendell from Lesley on 6/7/24. An inital AHO meeting for the
30 Wendell site was held 2/14/24. HRI restarted the process with AHO
community meetings for the combined sites held 6/20/24, 11/14/24, and
3/6/25. HRI is now preparing for the first Planning Board advisory design
review.

TBD

$16,657,000

TBD

August 2023 and March 2024

15.

87-101 Blanchard Rd

B'nai B'rith

110

In March 2024, the Trust approved $18,169,120 in funding to BBH for the
new construction of 110 affordable rental units for seniors. BBH completed
the AHO process on 6/18/24. State funding awarded in February 2025.

TBD

$18,169,120

$165,174

August 2023 and March 2024

16.

Print Shop
Condominiums

Print Shop
Condominiums

24

In October 2023, the Trust approved up to $3,000,000 approved to assist
this all-affordable condominium building with building envelope repairs
starting with the reaplcement of the roof. First phase of loan (up to
$820,000) closed 11/21/24 for roof work. Bids received on the roof April
2025; work to be scheduled. Full CNA to be completed.

TBD

$3,000,000

TBD

October 2023

17.

102 Sherman
St/Walden Square
Apartments Il

Winn

95

Trust approved funding for the construction of two new buildings containing

95 affordable rental units on a portion of the existing Walden Sq | site; Winn
completed the AHO community process in Fall 2023 and presented the
proposed to the Planning Board at the two advisory design review meetings
on 3/12/24 and 7/2/24. Planning Board final design report issued on
8/1/2024 and accepted by Trust on 10/24/24. Winn now seeking remaining
funding needed to begin construction.

$80,413,447

$18,750,000

$197,368

June 2024

18.

Rindge Commons South

JAS

77

JAS will be seeking the remaining financing needed to begin construction on
the second phase of their two-phase Rindge Commons development which
received a comprehensive permit in August 2020. The Trust approved
funding of $9,051,615 for the second phase, Rindge Commons South, at its
September 2024 meeting.

TBD

$9,051,615

$117,553

September 2024

19.

1826 & 1840
Massachusetts Avenue

JAS

TBD

Trust approved funding for JAS to purchase two parking lots from Lesley
University to develop into new affordable housing, as well as some
predevelopment funding. Properties were acquired 11/26/24.

TBD

$10,900,000

TBD

September 2024

20.

1, 3, 5 Frost Street &
20, 22, 28 Roseland
Street/ Frost Terrace Il

Capstone Hope
Zahler

TBD

Trust approved funding for the development team behind Frost Terrace |
Apartments to purchase six sites in Porter Square to develop a second
affordable housing development, Frost Terrace |l Apartments, as well as
some predevelopment funding. Properties were acquired 12/13/24.

