
 

Minutes of the Regular Meeting 
of the Members of MassHousing  

held on  
April 11, 2023 

 
The regular meeting of the Massachusetts Housing Finance Agency – doing business as 
MassHousing held on April 11, 2023.  In accordance with Section 20 of An Act Extending 
Certain COVID-19 Measures Adopted During the State of Emergency, 2021 Mass. Acts 20, as 
amended, no Members were physically present and the meetings were conducted remotely 
through a publicly accessible Zoom meeting.   
 
Participating remotely were the Members (by roll call): 
 
Members Jeanne Pinado, Chair 

Carolina Avellaneda, Vice Chair 
Tom Flynn 

 Carmen Panacopoulos 
Jennifer Maddox, ex officio 
Patricia McArdle 
Jerald Feldman 
Michael Dirrane 
Kaitlyn Connors, Designee of Matthew Gorzkowicz, ex officio  
 

Members 
Not  
Participating  None  

     
Staff Due to the remote convening, a list of MassHousing staff participating or 

observing the meeting was not available 
 
Guests Due to the remote convening, a list of guests observing the meeting was not 

collected 
  
Chair Pinado convened the meeting to order at 2:00 p.m. Chair Pinado then indicated that the 
first order of business was the approval of the minutes of the previous meeting. Upon a motion 
duly made and seconded, by roll call vote, of all the present Members (Kaitlyn Connors 
abstaining), it was: 
 
VOTED: That the minutes of the Regular Meeting of the Members held on February 14, 

2023 are hereby approved and placed on record.  Kaitlyn Connors abstained as 
she was not present at the February 14, 2023 meeting. 

 
Chair Pinado began the meeting by welcoming Kaitlyn Connors, Designee of Matthew 
Gorzkowicz, ex officio, to the Board. 
 
  



 

 
Executive Director’s Report 

 
Chrystal Kornegay began her report by giving an update on PCBA, our contract with HUD to 
provide physical and financial oversight of certain HUD-financed multifamily properties.  This 
contract provides subsidy income annually.  HUD was planning to restructure its approach to 
PBCA contracts to a regional administration model and was planning to put out a bid that 
precluded individual HFAs from responding and doing the work solely in their state.  
MassHousing began collaborating with its New England peers on a regional-based proposal in 
anticipation of HUD ultimately bidding out PBCA under this new structure. 
 
As a result of states, HFAs and National Council of State Housing Agencies widespread 
advocacy to Congress, legislation passed which prohibits this restrictive approach.  HUD halted 
its process and we continue to administer the program with HUD under our existing contract.  
The President’s FY24 federal budget proposal includes language from HUD proposing a new 
solicitation on a state-by-state basis and exempt from federal procurement regulations.  The 
Agency continues to work with other HFAs and NCSHA to clarify and refine the proposal. 
 
Chair Pinado commented that this has been going on for 10 years.  Ms. Kornegay explained that 
HUD put out a re-bid of the contract in 2011.  MassHousing had challenged the award then and 
since that time MassHousing has been on an extension.  Carmen Panacopoulos asked how many 
units are covered by the PBCA contract.   
 
Michael Dirrane asked what percentage of MassHousing’s income comes from the PBCA 
contract and whether the economics have changed.  Ms. Kornegay replied the economics have 
changed but not as dramatically as previously proposed, as far as our percentage of net revenue, 
she would follow-up.   
 
Ms. Kornegay continued by giving an update on the Open Meeting Law.  On March 29, 2023, 
Governor Healey signed into law a supplemental budget bill which, among other things, extends 
certain temporary remote meeting provisions of the Open Meeting Law through March 31, 2025. 
MassHousing’s board and committee meetings will continue under the existing remote model. 
 
Ms. Kornegay mentioned that she had recently been named one of “10 Inspiring Women in 
Affordable Housing.”  Chair Pinado congratulated Ms. Kornegay on this well-deserved honor.  
 
Ms. Kornegay next discussed the 2023 NCSHA Legislative Conference in Washington, DC 
attended by Colin McNiece, Tony Richards, Nancy McDonald and Ms. Kornegay.   
 
Ms. Kornegay continued by talking about the Ginnie Mae visit on March 20, 2023 which was 
Ginnie Mae’s first visit post-COVID.  MassHousing has been an approved issuer of Ginnie Mae 
mortgage-backed securities since 2015.  The Ginnie Mae relationship allows us to provide 
taxable financing through the MAP (Multifamily Accelerated Processing) program to owners of 
existing properties to refinance and preserve existing rental housing.  MAP allows us to stay 
competitive with other lenders, keep developments in our portfolio and reduces reliance on 
limited tax-exempt bond financing.  MassHousing has done more than $2 billion in MAP lending 



 

and we are the #1 HFA MAP lender.  MassHousing staff led a tour of GNMA-MassHousing 
funded properties as well as MassHousing funded properties in Boston including Castle Square, 
Historic South End Apartments, Symphony Towers, Newcastle Saranac, Northampton 
Residences and 140 Clarendon Street.    
 
Ms. Kornegay next discussed the Opportunity Fund.  The Opportunity Fund was created in 2016 
to allow MassHousing to use its excess revenues for mission purposes while still maintaining 
financial stability.  The Opportunity Fund was first capitalized with $160 million from the 
Working Capital Fund.  The Opportunity Fund is an “incubator” of sorts from which new 
programs can receive initial funding and, once proven viable, can leverage outside funding 
sources.  Initial uses of the fund were $50 million to preserve affordable rental housing where 
restrictions on affordability were expiring (the 13A portfolio.)  In addition, $100 million was 
used for the Workforce Housing program which subsidizes construction of rental housing with 
some moderate-income units.  An additional $10 million was deposited for other programs 
including an additional investment in HomeOwnership.   
 
Ms. Kornegay explained that all funds we get do not go into the Opportunity Fund.  The $36 
million in ARPA funds we received for MassDREAMS went into a separate account. 
 
Programs and initiatives supported by the Opportunity Fund today include $136,200,000 for 
Workforce Housing, $60,000,000 for the Commonwealth Builder Program and $50,000,000 for 
13A Portfolio Preservation Loans/Grants.   
 
Ms. Kornegay then reviewed the proposed charter for the Opportunity Fund and proposal to 
reserve $10 million for the Agency’s downpayment assistance programs. 
 
Chair Pinado asked what is left in the fund.  Ms. Madden replied the remaining undesignated 
funds total approximately $76 million.  The Workforce Housing pipeline is funded by DHCD 
and we are really paying attention to what remains undesignated.  Carolina Avellaneda asked if 
the $10 million would be consistent with the framework for MassDREAMS.  Ms. Kornegay 
replied that we have a set of DPA programs – some are funded from external sources and some 
are funded through the Opportunity Fund, the proposed allocation of $10 million would not fall 
under the MassDREAMS program, but we are actively working with the Legislature to have 
MassDREAMS re-funded.   
 
Ms. Avellaneda asked if the Opportunity Fund was legally structured.  Mr. McNiece answered 
the account is a dedicated and reserved portion of the Agency’s Working Capital Fund.  It is a 
“committed fund” subject to the same internal controls and administration as any of the agency’s funds 
and invested in accordance with the Investment Policy but requires a higher level of authority for 
expenditures.  . 
 
