Special Commission on Extremely Low-Income Housing Meeting Minutes
Date: October 7, 2025 
10:00 AM – 11:00 AM
John W. McCormack Building 
One Ashburton Pl., 21st Floor, Conference Room 2
Boston, MA 02114
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 Call to Order  
Chair Designee Matthew Walsh introduced himself and informed the committee that he was designated to chair the meeting today at 10:10. Phil Dearing called the roll. Walsh entertained a motion to approve the minutes, moved by Rachel Heller and seconded by Megan Mulcahy. Roll call unanimous with one abstention (Sarah Byrnes, who was absent).
Working group presentations: preservation working group
Walsh introduced the Preservation Working Group, led by Heller, Emily Haber, and Roberta Rubin. Heller noted that the MRVP is the central tool for closing the gap between affordable rents and operating costs for ELI households. The working group proposed 2,200 project-based vouchers added per year and noted that project-basing some of the vouchers would allow for preservation of deeply affordable homes. The working group also emphasized that it is important to grow the mobile side to preserve choice for renters and support exits from homelessness. 
Heller further introduced the working group’s three recommendations. The first recommendation is to preserve 100% of the state’s public housing stock. This would include fully supporting operating budgets with the subsidies that housing authorities need. The group also recommended exempting PHAs from procurement requirements. The second recommendation Heller shared was to reallocate resources for subsidized housing preservation and prioritize ELI households. Any funding pools that touch affordable housing but are not administered by housing agencies, including MassSave, should be directed toward housing agencies. The working group further suggested implementing the sales tax exemption for affordable housing production materials.
Heller continued that the third working group recommendation is to invest in naturally occurring affordable housing. CEDAC has done the work to build up the Small Properties Acquisition Fund, and $20 million has been authorized by the legislature but most has not been allocated. The working group further recommended dedicated capital budget dollars for acquisition long-term financing, as well as implementation of the Donation Tax Credit adopted in 2016. She further added that there is an increasing need for preservation for supportive housing given the 78% cut in the NOFO issued by the federal government.
Haber added that while it was not included in the working group’s recommendation, several group members articulated a recommendation related to tenant opportunity to purchase. Walsh requested the recommendation in writing to incorporate into the commission report. Roberta Rubin emphasized that the set-aside in MRVP specifically for project-based vouchers for ELI households is key. Mobile vouchers are important, but lenders cannot underwrite against them for preservation projects.
Michael Smith requested clarification on the implementation status for the donation tax credit. Roberta Rubin stated that it has been implemented through regulations but has not been used. It is a unicorn to find a building that somebody wants to donate for affordable housing that will fit nicely into the time frame for the competitive funding rounds for HLC.
Chris Norris asked whether income levels for MRVP recipients vary substantially between mobile and project-based vouchers. The vast majority of program participants are ELI households. He is not sure whether PBVs have higher income levels than mobile vouchers. Tim Reardon committed to investigating per-voucher costs disaggregated by mobile/PBV status. Roberta Rubin cautioned that the payment standard is 100% of FMR for PBVs and 110% for mobile vouchers and also noted that many households see their incomes increase once they are stably housed.
John Yazwinski thanked Heller for bringing up the PSH risk landscape and emphasized the importance of addressing the challenge that owners and operators who have operating subsidies in their facilities may see debt coverage issues, foreclosures, or other key risks. He encouraged the commission to think about how to support PSH residents and operators. Heller and Emily Cooper noted that there are 2,801 units of permanent supportive housing at risk.
Bran Shim reminded the commission that the fiscal environment is very tough. Some of these goals and recommendations are challenging for implementation in any reasonable time frame. That doesn’t mean that these shouldn’t be the recommendations, but he is concerned. Heller acknowledged that the fiscal environment is challenging and said that maybe the first-year goal is holding steady and not losing any homes. Maybe a win in this climate would be not losing something. She posited that the commission needs to set big goals and then its role includes figuring out a path to get there. Matthew Walsh reflected that thinking through prioritization will be important in drafting.
Tim Reardon asked a clarification of whether the Small Property Acquisition Fund requires ongoing operating support. Rubin said generally not. The idea of the Small Property Acquisition Fund was getting properties acquired that might need a little bit of rehab but are not major construction projects. A common circumstance is that current tenants had vouchers and the goal was preventing a purchase by an investor who would flip the property and double the rents.
