Medford Affordable Housing Trust
Meeting Minutes
Wednesday, December 4th, 2024, at 6:00pm

Conducted via Zoom

l. Meeting to order

The meeting was called to order at 6:00 PM by Chair Lisa Anne Davidson. In attendance were
Trustees Kayla Lessin, Roberta Cameron, Penelope Taylor, and Lisa Sun. Trustee Kerri Weaver
joined the meeting at 6: 05 and Trustee Mayor Breanna Lungo-Koehn was absent. Also in
attendance was the Office of Planning, Development & Sustainability staff, Adithi Moogoor.

Il.  Approval of Meeting Minutes (10/02/2024, 11/06/2024)

Upon motion for approval by Ms. Cameron and seconded by Ms. Lessin, the minutes from
October 02, 2024, meeting were approved by roll call of five in favor and two absent.

Upon motion for approval by Ms. Cameron and seconded by Vice-chair Taylor, the minutes
from November 06, 2024, meeting were approved by roll call of five in favor and two absent.

1. Working Group Updates

a. Declaration of Trust

Due to the virtual nature of the current meeting, the signing of the Declaration of Trust was
postponed to the next meeting in January.

b. Action Plan

Ms. Cameron talked about the upcoming stakeholder focus group sessions and presented a two-

page summary of findings on Medford’s housing needs and resources that would be shared with

the stakeholders. Ms. Cameron also presented a slideshow intended for both stakeholders focus

groups and upcoming community engagement. The presentation began with introductory slides

about the affordable housing trust and meeting purpose. Ms. Cameron presented data on

Medford’s population and housing.
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The population is growing, with a higher proportion of people of color and immigrants, due to
Medford's relative affordability compared to other areas. A smaller proportion of residents have
disabilities, potentially linked to the age and accessibility of the housing stock. Ms. Cameron
displayed a chart reflecting the amount of housing built in different time periods categorized by
housing type (single-family, two-family, small multifamily, large multifamily, condominiums, and
other). The data revealed a diverse housing stock, primarily built before 1940, with limited
diverse housing construction since then. Many housing units are large relative to household size,
leading to roommates sharing larger units. Housing costs are high, particularly for developments
that are newer and those with smaller number of units. Ms. Cameron presented data on housing
affordability in Medford. Approximately 5,500 households (out of 22,000) have less than 50% of
the area median income, with two-thirds experiencing housing cost burdens. About one-third of
homeowners are over 65, with a median income of $44,000 for this group. Seniors are
experiencing the highest housing cost burden.

Ms. Cameron briefly outlined Medford's housing strategies over the past five years, including
zoning amendments (Wellington Station, Mystic Ave corridor, Salem Street corridor, affordable
infill zoning), building on city-owned lots, utilizing air rights, partnering with nonprofits, and
working with the Medford Housing Authority to redevelop properties.

The current subsidized housing inventory (9.49% of units, out of a goal of 10%, with a caveat of
639 units awaiting building permits). The inventory's accuracy was discussed, noting that some
counted units are market-rate as they are Comprehensive Permit projects. The Community
Preservation Act (CPA) program's annual revenue (S2 million) and its allocation towards
affordable housing (minimum 10%, but closer to one-third over six years, totaling $4 million)
were also detailed. Community Development Block Grant (CDBG) had $1.4M in funding and
HOME funds included $2.3M shared among eight communities.

Following the data overview, the next steps were outlined: converting the data summary into
plan text and engaging with stakeholders to gather input before drafting goals and priorities.
The meeting's schedule was confirmed: the first meeting is on December 6th (Friday) at 2 p.m.,
and the next is on December 10th (Tuesday) at 2 p.m. Ms. Cameron reported that approximately
30 stakeholders have been invited to two upcoming meetings. These stakeholders include
nonprofit organizations, city staff, regional agency staff, and realtors. The purpose of these
meetings is to discuss the needs and opportunities related to housing in the area.

Vice-chair Taylor asked if the average rent for all apartments is currently around $3000. Ms.
Cameron discussed the challenges of accurately determining average apartment rental rates,
citing discrepancies between different data sources like Craigslist, realtor sites, and MLS listings.
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She estimated the average cost of one- and two-bedroom apartments to be between $2500 and
$3000, acknowledging that older, more affordable units are often underrepresented in online
databases. A windshield survey is suggested as a potentially more effective method for gathering
this data.