Carmen Panacopoulos asked if there is a ceiling on the grants and how the charter reflects 
serving the BIPOC community.   
 
Ms. Kornegay answered that we do have a cap on DPA and but include such program terms in 
program guidelines and not the charter. She noted that the additional DPA funds will advance the 



 

Agency’s business goal for 50% of Homeownership loans be to BIPOC borrowers.  .  Ms. 
Avellaneda asked if $10 million was enough and Ms. Kornegay replied that yes, it is enough for 
now.   
 
Jennifer Maddox left the meeting at 2:30 p.m. 
 

Votes Relating to the Opportunity Fund 
 
Upon a motion duly made and seconded, by roll call vote, it was, by all Members present:   
 

VOTED: To approve the adopt the MassHousing Opportunity Fund Charter 
attached hereto as Exhibit A.   

 



 

Exhibit A 
 

MassHousing Opportunity Fund Charter 
 
Introduction 
 
In December of 2013 the Agency commissioned a Risk-Based Capital Adequacy Study to 
identify financial resources to support Agency priorities to provide funds for new programs 
while still maintaining financial stability. The study provided the Agency an analysis of its then 
current and future capital requirements as well as its future financial flexibility to utilize its 
unrestricted funds to advance its mission in a manner that sustains and supports the Agency’s 
financial strength. The Opportunity Fund (the “Fund”) was created as the vehicle. 
 
Purpose & Vision 
 
The Opportunity Fund’s purpose is to support mission-driven initiatives approved by the 
Board. The Opportunity Fund encapsulates the spirit of the Agency as a leader and innovator in 
meeting the housing challenges of the Commonwealth. 
 
Programs & Activities 
 
Where every action of the Agency is intended to serve its mission, programs and activities 
financed by the Opportunity Fund should include innovations that advance or accelerate mission 
objectives and provide a model that others might emulate. Activities or programs supported by 
the Fund will assist the Agency to meet its mission including creating opportunities to deploy 
other agency capital. Individual Fund activities or programs will be subject to overall Fund 
principles including innovative techniques, partnerships, or concepts even if not contributing to 
the deployment of other agency capital. 
 
New programs and activities proposed for financing from the Opportunity Fund would be 
reviewed and approved by the Board. 
 
Principles 
 
Opportunity Fund activities will embody one or more of the following principles: 

 Advance the Agency’s stated strategic business goals, 
 Demonstrate innovative concepts or delivery systems, 
 Contribute to the growth of Agency lending activities, 
 Enhance the deployment of other Agency capital or leverage capital from other sources, 
 Support Agency commitment to diversity and inclusion, and 
 Facilitate partnerships and collaborations that grow the affordable housing industry in 

Massachusetts. 
 
 
 
 



 

Commitment 
 
Each fiscal year, the Agency shall deposit 50% of excess earnings after bond transfers from the 
previous fiscal year to the Opportunity Fund.   
 
Structure 
 
The Opportunity Fund is a segregated revolving fund within the Agency’s Working Capital 
Fund. Receipts and interest earnings on the Fund shall be retained in the Fund. Investment of the 
Opportunity Fund shall follow the Agency’s Investment Policy, including, but not limited to, the 
aggregation of Opportunity Fund moneys with other Agency held funds for investment purposes. 
The Opportunity Fund may accept funds from other programs. The determination of whether 
other programmatic funds should be deposited into the Opportunity Fund will be made at the 
sole discretion of the Chief Financial and Administrative Officer, subject to contractual 
programmatic obligations. 
 
A report of Opportunity Fund performance shall be included in the annual presentation to the 
Board of the Agency’s fiscal year plan at which time this Charter shall also be subject to review 
and modification. 
 



 

Vote Relating to Additional Funds for Downpayment Assistance 
 
 
Upon a motion duly made and seconded, by roll call vote, it was, by all Members present: 
 

VOTED: To designate and reserve $10 million of the Opportunity Fund to be applied in 
MassHousing’s down payment assistance programs.   

 
 
 

Home Ownership Financing Delegation Votes 
 
 

Rachel Madded presented delegation votes of authority to (i) issue Homeownership bonds and/or notes to 
finance up to $400 million using a mix of fixed rate and/or hedged or unhedged variable rate; and (ii) increase the 
existing Homeownership Line of Credit with Bank of America, N.A from $100 million to $200 million. 
 
The bond delegation vote, along with the memorandum from cfX Incorporated (“cfX”) MassHousing’s 
Homeownership financial advisor, attached, provides detailed explanations and also will satisfy the requirements of 
the State Finance and Governance Board with respect to any potential derivative contracts associated with 
MassHousing financings through the end of calendar year 2023. 
 
The Line of Credit delegation of authority authorizes the Financial Director to amend the existing line of credit 
agreement with Bank of America, N.A. for up to $200 million to temporarily fund Homeownership loans without 
depleting the Working Capital Fund. 
 
 
 



 

Upon a motion duly made and seconded, by roll call vote, it was, by all Members present, the following 
resolutions were adopted:  

 

A RESOLUTION OF THE MASSACHUSETTS HOUSING FINANCE AGENCY 
ADOPTING SUPPLEMENTAL RESOLUTIONS AND/OR SUPPLEMENTAL 
TRUST INDENTURES RELATED TO THE ISSUANCE AND SALE OF NOT 

EXCEEDING $400,000,000 AGGREGATE PRINCIPAL AMOUNT BONDS AND/OR 
NOTES AND AUTHORIZING OFFICERS OF MASSHOUSING TO APPROVE 

CHANGES THERETO AND AUTHORIZING THE NEGOTIATION AND 
APPROVAL OF CERTAIN OTHER DOCUMENTS IN CONNECTION 

THEREWITH 
 

WHEREAS, the Massachusetts Housing Finance Agency (“MassHousing”) previously 
(i) adopted its Single Family Housing Revenue Bond Resolution (as amended to date, the 
“Resolution”) and (ii) entered into a Trust Indenture relating to its Residential Mortgage 
Revenue Bonds (Mortgage-Backed Securities) (as amended to date, the “Trust Indenture”), each 
authorizing the issuance of bonds and/or notes for the purposes of financing or refinancing 
Whole Mortgage Loans, Home Improvement Loans, Cooperative Housing Loans or Mortgage- 
Backed Securities, refunding other obligations of MassHousing and establishing reserves 
therefor, as applicable, all in furtherance of MassHousing’s Home Ownership Program; 

 
WHEREAS, in order to maintain the continuity of the Home Ownership Program, and in 

furtherance of the provision of owner-occupied, single-family housing to low and moderate 
income persons and families in the Commonwealth, MassHousing desires to provide for (i) the 
adoption of one or more supplemental resolutions pursuant to the Resolution and (ii) the 
execution of one or more supplemental trust indentures pursuant to the Trust Indenture, 
authorizing the issuance of one or more series of bonds and/or notes to finance or refinance 
certain Whole Mortgage Loans and Mortgage-Backed Securities, as applicable, approved by 
MassHousing (collectively, the “Loans”) to be designated by an Authorized Officer; 