TBD

$19,839,500

TBD

September 2024

958

Total Units




Cambridge Affordable Housing Trust

Status of Affordable Housing Overlay (AHO) Developments

- Rental Ownershi
AHO Development Developer AHO Status & Activity Unit Unit P Development Status
nits nits
AHO Community meetings held on 2/25/21,3/25/21, and 4/15/21. Planning Board design consultation
1 52 New Street Just-A-Start Corporation held orf 10/26/21 and 1/4/22. Design c?nsultation completed January 2022; Fival Planning Board 106 Design Consultation Complete;
report issued 1/20/22 and was transmitted to the Trust on 1/27/22. Construction underway. see above
Marketing for units began Spring 2025.
Jefferson Park Federal (45-60; 61-75; 77-92; 93- AHO Community meetings held on 3/2/21, 4/1/21, and 10/19/21. Planning Board design consulation Design G tation G lete:
2. 108; Jackson Circle; 1; 2-19, 21-42; 109-124; Cambridge Housing Authority held 11/9/21 and 2/15/22. Final Planning Board report issued 3/9/22 transmitted to the Trust on 278 e5|gkr: onsultation Lomplete;
1000 Jackson Place 3/24/22. Construction of Phase 1 underway; construction closing of Phase 2 scheduled for July 2025. see above
AHO Community meetings held on 3/23/21, 4/13/21 and 5/27/21. Submission for first Planning Board
advisory design consultation was withdrawn by developer on 11/16/21. Design revised based on . .
X . . . . Design Consultation Complete;
3. Walden Square Il (102 Sherman Street) WinnDevelopment Companies community comments. Community meetings held 2/23/22, 8/29/23 (rescheduled from 8/1/23) and 95 b
9/14/23. Planning Board advisory design meetings held 3/12/24 and 7/2/24. Final Planning Board see above
report issued 7/24/23 transmitted to the Trust on 8/1/24.
AHO Community meetings held on 7/27/21 and 11/3/21. First Planning Board advisory design
a 49 6th Street POAH & Urban Spaces consultation rﬁeetmg held 4/5/22. Secon'd design consultation meeting was he!d on 6/28/22; Pllanmng 6 Design Consultation Complete;
Board report issued 7/14/22 and transmitted to the Trust on 8/4/2022. Preparing for construction see above
closing.
First AHO community meeting held 2/10/22. Second community meeting held 4/26/22. First Planning
. . . Board advisory design consultation meeting was held on 7/5/22. Second advisory design consultation
. 116 Norfolk Street Cambridge Housing Authorit:
5 8 € v held 9/13/22. Planning Board report issued on 10/28/22 and transmitted to the Trust on 11/17/22. 62 Complete
Construction complete; property fully occupied.
First AHO community meeting held 9/15/22. Second community held 3/15/23. First advisory design
6. 1627 Mass. Ave./4 Mellen Homeowner's Rehab Inc consu.ltatlon with Planr.ung Board held 7/18/23, sec_ond design consultation held 12/5/23. Flni-i| 29 Design Consultation Complete;
Planning Board report issued 12/20/23 and transmitted to the Trust on 1/25/2024. Construction see above
closing closed on May 16, 2025.
AHO community meetings held 10/4/23 and 11/10/23. First Planning Board advisory design meeting . .
o . . ; . . Design Consultation Complete;
7. 87-101 Blanchard Road B'nai Brith Housing held 1/23/24 and 6/4/24. Final Planning Board report issued 6/18/24 and transmitted to the Trust on 110
see above
6/27/2024.
First AHO community meeting held 2/14/24. HRI restarted the AHO community meeting to include 28 . X
. B . . 5 AHO community meetings
8. 28-30 Wendell Street Homeowner's Rehab Inc Wendell Street. AHO community meetings for combined sites held 6/20/24, 11/14/24, and 3/6/25. TBD d
Preparing for Planning Board advisory design review. underway.
) AHO community meetings held 5/15/24, 6/26/24, and 8/21/24. Project no longer AHO and is Project no longer AHO and is
N/A 35 Cherry Street Just-A-Start Corporation . R . X . 10 proceeding under new multi-
proceeding under new multi-family zoning as of right. X : -
family zoning as of right.
. . . . . AHO community meetings
] 37 Brookline Street Just-A-Start Corporation AH(? communlty meetings held 7/24/24 and 9/11/24. JAS preparing for Planning Board AHO advisory 13 complete; design consultation
design review. )
process in progress.
10. 2072 Massachusetts Avenue Capstone Communities Flrst AHO community meetlns held onl 10/9/24 and 10/30/24 (repeat meeting due to technical 8D AHO community meetings
issues). Second AHO community meeting scheduled for 5/29/25. underway.
11. Corcoran Park Cambridge Housing Authority First AHO community meeting held on 2/13/25. Second AHO community meeting scheduled for 8D AHO community meetings
6/18/25. underway.
Cambridge Redevel t i i
12. | 71 Cherry Street ambridge Redevelopmen First AHO Community meeting held on 2/19/25. 8D AHO community meetings

Authority

underway.

749

Total Units




Status of Active Inclusionary Housing Developments

Rental Ownership
Approved Active Projects Developer Status | Applicable zonin
PP ! P Units Units PP g
. " S
1. 55 Wheeler Street Toll Brothers Covenant recorded 3/12/21. Building permit issued 3/16/21. Finishing tenant selection. 99 Rewsjed ordinance at 20% sf
requirement
2. 40 Thorndike Street, Court House Leggat/McCall Covenant recorded 7/23/21. Building permit issued 3/2/21. Tenant selection underway. 48 All units are affordable
3. 605 Concord Ave. Abodez Acorn CovenAant recorded 1/6/20. Building permit issued 12/9/21. Under Construction. Preparing for tenant ; Revisled ordinance at 15% sf
selection. requirement
09 .
4. 121 Broadway Boston Properties (BXP) Covenant recorded 12/28/23. Building permit issued 3/21/24. Under construction. 102 MXD zolnlng 20% Inclusionary
+ 5% Middle-Income
A " "
5. 8 Winter Street DND Homes Covenant recorded 7/18/2024. Building permit issued. 3 Revnsled ordinance at 20% of
requirement.
Under Development: 259 0
Completed Units: 1125 215
All Units: 1384 215
1599
. T . Rental . . . .
Active Pipeline Projects Developer Status Units Ownership Units |  Applicable zoning