Working group presentations: ELI housing development and market dynamics
Bill Grogan thanked the other working group members and noted the resonance with the theme of MRVP. He reflected on the balance between setting big goals and working within the fiscal reality. The first recommendation of the working group is to set an ELI Housing Production Goal. The working group identified several areas within the Qualified Allocation Plan that could be modified to better enable ELI housing development. One opportunity is income averaging which would allow for deeper affordability at the ELI level. He noted that allowing this for 9% tax credit projects would be valuable. The second component of this recommendation is to eliminate basis caps and other limits for ELI households. ELI projects generally cannot support substantial debt and need additional equity to fill the gap. The working group further recommended removing per-project limits on MRVP allocations, as well as implementation of the Supportive Housing Pool Fund to support ELI housing development. 
The second recommendation is to expand MRVP, which Grogan emphasized is a key program. The third is to take steps to reduce development timelines and project costs with a variety of tools proposed in the Unlocking Housing Production Commission report, including by eliminating parking requirements for ELI households and undertaking permitting reforms proposed by the UHPC. Grogan further noted that the working group had investigated modular housing—the development and financing timelines often don’t match up well with current financing tools, and this could be a role for a quasi-public to offer a low-interest loan product. Key permitting reform steps would be setting specific timeframes for local and state reviews and streamlining state reviews with a single portal. Grogan further stated that utility interconnection times are a critical obstacle for many ELI projects. Heller requested more information on AHVP and DMH vouchers, particularly regarding how many are project-based.
Cooper requested insights from Grogan about his experiences in nursing home conversions and how those insights can inform the commission. A current project had a 7-month entitlement process with the municipality, and parking minimums were a key obstacle. Cooper posited that there may be state-level levers for when nursing homes go out of business. Rubin stated that the Commonwealth can do a better job supporting housing organizations putting in bids before properties go to auction. On the question of abandoned property, there could also be legislative fixes and incentives for properties held vacant for extended periods. Multiple commission members discussed that it can sometimes be easier and cheaper to demolish and build from the ground up.
Cooper shared that from the EOHHS vantage point, there is very little visibility into housing. There is a new interagency housing group (IHH) chaired by the Lieutenant Governor. To the extent that EOHHS provides supportive services, it is generally solely for ELI households.
Byrnes noted that the 2,200 per year for 10 years is 22,000, which is far lower than the 180,000 homes need for ELI households. Heller and Grogan said that this is a substantial first step that would double current production and set up monitoring infrastructure. Byrnes requested that the report contextualize the ask with an articulation of overall need, which Rubin agreed with. Mulcahy brought up Shim’s previous caution on budget constraints and said that there are two schools of thought: make the ask based on need or based on resource feasibility. Mulcahy noted that she appreciates that the working group’s recommendations couple this ask with time-saving (and therefore cost-saving) measures. She added that if we don’t address those cost measures, the cost per unit will keep getting higher. 
Representative Adrianne Ramos asked if we have looked at what other states are doing and if there are any models we can look to. Walsh said that many of the recommendations that cross over with the UHPC report are fairly common among other states. Bill Grogan offered to take a closer look at the measures to see. Mulcahy posited that many of the bottlenecks may be unique to Massachusetts driven by the model of local control. She proposed asking developers to help identify what the timing roadblocks were. Heller said that other states have dramatically shorter timelines.
Ann Jochnick returned to the comment on the tension between aspirational needs and costs. There may be a way to set aspirational goals that name the need while recognizing that progress toward it can be incremental. The shortage is 183,000 ELI units, and it is expected to grow by 83,000 units over the next 10 years. Jochnick noted that the 220,000 overall number is also based on a 10-year projection.
Yazwinski noted that LIHTC is likely the only federal source seeing an increase. Father Bill’s has tried to stay out of the LIHTC world but now is getting into it. There are administrative changes to make to LIHTC to make it more user-friendly to people with extremely low incomes, people with disabilities, and people exiting homelessness. Yazwinski offered that he has heard from national partners that Massachusetts has opportunities to gain efficiencies without Congressional action. Grogan offered to meet offline to talk about incorporating this point into the recommendation on reducing development timelines and project costs.
Working group presentations: supporting households and affordable housing owners
Walsh noted the absence of Libby Hayes and opened the floor for any members of the working group who wished to make comments on their recommendations. The commission desired to hold off until the next meeting. Cooper flagged that TPP no longer has a line item, and the recommendation should be made more explicit. Heller recommended that it be clarified to recommend bringing back the TPP line item.
Heller requested another joint meeting of the commissions as an opportunity to share and align recommendations.  Rubin made a comment on page 14 that there would be value to legislative fixes that better allow inter-agency data sharing.
Wrap up and meeting closing 
Walsh outlined the timeline for coming meetings. The next meeting is planned for November 4th at 10am, with the goal of reviewing a rough-draft report. HLC will then provide a final draft report in late November for review at the December 2nd meeting.
Walsh entertained a motion to adjourn, moved by Heller and seconded by Rubin. The motion to adjourn was unanimous and the meeting adjourned at 11:07.