 
WHEREAS, MassHousing desires to adopt such resolutions and agreements as may be 

necessary to effectuate the foregoing purposes and to provide for the modification of such 
resolutions to the extent necessary; now, therefore, be it 

 
RESOLVED, by the Members of MassHousing as follows: 

 

Section l.  MassHousing hereby (i) adopts one or more Supplemental Resolutions (the 
“Supplemental Resolutions”), authorizing the issuance of Bonds and/or Notes under the 
Resolution, and (ii) approves the execution of one or more Supplemental Trust Indentures (the 
“Supplemental Trust Indentures”), authorizing the issuance of Bonds under the Trust Indenture, 
with an aggregate principal amount not to exceed $400,000,000 (the “Obligations”). The 
Supplemental Resolutions and the Supplemental Trust Indentures shall be in substantially the 
forms previously used by MassHousing, with such changes as shall be deemed necessary in 
accordance with Section 3 of this resolution. The Obligations may be issued in one or more 
series and shall be secured by and payable from (i) in the case of Obligations issued under the 
Resolution, any and all Revenues in accordance with the Resolution and (ii) in the case of 
Obligations issued under the Trust Indenture, the security and collateral set forth in the 
applicable Supplemental Trust Indenture. Any Obligations issued pursuant to this resolution 
shall be delivered on or before June 30, 2024.Section 2.  MassHousing hereby adopts a 



 

Supplemental Resolution, which may be part of or separate from the Supplemental Resolutions 
authorized in Section 1 above, for the purpose of amending the Resolution to set forth therein 
the treatment of hedging transactions entered into with respect to Bonds and/or Notes issued 
under the Resolution. 

 
Section 3.  The Obligations shall be sold to one or more members of MassHousing’s 

approved underwriting team in accordance with the terms of one or more bond purchase 
agreements in substantially the forms previously used by MassHousing with respect to its single 
family housing revenue bond programs, with such changes, interest rates, redemption provisions 
and maturity schedules as shall be approved by an Authorized Officer, and the same are 
authorized to execute and deliver the bond purchase agreements. The Obligations issued under 
the Resolution may be issued and sold as (i) one or more series of “Fixed Rate Bonds” or 
“Variable Rate Bonds” or “Compound Interest Bonds” or “Discount Bonds,” (ii) one or more 
series of Notes or (iii) “Tender Bonds,” as each such term is defined in the Resolution. The 
Obligations may be sold at a purchase price which reflects an aggregate underwriting fee or 
discount of not more than 2% of the principal amount of the Obligations issued. 

 
Section 4. The Executive Director, Chairman, Vice President of Home Ownership 

Programs or Financial Director are each hereby authorized, acting singly, to take whatever action 
is necessary to carry out the issuance and sale of the Obligations including, without limitation, 
determining the amount of fixed rate, variable rate, compound interest or discount bonds to be 
issued and the terms and conditions thereof, including the series designation(s) thereof, the date 
or dates of issuance and sale thereof, the maturity and interest payment dates thereof, the 
redemption or tender dates, if any, therefor and the establishment of funds and accounts under 
the Resolution or the Supplemental Trust Indenture, as applicable, to account for the proceeds 
thereof. The Executive Director, Chairman, Vice President of Home Ownership Programs or 
Financial Director are further authorized, acting singly, to make such changes, additions and 
revisions to the Supplemental Resolutions, the Supplemental Trust Indentures and the documents 
and agreements referred to herein and therein, as are necessary to effectuate the purposes thereof 
and the purposes set forth in this resolution. 

 
Section 5.   In connection with the issuance of any Obligations, the distribution of one 

or more Preliminary Official Statements by an Authorized Officer is hereby approved. The 
Authorized Officers are each hereby authorized to permit the distribution of one or more final 
Official Statements, with such changes, omissions, insertions and revisions from the preliminary 
form thereof as they shall deem advisable and made pursuant to the bond purchase agreement 
authorized in Section 2 above, and to execute such final Official Statements. 

 
Section 6.  In connection with the issuance of any Obligations, MassHousing may 

enter into one or more remarketing agreements, standby bond purchase agreements, credit 
enhancement agreements or other liquidity agreements with respect to the Obligations (“Related 
Agreements”). The form of such Related Agreements shall be approved by an Authorized 
Officer, and the same are authorized to execute and deliver such agreements. 



 

Section 7.  In connection with the issuance of any Obligations, MassHousing may 
enter into one or more interest rate swap transactions, forward rate transactions, forward bond 
purchase transactions, cap transactions, floor transactions, collar transactions, rate lock 
transactions or other similar transactions (“Transactions”). The Authorized Officers are 
authorized to enter into such Transactions and to execute and deliver all agreements necessary or 
desirable therefor with one or more financial institutions selected by such Authorized Officers, 
and to pledge and apply such collateral held under the Resolution or the Supplemental Trust 
Indenture or otherwise held by MassHousing as shall be required by any such Transaction or any 
insurance therefor, subject to the pledge of any such collateral held under the Resolution or the 
Supplemental Trust Indenture, as applicable, for the benefit of the holders of all bonds and notes 
outstanding thereunder, in each case on such terms and conditions as such Authorized Officers 
shall determine to be in the best interest of MassHousing. 

 
Section 8.  The Authorized Officers are, and each of them is, authorized in their 

discretion to obtain a commitment from an Insurer (as such term is defined in the Resolution) 
selected by such Authorized Officers to insure all or any portion of the principal and interest 
payable on the Obligations issued under the Resolution on such terms and conditions as such 
Authorized Officers shall determine is in the best interests of MassHousing and approve (which 
terms and conditions shall be set forth in the applicable Supplemental Resolution). If 
MassHousing shall obtain an insurance policy from an Insurer to insure the Obligations issued 
under the Resolution, the Authorized Officers are further authorized to execute and deliver such 
agreements with the Insurer, or to include provisions in the Supplemental Resolutions, 
containing such terms, covenants and undertakings of MassHousing, as such Authorized Officers 
shall determine to be in the best interest of MassHousing. 

 
Section 9.   In the event the Obligations are not issued prior to the maturity date of all 

or any portion of any bonds (the “Prior Bonds”) to be refunded with proceeds thereof, the 
Authorized Officers are, and each of them is, authorized in their discretion to draw amounts 
under the Second Amended and Restated Revolving Loan Agreement dated November 9, 2017, 
by and between MassHousing and Bank of America, N.A., as previously amended and as it may 
be further amended from time to time, sufficient to pay the principal amount of such Prior Bonds 
and to apply such amounts to such payment on such maturity date, provided that the amount so 
drawn shall be repaid from the proceeds of the Obligations upon the issuance thereof as provided 
in the Supplemental Resolutions. 

 
Section 10. MassHousing may make or finance, on an interim basis, certain Loans, 

which costs are reasonably expected to be paid or reimbursed with the proceeds of debt to be 
incurred by MassHousing in the maximum amount of $400,000,000 and with respect to any such 
expenditures, this resolution is intended to satisfy the technical requirements of Treasury 
Regulations §1.150-2(d)(1). 