Current subsidy amount needed to create Affordable Dwelling Unit Net Floor Area for Inclusionary Housing not created pursuant to Section 11.203.3 (i):

$534 / per square foot

last update: 1/23/2025

Incentive Zoning Contributions - FY2025

Development Contribution Amount Rate
1. 109 Smith Place (101 Smith Place) $2,794,087 S 20.31
2. 40 Thorndike Street (Sullivan Court House) $8,670,705 S 20.31
additional contribution
3. 40 Thorndike Street (Sullivan Court House) $4,500,000 n/a pursuant to leasing spaces in
City garage
4. 201 Amherst Street (MIT Music Building) $75,594 S 20.31
5. 20 Cambridgeside $1,615,234 S 20.31
$17,655,619 Total FY2025

Current Incentive Zoning Housing Contribution Rate pursuant to Section 11.202 (b):

$36.36 / per square foot

last update: 5/2/2025




CAMBRIDGE AFFORDABLE HOUSING TRUST
MEETING MINUTES
May 6, 2025 at 4:00 p.m.
Conducted via Zoom and in person (City Hall, Ackermann Room)

Trustees Present in Person: Yi-An Huang, Chair; Elaine DeRosa, Jim Stockard, Susan Schlesinger, Elaine
Thorne

Trustees Present via Zoom: Krissandra Robinson

Trustees Absent: Teresa Cardosi, Raff Freeman, Alyson Stein

Staff Present: Christopher Cotter, Housing Director; Melissa Peters, Acting City Manager

for Community Development; Cassie Arnaud, Senior Manager for Housing
Development; Janet Haines, Housing Planner; Christine Yu, Associate
Housing Development Planner; Drew Kane, Senior City Planner; Erik
Thorkildsen, Urban Design Planner

Others Present: Catiana Jean Pierre

The meeting was called to order at 4:05 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. He then confirmed via roll call that each remote participant could hear the meeting
and was audible to others.

MEETING MINUTES

Upon a motion moved, seconded, and approved by roll call of six in favor and three absent (Ms. Cardosi,
Mr. Freeman, and Ms. Stein), it was voted to approve the minutes for the meeting of February 27, 2025.

HOUSING DEPARTMENT UPDATE

City Funding: The City Manager filed the FY26 City Budget for approval by the City Council. The budget
includes $24.6M in City funding for the Affordable Housing Trust for FY26. The proposed budget also
includes two new Housing staff positions, of which one position will be managing the investment of

Trust resources.

HomeBridge Program: There are currently 13 active buyers in this program looking for a home. There
are 10 units under agreement.

Resale Program: There are 24 units in the process.

Print Shop: The roof bid was approved recently, and the contract will be signed soon.



52 New Street: Just A Start (JAS) is beginning the marketing of this 106-unit AHO development, with the
first two information sessions scheduled for May 6 and May 8.

4 Mellen/1627 Massachusetts Avenue: Homeowners Rehab Inc. (HRI) is preparing for construction
closing and is expected to close in May 2025.

49 6' Street: Preservation of Affordable Housing (POAH) is preparing for construction closing and is
expected to close in May 2025.

Corcoran Park: The Cambridge Housing Authority (CHA) is preparing for their second AHO community
meeting for this project, expected to occur in early Summer 2025.

2072 Massachusetts Avenue: Capstone is hosting their second AHO community meeting for this project
on May 29,

28-30 Wendell Street: HRI is preparing for its first Planning Board advisory design review meeting, as
they move through the AHO process for this project.

16-18 Wendell Street: The site is fully occupied and their supportive services program is up and running.

116 Norfolk Street: Construction completed in early 2025, and residents are fully moved into the site.
The CHA is planning to schedule a ribbon-cutting event for a date in June.

