Special Commission on Extremely Low-Income Housing Meeting Minutes
August 26, 2025 
10:00 – 11:00AM
Executive Office of Housing and Livable Communities
1 Ashburton Pl, 2nd Floor, Conference Room C
Boston, MA 02114

	Members Present
Sec. Ed Augustus (Chair)
Andrew DeFranza
Rachel Heller
Libby Hayes
Roberta Rubin
Bill Grogan
Bran Shim
Emily Haber (remote)
Brian Bickford (remote)
Ann Jochnick (remote)
Moddie Turay (remote)
Megan Mulcahy (remote)


	Members Absent
Rep. Brad Jones
John Yazwinski
Rep. Adrianne Ramos
Sarah Byrnes
Chris Norris
Emily Cooper


EOHLC Staff Present
Matt Walsh
Jack Burke
Philip Dearing
Josh Cuddy
Will MacArthur
Whitney Demetrius
Tim Reardon



Call to Order
The Chair welcomed members to the meeting of the Special Commission on Extremely Low-Income Housing and called the meeting to order at 10:02. Pursuant to Open Meeting Law, the Chair then named members of the Commission participating remotely.
Roberta Rubin made a motion to approve the past meeting minutes and Bill Grogan seconded the motion. The vote passed unanimously (12-0). 
Recommendation reports
The chair thanked all of the subcommittees for their work and shared the updated deadline for returning the report to December 31, 2025. 
Libby Hayes shared recommendations from the supporting households and affordable housing owners working group. The first recommendation was to expand Massachusetts Rental Voucher Program (MRVP), consolidate applications, and expand operating subsidies. The Secretary and Rachel Heller both mentioned that more details would be helpful to understand the proposal. The second recommendation was to focus on upstream eviction protection interventions and expand them to minimize the ELI subsidies needed. She also mentioned that additional residential services or supports would be helpful. Andrew DeFranza agreed that providing services to public housing residents is an important focus. Roberta Rubin asked if a regional staff person could serve multiple housing authorities and help fill those service needs. The Secretary mentioned that expanding resident services was included in the Governor’s budget, but it hasn’t been funded yet. 
The third recommendation was to reinstate an interagency entity focused on housing stability. The entity would work on minimizing duplication of services or applications and reacting to rapidly changing world events. The Secretary mentioned that they are working on a common app for the housing navigator to access public housing, but more can be done for coordinating. Libby also emphasized how important it is to have consistent messages across agencies and groups.
Bill Grogan reported initial recommendations from the Development and Market Dynamics working group. The first recommendation was to set a goal of 2,200 units of ELI housing built per year, with 50% of those units representing permanent supportive housing. The achievement of this goal will require additional capital, along with prioritizing ELI within existing programs. Rachel Heller added that they can send additional information on how other cities have implemented permanent supportive housing flex pools.
The next recommendation was to expand the MRVP since it is critical to allow for more ELI housing to be built. Roberta Rubin pointed out that this would allow for some offsetting savings even though it is costly. The final recommendation from Bill was to reduce development timelines and project costs by streamlining zoning and site plan review. Rachel called out how other states have built timeline trackers to try to reduce the timeline required to permit new construction. 
Rachel reported the initial recommendations from the preservation working group. The first recommendation focused on expanding MRVP project-based vouchers to preserve existing affordable housing. The second recommendation called out building out a plan on the $8B capital backlog on public housing in the state. They have received a lot of input from housing authorities on what they need around procurement, financing, and other supports. The third recommendation was to tie other state funds to prioritize ELI housing. The fourth recommendation was to allow more time for public housing to meet code challenges required by repairs. The fifth recommendation was to gather more data on how existing ELI units are being used. Emily Haber noted that prioritizing preservation is really important. Roberta Rubin described how stretching out existing housing for a few more years can be a huge help to the ELI housing shortage. Libby called out that some of the recent HLC program changes have been effective in addressing these challenges. 
The Secretary opened up the conversation for other comments. Andrew detailed how complicated it is to navigate timing of building or renovating projects. Bill added that relief on building and environmental requirements for 6 or 7 years would make more projects possible. Rachel wanted to look at Somerville, Boston, and other acquisition programs to understand their pain points in purchasing these properties. Megan called out how private developers sell land with only 30-60 day windows, but the private equity required to close those deals doesn’t work out. In Gateway cities, buildings sell for prices that require raising rents on naturally occurring affordable housing. Equity investors buy and need to raise rents and then may flip the building to someone else. Bill mentioned that ideally there would be a momentum fund that could support/subsidize affordable housing developers to purchase land. Moddie Turay called out that for every affordable unit lost, it costs about double for state subsidies to build these units new. Megan asked if there are opportunities for coordinating across sub-committees. 
Next Steps
Matt discussed next steps for the rest of the year. The working groups will work on more granular proposals before the next meeting. 
Adjourn
The Chair noted that the meeting’s agenda had concluded and asked for a motion to adjourn. Emily Haber made the motion and Libby Hayes seconded the motion. Members voted unanimously (12-0) to approve the motion, and the meeting adjourned at 11:09 AM.
Materials: PowerPoint Presentation