 
Section 11. MassHousing authorizes any Authorized Officer to submit the proposed 

terms of any transaction authorized above to the State Finance and Governance Board as may be 
necessary for their review in accordance with Section 98 of Chapter 6 of the General Laws, as 
amended, and the regulations promulgated thereunder. 



 

 

Section 12. As used in this resolution, the term Authorized Officer 
shall mean MassHousing’s Chairman, Vice Chairman, Treasurer, Secretary, 
Executive Director, Vice President of Home Ownership Programs, Financial 
Director, General Counsel, Comptroller, Senior Director of Finance and Bond 
Compliance, or any person serving in any of the foregoing positions in an 
“Interim” or “Acting” capacity at the direction of the Members of 
MassHousing, any Member of MassHousing, or any other Authorized Officer 
of MassHousing as defined in the Resolution or a Supplemental Trust 
Indenture. 

 
Section 13. This resolution shall take effect immediately. 

 
 

Submitted:  April 11, 2023 
  



 

 

Upon a motion duly made and seconded, by roll call vote, it was, by all Members present: 
 

Amendment to Warehousing Line of Credit 
 

VOTED: That any one or more of the Executive Director, Financial Director, 
Comptroller, or Senior Director of Finance and Bond Compliance (each, 
an “Authorized Officer”) be, and each of them singly is, hereby 
authorized to negotiate, execute and deliver an amendment to the 
existing line of credit with Bank of America,N.A. to increase the 
maximum stated principal amount thereof to an aggregate amount not 
exceeding $200 million, with interest at a fixed rate or a floating rate, 
calculated on the basis of such index or other method as such 
Authorized Officer or Officers shall determine to be in the best interest 
of the Agency, and otherwise on such terms and conditions as such 
officers shall approve, for the purpose of warehousing the purchase of 
home ownership mortgage loans to be held for the credit of the Working 
Capital Fund pending the transfer of such mortgage loans to the 
Agency’s home ownership mortgage loan program under the Single 
Family Housing Revenue Bond Resolution or the Housing Bond 
Resolution or the sale of such mortgage loans to FNMA or other 
purchaser approved by such Authorized Officer or Officers. 

 
 

 
 
 
  



 

 

 
 
  



 

 

 
 
 



 

 

 
  



 

 

 
 
 



 

 

 
 
 



 

 

 
 
 



 

 

 
 
 



 

 

 
  



 

 

 
Votes Delegating Authority to Proactively Amend LIBOR-Based Bonds and Swaps 

 
Ms. Madden presented votes to delegate authority to amend, or terminate and replace, existing 
interest rate swap agreements and to amend certain variable rate bonds within MassHousing’s 
portfolio to deal with the impending end to LIBOR and to otherwise take advantage of changes 
in market conditions that would result in terms more favorable to MassHousing. These 
delegation votes, along with a memorandum from MassHousing’s swap advisor, Evercrest 
Advisors LLC (“Evercrest”), will satisfy the requirements of the State Finance and Governance 
Board with respect to derivative contracts associated with MassHousing financings. The 
Evercrest memo provides an explanation of potential transactions that MassHousing may enter 
into, all of which are consistent with MassHousing’s debt and derivative policies.  
 
Upon a motion duly made and seconded, by roll call vote, it was, by all Members present: 
 
VOTED MassHousing hereby confirms receipt of the written analysis and recommendation 

of Evercrest Advisors LLC, as independent swap advisor to MassHousing, with 
respect to the amendment of certain Bonds and Swaps (collectively, the 
“Derivative Financial Products”); confirms that the transactions are consistent in 
all ways with the debt and derivative policies of MassHousing; and, based on 
such analysis and recommendation, determines the benefits of the amended 
Derivative Financial Products outweigh the risks of using the amended 
Derivative Financial Products. 

 
VOTED  MassHousing may amend, or terminate and replace, as applicable, one or more 

series of existing Bonds and/or Swaps to replace the index on which the 
variable rate interest rates are calculated from LIBOR to SOFR or another index 
or to conform the indices used in the Bonds and the related Swaps, either by 
negotiation with Bondholders and Swap counterparties or, with respect to 
Swaps, by adhering to the related ISDA protocol. In connection with such index 
changes, MassHousing may make such other changes, including without 
limitation changes to the interest rate periods, applicable spreads, and methods 
of calculation reasonably necessary to effect such change in index rate, may 
include fallback provisions to determine subsequent interest rate indices in the 
event that the new index should become unavailable while the Bonds and Swaps 
remain outstanding. The specific form, and the index, spread and other terms of 
any such amended Bonds (and related series resolutions) and Swap 
documentation shall be approved and ratified by an Authorized Officer of 
MassHousing, and the same is authorized to execute and deliver such 
amendments. 

 
VOTED   That MassHousing authorizes an Authorized Officer to submit the proposed terms 

of the transactions described above to the State Finance and Governance Board 
for its review in accordance with Section 98 of Chapter 6 of the General Laws, 
as amended by Section 1 of Chapter 10 of the Acts of 2009, as amended, and the 
regulations promulgated thereunder. 

 



 

 

VOTED   As used herein, the term Authorized Officer shall mean MassHousing’s Chair, 
Executive Director, General Counsel, Financial Director, Comptroller, Senior 
Manager of Finance and Bond Compliance and any officer or employee of 
MassHousing acting in such capacity or any other Authorized Officer of 
MassHousing as defined in the General Resolutions. 

 
VOTED   MassHousing authorizes an Authorized Officer to update the State Finance and 

Governance Board of the final terms of the transactions referenced in this vote 
as they occur. 

 



 

 

 
 
 



 

 

 
 
 



 

 

 
 
 



 

 

 
 
 



 

 

 
 
 



 

 

 
 
 



 

 

 
  



 

 

 
Loan Committee 

 
Opus Newton, Newton 

 
Kathleen Evans presented a proposal for Approval of a Recoverable Grant for Opus Newton in 
Newton.  The proposed grant will be made to 2Life Communities or a non-profit affiliate thereof 
(the “Sponsor”) with the obligation to create deeper affordability at Opus Newton (the 
“Development”), which is a proposed 174-unit community in Newton. Residency at the 
Development is restricted to persons over 62 years of age. 
 
As a condition of receipt of the grant funding, the Sponsor has pledged to make a minimum of 
six (6) units (the “Benefitted Units”) without affordability restrictions affordable to households 
earning up to 120% of Area Median Income (“AMI”) for a period of fifteen (15) years. The 
model of residency will remain in line with the structure used in both the market rate and 
inclusionary units at the Development as described in Section 4 below. 
 
The Sponsor initially approached the Agency seeking assistance through the Workforce Housing 
Program. The Agency determined that the project was not a suitable fit for that program but 
wanted to find a manner to support the concept of senior housing at a moderate-income tier. As 
the Opportunity Fund has been the Agency’s mechanism for innovation, staff recommend 
making a grant from the source to the Sponsor in order to support the creation of affordability at 
the Development. 
 