35 Cherry Street: Just A Start (JAS) provided an update to the Planning Board and the community that
this project is no longer proceeding under the AHO and will be an as-of-right project under the new
Multifamily Zoning, which was passed in February 2025.

OTHER UPDATES

AHO Petition: The Planning Board and the Ordinance Committee held meetings on the proposed zoning
amendment petition that would limit the height of AHO developments to nine stories in the C-1 District.
Both groups had positive recommendations which will be transmitted to the City Council.

Federal Funding: Staff are keeping an eye on federal funding and the impact which changes in funding
would have on the community. The City Manager provided an update to the City Council on Monday,
May 5% about its status. Chair Huang added that staff are monitoring HUD grant agreements being sent
to other communities which contains conditions relating to recent executive orders which make them
difficult to sign. Some cities are now challenging these conditions. The City is monitoring this situation as
staff wait for new grant agreements for HUD funds the City receives.

In response to a question regarding whether the City is looking at the potential loss of funding for
homeless and housing programs, Chair Huang replied that staff are looking into it and have significant
concerns. Mr. Cotter added that the CHA and the City are also in discussions about how the City can
help as CHA looks at potential impacts on their residents.

Prior to moving onto the new business, Ms. Schlesinger asked about the status of the Inclusionary

Zoning study. Trustees discussed that between high interest rates, high cost of construction, and overall
economic uncertainty, there likely would not be a lot of development in the next few years regardless of
whether the Inclusionary set-aside is reduced or not. However, they agreed that there needs to be data



before any new policies or programmatic changes can be implemented and that a study will inform staff
about potential economic triggers. Mr. Cotter noted that staff are working to launch a new study in
FY26.

In response to a question regarding the status of municipally funded vouchers, Mr. Cotter responded
that staff are still discussing that and are assessing whether these might be a stop gap for CHA funded
vouchers that are at risk.

NEW BUSINESS

Multifamily Design Guidelines

Mr. Kane and Mr. Thorkildsen introduced themselves to the Trust. They explained that the purpose of
these proposed multifamily design guidelines is to assist developers and designers of multifamily
developments build meaningful, welcoming homes in Cambridge. Staff are collecting comments now
and are hoping to publish a final draft in June. This draft expands on the Design Guidelines for
Affordable Housing Overlay and aligns with the Citywide Urban Design Guidelines.

Mr. Thorkildsen provided a summary of the layout of the draft document. The purpose of these
guidelines is to show examples of the designs that compliment the City’s existing neighborhoods and to
illustrate how new developments, including those which are taller, can be integrated into their
surrounding context. It was emphasized that these are guidelines, not requirements, and that they are
likely to change over time and should be a reference point, whereby no building will be expected to
meet all of different design recommendations.

In response to a question about whether this document can be used as educational materials for non-
developers, Mr. Kane responded that it could be useful for anyone, but that an executive summary may
provide additional clarity to non-developers. In response to a question regarding whether the guidelines
need to be formally adopted, Mr. Cotter answered that a vote was not required; CDD will publish it
when it is finalized as required by the zoning ordinance.

Trustees praised staff for creating an easy-to-understand document that is friendly for non-developers
and that it will be a great asset to the community.

Ms. Schlesinger commented that it will be interesting to see how developers use these guidelines and if
this will encourage good design by market-rate developers who may not have the same commitment to
working with the community as Cambridge-based affordable housing developers. A Trustee also asked if
there were design guidelines for non-residential structures. Mr. Thorkildsen commented that some of
the language on building facades, as well as climate and resiliency can be used on non-residential
developments, and that the Citywide Design Guidelines also provide guidance on this Mr. Stockard
suggested that it would be helpful to educate neighbors on these design guidelines, especially those
surrounding new potential developments.



Request for Annual Appropriations for FY26

Mr. Cotter presented a funding request for $715,115 to support non-profit housing providers’ affordable
housing preservation and development programs, Housing Department staff, and Housing Department
program operations in FY2026. This is an annual request that supports various affordable housing
efforts, such as inclusionary work and legal costs.

In response to a question regarding the support for non-profit housing providers, Mr. Cotter noted that
for many years the Trust has provided funding support to both HRI and JAS to help fund with their
affordable housing development staff which is especially helpful as they work early stages of new
developments.