Iv. Updates from the Office of Planning Development & Sustainability

Ms. Moogoor provided an update on overall housing strategies outlined in the Housing
Production Plan (HPP) and the Comprehensive Plan (CP). Ms. Moogoor discussed Medford's
housing strategies, categorized into in-progress (blue), not initiated (red), and completed
(orange). These strategies, detailed in the HPP and CP, are grouped by common themes. A key
theme is amending zoning to allow multi-family, mixed-use housing, affordable infill, and smaller
infill housing. This is part of a city-wide zoning overhaul, with Medford's designation as an MBTA
community (Wellington station district) influencing the changes. The overhaul, in collaboration
with Inness Associates, aims to streamline development, modernize ordinances, increase housing
supply, reduce emissions, and promote walkable neighborhoods. The overhaul is divided into
three phases: Phase one (completed) focused on citywide policies and redefining terms; Phase
two (in progress) modifies dimensional standards and boundaries in the Mystic Avenue and
Salem Street corridors (Mystic Avenue is before the Community Development Board); and Phase
three (to begin late 2024 or early 2025) will address affordable housing strategies. Ms. Moogoor
detailed the proposed rezoning of the Mystic Avenue corridor into four sub-districts (Mixed Use
1, 2, and 3, and Commercial), specifying allowed uses and building scales. The corridor is subject
to inclusionary housing regulations and development incentive bonuses.

The discussion shifted to MBTA communities, specifically the Wellington station's multifamily
overlay district. This 130-acre area allows multifamily housing as of right, subject to inclusionary
housing and site plan review. Development incentive bonuses for affordable housing mirror
those proposed for the Mystic River corridor.

Ms. Moogoor talked about State’s Accessory Dwelling Unit (ADU) regulation which supersedes
the existing City’s ADU ordinance and effective February 2nd, 2025. The new regulation omits
requirements for owner occupancy in the principal dwelling or ADU, unlike the city's current
ordinance. The city awaits further guidance from the Executive Office of Housing Livable
Communities before updating its ordinance.

The discussion then shifted to fair housing strategies, including promoting fair housing choice
through an updated analysis (typically conducted by the North Suburban Consortium, with the
last study in 2019, and currently delayed due to HUD's evolving rules). Tenants' rights and
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resources are addressed, referencing the 2023 Housing Stability Notification Ordinance, which
includes informing landlords of their obligation to provide tenants with relevant resources. The
City is also encouraging mixed-income and mixed-use residential developments on vacant or
underutilized city-owned lots at Medford Square. The City issued Request for Proposal to solicit
bids to develop the Square. The RFP included bidders to provide housing with a minimum of 150
units, aiming for at least 15% of units at 80% AMI and an additional five units at 50-60% AMI,
with encouragement for deeper affordability. There are three affordable housing developments
in progress: two 40B projects (4000 Mystic Valley Parkway and 970 Fellsway) and a smaller
project by Medford Community Housing.

Ms. Cameron inquired if there would be civic spaces in the Medford Square parcels. She
emphasized the importance of considering the city's future needs before relinquishing its
remaining land. Ms. Moogoor noted that she would check the requirements for civic space and
discuss it with Alicia Hunt in the next meeting.

Ms. Moogoor presented the ongoing efforts including the housing rehab program, support for
Medford Housing Authority projects (using HOME and CPA funds), the establishment of an
affordable housing trust, expanded staff capacity, partnerships with mission-driven developers,
community education, and a collaboration with Housing Medford for technical assistance
(awaiting response). A community land trust study is underway, with a working group providing
monthly feedback to the consultant. Future plans include a study to add affordable housing
linkage to the existing linkage program.

V. Meeting Schedule for 2025

Chair Davidson presented the proposed 2025 meeting schedule. The January 1st meeting was
changed to January 8th at 5:00 PM due to the holiday. Meetings are scheduled through June,
with a break in July and August, resuming in September and continuing through the end of 2025.
Ms. Cameron noted that the application cycle for Community Preservation Act (CPA) funds is
approaching, with the application due around the September meeting. She suggested discussing
the CPA funding request amount in May or June to allow time for application preparation during
the summer break.

VI. Adjournment

Ms. Lessin made a motion to adjourn the meeting and was seconded by Vice-chair Taylor. All
Trustees present voted in favor and the meeting was adjourned at 7:23 PM.
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