The 5.8-acre parcel at 677 Winchester Street in the Newton Highlands neighborhood of 
Newton (the “Site”) will be assembled by combining undeveloped land belonging to two 
separate sites. The Sponsor will acquire 218,583 square feet of land from the Jewish 
Community Center (JCC) of Greater Boston’s 28-acre campus at 333 Nahanton Street, as well 
as 36,955 square feet of land from Coleman House at 677 Winchester Street, which is owned 
by an affiliate. Coleman House is a 142-unit, age-restricted development for which 
MassHousing is the Section 8 administrator. 

In addition to the construction of Development, the Sponsor proposes the creation of walking 
trails that connect the Development to Coleman House, campus amenities at the JCC, Newton 
Community Farm, and Nahanton Park. 
 
The Development will include a seven (7) story building with a parking garage and a two (2) 
story connector building that will connect the proposed building to Coleman House. Apartments 
will include one- and two-bedroom units ranging from 650 to 1,350 square feet. The 
Development will feature a two-story connector building offering indoor access to the Coleman 
House, along with a café, art studio, classroom, and meeting space. 

Opus Newton will have a fitness center, outdoor patio space, and gardens. 

The Sponsor proposes a model in which prospective residents pay an up-front amount (the “Opus 



 

 

Share”) which varies by unit type and size for a life-lease on the unit and execute a Residency 
Agreement with the Sponsor prior to taking occupancy. 

During their tenure at the Development, residents then pay monthly fees that cover operating 
costs, utilities, and basic services including care, culinary credits, programs, and events.The 
Residency Agreement will detail the terms under which residents will have access to a line of 
credit for an amount up to 80% of the Opus Share they paid. In the instance where a resident is 
no longer able to pay their monthly fee, they may draw from the line of credit. Heirs may 
receive up to 80% of the Opus Share amount the resident paid, and the line of credit is repaid 
using the next resident’s Opus Share. 
 
Upon a motion duly made and seconded, by roll call vote, it was, by all Members present: 
 

VOTED: To authorize a recoverable grant in the amount of up to 
$1,500,000.00, to be made to 2Life Communities, Inc. or a non-profit 
affiliate thereof (the “Grantee”) as sponsor of the age restricted 
residential development known as “Opus Newton”, to be funded from 
the undesignated portion of the Opportunity Fund approved by the 
Members of MassHousing on March 8, 2016, and subject to the terms 
and conditions imposed upon such grant by the Vice President of 
Multifamily Programs or the General Counsel, each acting singly, and 
further subject to (1) compliance with all applicable laws and all 
regulations and (2) requirements of applicable financing programs; 

 
FURTHER  
VOTED:  To authorize the Executive Director, the Vice President of 

Multifamily Programs, or the General Counsel, each acting singly, to 
execute and deliver on behalf of the Agency such agreement(s) or 
other documents(s) deemed necessary or appropriate to implement the 
foregoing, as evidenced by the execution by one or more of the 
foregoing, the form and substance of which such agreement(s) or 
other documents(s) shall be acceptable to the General Counsel 

 
 

140 Clarendon Street, Boston (Back Bay) 
 

Bill Dunn presented a proposal for an increase of up to $7,026,000 to the permanent loan 
authorization from $37,224,000 to$44,250,000.   
 
140 Clarendon (the “Development”) is a renovation project of the historic YWCA building 
located in the Back Bay neighborhood of Boston. The Sponsor, Beacon Communities 
Development, is converting the mixed-use building into 210 studio and one-bedroom 
apartments, and is preserving the commercial space, which includes cultural and educational 
uses. Of the 210 units, 111 will be designated permanent supportive housing for residents 



 

 

coming out of homelessness. All 210 units are restricted as affordable and will have access 
to services coordinated through the Sponsor; Pine Street Inn will provide an expanded 
service package to residents coming out of homelessness. 
 
On August 10, 2021, Members of the Agency approved commitments for the financing of a tax- 
exempt permanent first mortgage of up to $41,985,000 and a tax-exempt equity bridge loan of up 
to $16,653,000 to support the rehabilitation and preservation of the Development. 
 
On October 12, 2021, Members of the Agency approved an increase to the commitment for the 
tax-exempt equity bridge loan ($4,159,000), bringing the committed bridge loan amount from 
$16,653,000 to an amount up to $20,812,000. On October 28, 2021, a subordinate Capital Magnet 
Fund Loan in the amount of $500,000 was approved for the Development through a delegated 
process. 
 

On November 1, 2021, MassHousing, 140 Clarendon LL Limited Partnership (the “Borrower”) 
and Bank of America, N.A. as the construction lender entered into a Permanent Loan Agreement 
for the take-out permanent financing. Rehabilitation of the Development began shortly thereafter 
with construction currently nearing 90% completion. 
 
On December 1, 2022, the Boston Housing Authority (the “BHA” or “Contract Administrator”) 
published updated payment standards. The updated payment standards for the Development’s 
location in Boston’s Back Bay neighborhood utilize Small Area Fair Market Rents (“SAFMR”). 
The revised payment standards allow for increased Net Operating Income (“NOI”) at the 
Development. 
 
As such, the Sponsor recently submitted a request to the Contract Administrator for rent 
increases to the revised payment standard for 192 units. Upon approval, the increased rents will 
go into effect in June 2023 for the eligible HAP units. An estimated 185 of the 192 units will be 
eligible as of June 2023 or initial occupancy, and the remaining 7 units will be eligible upon 
turnover. The remaining 18 units are ineligible for a rent increase request until September 2023. 
At that time the Sponsor will submit an increase request to the Contract Administrator. If 
approved, the increased contract rents will be in place in advance of stabilization and the funding 
of MassHousing’s permanent, equity bridge and Capital Magnet Fund financing, anticipated to 
occur in May 2024. 
 
The increased NOI allows for the Development to support a larger permanent loan. Proceeds 
from the loan increase will i) fund cost overruns, as well as ii) fund an additional scope of work 
addressing the main entrance, lobby and building façade. 
 
Cost overruns are mainly attributed to i) interest carry costs from the variable rate construction 
loan, ii) additional technical consultants and inspections needed to address unforeseen 
conditions, and iii) resident relocation and income certification. While the Development has 



 

 

experienced cost overruns, it is still on track for completion on schedule. Along with the 
increase in the permanent loan, the Sponsor anticipates additional Federal Historic equity and 
LIHTC equity.   
 
The Sponsor is seeking approval of a permanent loan increase at this time as it will allow 
contractors to remain on site and staged to complete the additional scope of work. 
 
Upon a motion duly made and seconded, by roll call vote, it was, by all Members present: 
 
 

VOTED: To approve the findings and determinations set forth below 
and to authorize an increase of up to $7,026,000 to the 
permanent first mortgage loan previously authorized by the 
Members on August 10, 2021 (the “Original Board Vote”), 
such that the principal amount of the first mortgage loan 
shall be up to $44,250,000 such first loan to be insured under 
the HUD HFA Risk Sharing Program, to be made to 140 
Clarendon LL Limited Partnership or another single-
purpose, sole-asset entity controlled by Beacon 
Communities Development, LLC (the “Borrower”) as owner 
of the multifamily residential development known as “140 
Clarendon” and located in Boston, Massachusetts (the 
“Development”), and in accordance with the applicable 
general closing standards and delegations of authority 
previously approved, and the conditions of the Original 
Board Vote and further subject to (1) compliance with all 
applicable laws and all regulations and requirements of 
applicable financing programs, and (2) the following special 
conditions: None. 