Upon a motion moved, seconded, and approved by roll call of five in favor, one abstains (Mr. DeRosa),
and three absent (Ms. Cardosi, Mr. Freeman, and Ms. Stein), it was:

VOTED: to approve the request for $715,115 to support affordable housing efforts, as detailed in the
memo provided.

Prior to adjournment, Ms. Schlesinger asked if they could get an update on Walden Square. Mr. Cotter
answered that the project has applied for state funding in the current application round. Additionally,
Ms. Thorne asked if staff could provide an update on Vail Court, to which Mr. Cotter answered that the
legal process is ongoing.

ADJOURNMENT

Upon a motion moved, seconded, and approved by roll call of six in favor and three absent (Ms. Cardosi,
Mr. Freeman, and Ms. Stein), it was voted to adjourn the meeting.

The meeting adjourned at 5:11 p.m.

The next meeting is scheduled for May 22, 2025 at 4:00 p.m.

Meeting Materials:

Agenda

Minutes from the Trust’s February 27, 2025 meeting

Project Update

Multifamily Design Guidelines — Affordable Housing Trust Presentation 5.6.2025
e  Multifamily Design Guidelines — Draft 4.24.2025

e Funding Request for Annual Contracts_FY2026 5.6.2025



CITY OF CAMBRIDGE

. ChristopherCotter

Housmg Department Director of Housing
MEMORANDUM
To: Affordable Housing Trust

From: Chris Cotter, Director of Housing
Anna Dolmatch, Senior Manager for Homeownership

Date: May 22, 2025
RE: Recapitalization of HomeBridge Program Funds for 100-120% AMI

The HomeBridge program provides financial assistance for eligible applicants to purchase
homes on the open market. In exchange for this assistance, buyers sign an Affordable
Housing Covenant and purchased homes become part of the permanently affordable stock.

As we have recently discussed, demand for HomeBridge continues to be higher than at any
time in program history. 12 units have closed this fiscal year, with another 8 under
agreement. There are more than 20 applications waiting for review. HomeBridge has
surpassed the Resale Pool in demand for the past two years. The increased subsidy
percentage adopted in 2023 is the main driver, along with the program’s lack of preference
points, shorter wait time, and higher income limits. We are looking at ways to manage the
application volume to prevent HomeBridge buyers from bidding up the price of available
units and to manage the continuing high demand through the approval and homebuying
process.

Last September, the Trust approved HomeBridge unit standards and recapitalized funds for
applicants earning between 60% and 100% AMI, and in November approved additional
funding for applicants with incomes between 100% and 120% AMI. We are once again
requesting recapitalization of the funds for buyers earning between 100% and 120% AMI
with a request of $4,000,000.

HomeBridge funding for this upper middle-income tier was initially a pilot program, created
in 2017 at the request of the Council and funded by community benefits payments to the
City. After this initial pilot round, the Trust committed $3,000,000 in 2020 to maintain the
expanded program and provided an additional $3,000,000 last year. Six buyers have
purchased using these funds. There are currently four units under agreement in this price
range, and another two buyers with active approvals.

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



We had estimated serving six to eight buyers with the 2024 recapitalization. Those funds
have been committed to seven applicants, with five successfully finding units to purchase.
There is approximately $1.5MM remaining for new commitments. With almost two dozen
pending applications, we anticipate that these funds will be fully committed in the next few
months. While not every approved buyer ends up purchasing, the percentage of approved
buyers who close on a unit has increased in recent years. We would like to be able to
continue to issue approvals on a rolling basis to help applicants access this market.

The requirements for 100% to 120% AMI buyers are the same for all HomeBridge buyers,
regardless of income level. All buyers must have a housing payment within the program’s
minimum and maximum range, and all units must meet the same standards. Once a unit is
purchased with these funds, it is permanently restricted to be affordable to households
earning up to 120% AMI upon resale.

The requested recapitalization funds will allow us to fund an estimated nine to ten additional
buyers. Higher-income buyers frequently do not receive the maximum HomeBridge subsidy
because of the program requirement that homebuyers pay a minimum amount of income
for housing, so the subsidy amount per-unit is often less than what we see in the 60% to
100% AMI bracket. However, more three-bedroom purchases will deplete the funds more
quickly, making it hard to predict how long these funds will last.

Recommendation: Staff recommend that the Trust approve the request for an additional
$4,000,000 in City Budget funds for the HomeBridge program serving buyers between 100%
and 120% of AMI.

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



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.
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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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