 
 

STATUTORY FINDINGS AND DETERMINATIONS 
 

Statutory Findings: 
 

The Loan(s) will be financed under the provisions of Section 5 of 
MassHousing’s enabling act, Chapter 708 of the Acts of 1966, as amended 
(the “Act”). Pursuant to Section 5(g) of the Act, staff makes the following 
findings for the proposed Development: 

 
 
 
 



 

 

1. The affordability of rents for 20% of the units: 
 

210 units (100%) in the Development will be affordable to low-income 
persons and families, as specified in the Act, at the adjusted rentals shown in 
the rent schedule below. 

 
2. Shortage of Affordable Housing Units in the Market Area 

 
The market needs data reflects the information available to A&M staff as of 
the date of collection March 15, 2023 , and may not fully incorporate the 
potentially adverse impact(s) that the COVID-19 virus has had on the overall 
economy or on the local housing markets, since being declared a pandemic by 
the World Health Organization (WHO) in March 2020. Further, the reader is 
cautioned and reminded that any observations, comparisons, and/or 
conclusions are based on the data as of the aforementioned collection date. 

 
In-house data for larger market and mixed-income complexes (approximately 
1,311 units) in the area revealed a strong rental market. Current occupancy 
rates of the comparable properties reviewed averaged approximately 96.4%, 
and range between 95% and 99%. None of the five comparables reviewed were 
offering rental concessions. 

 
1st Qtr. 2023 CoStar data for the subject’s Back Bay/South End Multi-Family 
Submarket (10,889 units) has an overall vacancy rate at 2.8 % YTD, which is 
decrease of .03% from one year ago. CoStar data for the Boston market 
(260,679 units) has an overall vacancy rate of 4.9% YTD, which is an increase 
of .93 % from one year ago. The Back Bay/South End Multi- Family 
Submarket vacancy rate is projected to increase to 3.8% over the next five 
years, while the Boston market is projected to increase to 6.2%. 

 
CoStar, submarket data for the 4-5 Star building type (4,987 units) indicates 
a 1st Qtr. 2023 vacancy rate of 4.4 % and an average asking rent of $4,261, 
while submarket data for the subject’s 3 Star building type (2,766 units) 
indicates a 1st Qtr. 2023 vacancy rate of 1.0% at an average asking rent of 
$3,156 and 1-2 Star buildings (3,136 units) indicates a 1st Qtr. 2023 vacancy 
rate of 1.8% at an average asking rent of $2,809. The development with its 
amenities, more closely reflects the 3 Star building type, and is reflected in 
both the vacancy rate and market rent potential. 



 

 

According to the Department of Housing and Community Development's (DHCD) Chapter 40B 
Subsidized Housing Inventory (12/21/20), the City of Boston 269,482 year round housing units, 
55,509 (20.6%) of which are subsidized for low/moderate income households. 

As of January 2023, The Boston Housing Authority (BHA) owns and operates 27 family and 36 
elderly/disabled developments with a total of 12,501 units. The BHA also administers 14,574 
units of Leased Housing, consisting of 12,216 Housing Choice Vouchers, 1,441 Project Based 
and 198 Moderate Rehab, . In addition, the City of Boston’s Annual Plan (FY2020-FY2024) 
indicated that the BHA maintains the following wait lists: There are 15,140 households on the 
Leased Housing waiting list. This is broken down by families with children, families with 
disabilities and elderly families. The BHA also had Single applicants on the waiting list. There 
were also instances of families that fit into more than one category. This waiting list has been 
closed since November 2008 and there are no plans to reopen at his time. The BHA also 
maintains a Public Housing Wait list with 41,038 applicants. 

 
U.S. Census data from the 2017-2021 American Community Survey (ACS) indicates that of the 
271,950 households in the City of Boston approximately 74.7% earned less than the HUD 
published 2022 AMI, approximately 44.9% earned less than 50% of 2022 AMI, approximately 
51.1 % earned less than 60% of the 2022 AMI, and approximately 62.8%earned less than 80% of 
the 2022 AMI. 

 
3. Inability of Private Enterprise Alone to Supply Affordable Housing 

 
MassHousing staff has completed an analysis of the market rate rents, as defined by Agency 
statute, which absent MassHousing financing, would be required to support the development and 
operations of the Development. Based on the substantial difference between these market rents 
(shown in the Rent Schedule below) and the rents for this project, MassHousing staff finds that 
private enterprise alone cannot supply such housing. 

 
4. No Undue Concentration of Low-income Households 

 
The financing herein proposed does not lead to the undue concentration of low-income 
households. 

 
5. Elimination or Repair of Unsafe or Unsanitary Dwelling Units 

 
As evidenced by data cited in Finding No. 2 above, there is an acute shortage of decent, safe, and 
sanitary housing available to low-income persons and families in the general housing market 
area of the Development. Although staff is not aware of units within the same market area that 
require demolition or compulsory repair, by preserving the affordable housing proposed here, 
those in need of affordable housing will not be forced to accept residence in substandard units. 



 

 

So long as the acute shortage of affordable housing persists, actions of public agencies to 
increase the supply of affordable housing will reduce the market forces that allow unsafe and 
unsanitary units to persist. In addition, MassHousing, through its administration of housing 
programs, and other public agencies (e.g., local enforcement of building codes), continue to 
require repair of substandard units as such units are identified. 

 
Rental Determinations: 

 
Pursuant to Section 6(a) of the Act, MassHousing makes the following rental determinations for 
units within the proposed Development: 

 
Rent Schedule: 

 
Number of Bedrooms 0 1 
Number of Units 169 41 
Net SF/Unit 235 480 
Elev./Non-Elev. E E 

Market Rate Rent $4,132 $4,210 
(insert)   

MHFA Below Market Rent $3,839 $3,918 
(Cost-Based Rent)   

MHFA Adjusted Rent 30% of 60% AMI 

 
Underwriting Rents 

  

Project-based Section 8 $3,050 $3,325 
MRVP - $1,924 
LIHTC – 60% of AMI - $1,181 
Existing Voucher (HCV/PBV) $1,132 $1,280 

Market – Unrestricted - $3,192 
 

Based on this information, MassHousing staff finds that a significant need exists for the type of 
development proposed here, that private enterprise alone cannot supply such housing, and that 
the financing of the Development will not create or contribute to an undue concentration of low- 
income persons or adversely impact other housing in the area. 



 

 

EXHIBIT A 
COMPARISON SOURCES AND USES 

 
 
 

Sources of Funds October 2021 April 2023 Difference 
MassHousing Permanent Loan $37,224,000 $44,249,977 $7,025,977 
Federal LIHTC $35,433,634 $37,671,594 $2,237,960 
Federal Historic Tax Credits $8,260,301 $9,148,488 $888,187 
State LIHTC $23,575,000 $23,575,000 $0 
MassHousing CMF $500,000 $500,000 $0 
DHCD HSF & AHTF $4,500,000 $4,500,000 $0 
Resubordinated DHCD $1,500,000 $1,500,000 $0 
New City of Boston $6,289,955 $6,289,955 $0 
Resubordinated City of Boston $1,750,000 $1,750,000 $0 
Deferred Developer Fee $1,816,095 $1,855,000 $38,905 
GP Contribution & 
Reimbursements 

$100 $96,750 $96,650 

 

Total Sources $120,849,085 $131,136,764 $10,287,679 
 
 

Uses of Funds October 2021 April 2023 Difference 
Acquisition $43,152,500 $43,188,500 $36,000 
Construction (plus contingency) $35,738,621 $38,196,020 $2,457,399 
General Development $17,494,330 $24,305,965 $6,811,634 
Capitalized Reserves $5,924,206 $6,519,565 $595,359 
Developer Fee & Overhead $7,869,534 $7,869,534 - 
Commercial Uses $10,669,894 $11,057,180 $387,286 

 

Total Uses $120,849,086 $131,136,764 $10,287,678 



 

 

EXHIBIT B 
COMPARISON INCOME AND EXPENSES 

 
 
 

Income October 2021 April 2023 Difference 
Rental Income – PB Rental Subsidy $6,423,696 $7,629,924 $1,206,228 
Rental Income – Non-Rental Subsidy  $66,060 $66,060 
Gross Potential Residential Income $6,423,696 $7,695,984 $1,272,288 

    

Vacancy – PB Rental Subsidy ($160,592) ($190,748) ($30,156 
Vacancy – Non-Rental Subsidy  ($2,680) ($2,680) 
Gross Residential Income $6,263,104 $7,502,556 $1,239,452 

    

Commercial Income $1,056,572 $1,056,572 $0 
Vacancy – Commercial ($369,800) ($369,800) $0 
Other Income $10,920 $5,928 ($4,992) 
Effective Gross Income $6,960,796 $8,195,256 $1,234,460 

 
 

Expenses October 2021 April 2023 Difference 

Residential Operating Expenses $3,969,013 $4,699,987 $730,974 
Commercial Operating Expenses $703,800 $727,000 $23,200 

    

Net Operating Income $2,287,982 $2,768,269 $480,287 
Debt Service ($1,928,461) $2,369,774 $4,298,235 
Cash Flow $359,521 $398,495 $38,974 

 
 

Debt Service Coverage 1.19x 1.17x 



 

 

 
 

Warren House, Newton 
 

Bill Dunn presented a request to extend term of the Asset Protection Subordinate Loan for 
up to 12 months proposal for Warren House in Newton.   

 

Warren House (the “Development”) is a 59-unit apartment community located in Newton. The 
building was originally designed as a public school and was converted to residential use by NCDF in 
1992 with Low Income Housing Tax Credit equity and financing from MassHousing, the Newton 
Housing Authority, and the Newton Community Development Block Grant program. The 
Development operates under a long-term ground lease from the City of Newton with a 65-year term 
ending on December 11, 2056. The Development contains 15 one-bedroom units, 38 two-bedroom 
units, and six three-bedroom units. Twenty-one units are restricted at 50% of AMI, while the other 31 
units are unrestricted. 

In January 2015, MassHousing issued a $2,992,000 Asset Protection Loan (the “APL”) as a second 
mortgage loan, which the owner used to fund the replacement reserve account and to establish a capital 
improvement escrow account to address water infiltration issues with the roof and masonry. The APL 
was structured to be subordinate to and coterminous with the first mortgage with a 3-year initial term 
and six (6) annual automatic renewal options through December 1, 2023. Payments were structured as 
annual interest-only payments from cash flow after debt service of the first mortgage. Projections at 
the time of commitment demonstrated only a portion of the accrued interest would be paid through 
cashflow, with the remaining accrued interest and principal balance due upon maturity (current amount 
due $3,444,726). 

Over the last several years, the Sponsor has worked to secure a refinancing execution that would allow 
for full repayment of the APL. These efforts have been complicated by the status of the existing 
ground lease. The ground lease included annual payments to the city with provisions for deferment 
related to cash flow. Currently the development owes remaining principal rent of $1,500,000 and 
interest accrued on deferred rent of approximately $2,400,000. The Sponsor and the city have 
participated in ongoing negotiations for repayment of the back-rent and accrued interest due. 

In December 2022, the city and Sponsor reached a tentative agreement on payments for back-rent as 
well as accrued interest and an extension of the existing ground lease that would bring the total term 
to 99 years. 

The extended term of the ground lease will be in conformance with Risk Share requirements and Staff 
is engaged with the Sponsor on the structuring of a refinancing. Extending the maturity of the APL will 
provide sufficient time for negotiation of the refinancing as well as eventual underwriting and 
presentation for commitment. Proceeds from the refinancing will i) repay the APL and accrued interest, 
pay ground lease rent due to the City of Newton, iii) fund window replacement and masonry repair, 
and iv) capitalize the replacement reserves. 
 
Upon a motion duly made and seconded, by roll call vote, it was, by all Members present: 
 

VOTED: That MassHousing authorizes the Executive Director or the Vice 
President of Multifamily Programs, each acting singly, to approve an 



 

 

extension of the Mortgage Note dated as of January 20, 2015 from 
Warren House Limited Partnership to MassHousing for twelve (12) 
months, on such terms and conditions as required by the Executive 
Director or the Vice President of Multifamily Programs.  

 
 

Bunker Hill Building M, Boston (Charlestown) 
 
Jeff Geller presented a proposal for Commitment of Tax-Exempt Construction to Permanent 
Loan, Commitment of Tax-Exempt Construction Equity Bridge Loan and Commitment of 
Taxable Construction Equity Bridge Loan for Bunker Hill Building M, Charlestown. 
 
On November 8th, 2022 and January 10th, 2023, Agency Members approved (i) a tax-exempt 
construction-to-permanent loan, (ii) a tax-exempt construction equity bridge loan and (iii) a 
taxable construction equity bridge loan for the construction of Bunker Hill Building M, a 
proposed 102-unit building in Charlestown (the “Development”). Subsequent to approval, 
the development team changed the Development’s ownership structure, establishing new 
Sponsor and Borrower entities. As a result of these changes, as a technical matter, the 
previous loan commitment votes are required to be retaken. The vote in this technical 
amendment is to approve a commitment of the loans for the new entities. The previously 
authorized loan terms, including the loan amounts, project costs, and affordability 
restrictions are unchanged from the January 10th commitment proposal and votes approved 
by the Members. 
 
Upon a motion duly made and seconded, by roll call vote, it was, by all Members present: 
 

VOTED: To approve the findings and determinations set forth below and to 
authorize (a) a construction/permanent first mortgage loan in a 
principal amount of up to $40,452,000, such first loan to be insured 
under the HUD HFA Risk Sharing Program; (b) a tax-exempt 
subordinate equity bridge mortgage loan in a principal amount of up to 
$12,680,000; and (c) a taxable subordinate equity bridge mortgage 
loan in a principal amount of up to $23,000,000, in each case to be 
made to Building M Owner LLC or another single-purpose entity 
controlled by BH Building M Developer LLC (the “Borrower”) as 
owner of the multifamily residential development known as “Bunker 
Hill Building M” (the “Development”) and located in Charlestown, 
Massachusetts, and in accordance with the applicable general closing 
standards and delegations of authority previously approved, and 
further subject to (1) compliance with all applicable laws and all 
regulations and requirements of applicable financing programs, and (2) 
the following special conditions: None. 

  



 

 

 

STATUTORY FINDINGS AND DETERMINATIONS 
 

Statutory Findings: 
 

The Loans will be financed under the provisions of Section 5 of MassHousing’s 
enabling act, Chapter 708 of the Acts of 1966, as amended (the “Act”). 
Pursuant to Section 5(g) of the Act, staff makes the following findings for the 
proposed Development: 

 
1. The affordability of rents for 20% of the units: 
102 units (100%) in the Development will be affordable to low-income persons 
and families, as specified in the Act, at the adjusted rentals shown in the rent 
schedule below. 

 
2. Shortage of Affordable Housing Units in the Market Area 
The market needs data reflects the information available to A&M staff as of the 
date of collection October 6, 2022, and may not fully incorporate the potentially 
adverse impact(s) that the COVID- 19 virus has had on the overall economy or 
on the local housing markets, since being declared a pandemic by the World 
Health Organization (WHO) in March 2020. Further, the reader is cautioned 
and reminded that any observations, comparisons, and/or conclusions are based 
on the data as of the aforementioned collection date. 

 
In-house data for larger market and mixed-income complexes (approximately 
705 units) in the area revealed a strong rental market. Current occupancy rates 
of the comparable properties reviewed averaged approximately 97.6%, and 
range between 97% and 99%. None of the comparables were offering 
concessions. 

 
4th Qtr. 2022 CoStar data for the subject’s Charlestown/Somerville Submarket 
(5,881 units) has an overall vacancy rate at 6.6 % YTD, which is a decrease of 
2.40% from one year ago. CoStar data for the Boston market (256,951 units) 
has an overall vacancy rate of 4.5% YTD, which is a decrease of .12% from 
one year ago. The Charlestown/Somerville Submarket vacancy rate is 
projected to increase to 7.6% over the next five years, while the Boston market 
is projected to increase to 5.7%. 

 
CoStar, submarket data for the 4-5 Star building type (3,056) indicates a 4th 
Qtr. 2022 vacancy rate of 10.1 % and an average asking rent of $3,293, while 
submarket data for the subject’s 3 Star building type (1,654 units) indicates a 
4th Qtr. 2022 vacancy rate of 2.7 % at an average asking rent of $2,528 and 1-2 
Star buildings (1,171 units) indicates a 4th Qtr. 2022 vacancy rate of 2.9% at an 
average asking rent of $1,946. The development with its amenities, more 
closely reflects the 3 Star building type, and is reflected in both the vacancy 
rate and market rent potential. 



 

 

 
According to the Department of Housing and Community Development's 
(DHCD) Chapter 40B Subsidized Housing Inventory (12/21/20), the City of 
Boston 269,482 year-round housing units, 55,509 (20.6%) of which are 
subsidized for low/moderate income households. 



 

 

As of January 2022, The Boston Housing Authority (BHA) owns and operates 27 family and 36 
elderly/disabled developments with a total of 12,501 units. The BHA also administers 14,574 units 
of Leased Housing, consisting of 12,216 Housing Choice Vouchers, 1,441 Project Based and 198 
Moderate Rehab. In addition, the City of Boston’s Annual Plan (FY2020) indicated that the BHA 
maintains the following wait lists: There are 15,140 households on the Leased Housing waiting 
list. This is broken down by families with children, families with disabilities and elderly families. 
The BHA also had Single applicants on the waiting list. There were also instances of families that 
fit into more than one category. This waiting list has been closed since November 2008 and there 
are no plans to reopen at his time. The BHA also maintains a Public Housing Wait list with 41,038 
applicants. 

 
U.S. Census data from the 2016-2020 American Community Survey (ACS) indicates that of the 

273,188 households in the City of Boston approximately 75.8% earned less than the HUD 
published 2022 AMI, approximately 46.9% earned less than 50% of 2022 AMI, approximately 
53.0 % earned less than 60% of the 2021 AMI, and approximately 64.3 %earned less than 80% of 
the 2022 AMI. 

 
3. Inability of Private Enterprise Alone to Supply Affordable Housing 
MassHousing staff has completed an analysis of the market rate rents, as defined by Agency 
statute, which absent MassHousing financing, would be required to support the development and 
operations of the Development. Based on the substantial difference between these market rents 
(shown in the Rent Schedule below) and the rents for this project, MassHousing staff finds that 
private enterprise alone cannot supply such housing. 

 
4. No Undue Concentration of Low-income Households 
The financing herein proposed does not lead to the undue concentration of low-income households. 

 
5. Elimination or Repair of Unsafe or Unsanitary Dwelling Units 
As evidenced by data cited in Finding No. 2 above, there is an acute shortage of decent, safe, and 
sanitary housing available to low-income persons and families in the general housing market area 
of the Development. Although staff is not aware of units within the same market area that require 
demolition or compulsory repair, by preserving the affordable housing proposed here, those in 
need of affordable housing will not be forced to accept residence in substandard units. So long as 
the acute shortage of affordable housing persists, actions of public agencies to increase the supply 
of affordable housing will reduce the market forces that allow unsafe and unsanitary units to 
persist. In addition, MassHousing, through its administration of housing programs, and other 
public agencies (e.g., local enforcement of building codes), continue to require repair of 
substandard units as such units are identified. 

 
Rental Determinations: 

 
Pursuant to Section 6(a) of the Act, MassHousing makes the following rental determinations for 
units within the proposed Development: 



 

 

Rent Schedule: 
 

Number of Bedrooms 1 2 3 4 
Number of Units 32 36 24 10 
Net SF/Unit 662 898 1,215 1,455 
Elev./Non-Elev. Elev. Elev. Elev. Elev. 

Market Rate Rent $4,505 $5,095 $5,865 $6,315 
(10% Rate 20 Year Term)     

MHFA Below Market Rent $2,950 $3,540 $4,310 $4,760 
(Cost-Based Rent)     

MHFA Adjusted Rent 30% of 60% AMI 
 

 
Underwriting Rents 

    

PB-Section 8 30% of AMI $2,950 $3,540 $4,310 $4,760 
PB-Section 8 60% of AMI $2,950 $3,540 $4,310 $4,760 

 
Based on this information, MassHousing staff finds that a significant need exists for the type of 
development proposed here, that private enterprise alone cannot supply such housing, and that 
the financing of the Development will not create or contribute to an undue concentration of low- 
income persons or adversely impact other housing in the area. 
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Chair Pinado asked if there was any other old or new business for the Members’ 
consideration.   
 
There being no other old or new business, the meeting adjourned at 3:18 p.m. 
 
A true record. 
 
Attest. 
 
 
__________________________________ 
Colin M. McNiece 
Secretary 


