Medford Affordable Housing Trust
Meeting Minutes
Wednesday, January 8th, 2025, at 6:00 PM

Conducted via Zoom and in person (Room 201, 2nd Floor, Medford City Hall)

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, Kerri Weaver, and Mayor
Breanna Lungo-Koehn. Also in attendance was the Office of Planning, Development &
Sustainability staff, Adithi Moogoor, Alicia Hunt (Director) and Danielle Evans (Senior Planner).

Il. Working Group Updates

a. Declaration of Trust

Chair Davidson announced that the agenda would be slightly out of order. The first item was the
signing of the Declaration of Trust. The document was ready for all members to sign in the
presence of a notary from the Mayor's office. The Declaration of Trust was executed by the Board
of Trustees and Ms. Moogoor agreed to record the Declaration with the Registry of Deed:s.

b. Action Plan

Chair Davidson, Vice Chair Taylor and Ms. Cameron updated the Trust on the Action Plan working
group progress. They have been drafting the Action Plan and managing focus group meetings
with approximately 27 interested stakeholders. About half participated in the first meeting, with
plans to meet with the remainder this month. Following stakeholder input, a public/community
meeting will be organized to gather community input on needs. After the public meeting, the
working group will collaborate with Trustees to finalize the Action Plan, incorporating all gathered
feedback to define its purpose, goals, and strategies. Mayor Lungo-Koehn asked about scheduling
the public meeting in relation to a scheduled Trust meeting on the first Wednesday of any month.
Ms. Cameron discussed the parameters for a public meeting, including the date, time, location,
and guest list. Trustees also emphasized the importance of broad outreach to ensure diverse
community participation, including service providers, developers, and the wider community. The
City's support in outreach and connections was requested. Ms. Moogoor noted that the Action
Plan working group would meet later in the week to propose a date and agenda. She listed the
past meeting dates of the working group (September 10th, September 23rd, October 21st,
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November 22nd, and November 26th), and the goal of having the meeting materials ready for
the next Trust meeting was stated.

Ms. Cameron provided a summary of the stakeholder focus group session. A presentation was
given, followed by breakout sessions: one for developers and one for service providers. The
developer breakout session focused on identifying opportunities for affordable housing in
Medford, other housing-related issues, the cost of developing affordable units, and potential
funding caps per unit.

Vice Chair Taylor summarized a discussion on supportive housing, focusing on how service
providers create budgets and identify funding sources. Key areas of concern included
understanding service gaps, ensuring services to stabilize housing and allowing residents to
remain in Medford, and the need for more flexible rental assistance funds to maximize impact.
Reducing paperwork burdens and emphasizing collaboration among existing service providers to
address gaps were also highlighted. The discussion included reflections on existing programs,
exploring improvements and identifying effective strategies.

Vice Chair Taylor addressed the transportation gaps affecting access to warming centers and
other resources in Medford. A need for a regional perspective was highlighted, emphasizing the
importance of input from those working directly in Medford to identify areas needing more
robust support and pinpoint missing resources. She touched upon the existing efforts of
organizations already operating in Medford, acknowledging their contributions while recognizing
a gap in informing people about these programs. Further points included the limitations of state
programs, such as the $7,000 cap on emergency rental assistance, which sometimes proves
insufficient to stabilize families. She discussed the need to align state programs and funding with
local programs. Ms. Cameron and Vice Chair Taylor talked about benefits of collaborating with
Somerville and Cambridge service providers.

Ms. Lessin inquired about developer feedback, and Ms. Moogoor and Chair Davidson reported
that key issues included high construction costs, interest rates, and difficulty finding suitable
properties, particularly city-owned properties and identifying local cash matches. Chair Davidson
talked about the timeline for affordable housing development funding, emphasizing alighment
with state and federal funding cycles and the Trust's role in the application process, considering
the state's need for quick conditional commitments.

Vice Chair Taylor mentioned that restrictive criteria for inclusionary units, such as those for
affordability, created barriers. She cited a 33-unit development in Wakefield where only 11
applicants qualified due to stringent criteria, suggesting a need for simpler processes. Ms.
Cameron suggested that the low applicant numbers might indicate a mismatch between the
affordability level (80% area median income) and actual community needs, proposing exploring
alternative income levels or targeting specific populations through partnerships with Section 8
administering agencies to ensure the units reach those who need them most.
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Ill. Application Updates for Funding & Technical Assistance

Ms. Moogoor reported that the Community Preservation Committee has approved the funding
request. The next steps involved presentation to the Committee of the Whole on January 21t at
6:00 PM and the City Council on January 28, 2024. Trustees discussed their availability at these
meetings, with some planning to attend remotely and others clarifying their representation.

Ms. Moogoor updated the Trust on the status of the CHAPA technical assistance grant. She
reported that the Trust was not successful in receiving the grant, but CHAPA has offered technical
support instead. A meeting with CHAPA was scheduled for January 24th at 11:00 a.m. to discuss
this support.

Mayor Lungo-Koehn reported that the City is working on securing funding for the affordable
housing trust. They plan to sell two lots in Fulton Heights, with interested parties already
identified. The Council has been informed, and an RFP will be submitted on the Jan 21st for
approval to sell these lots, valued at over $600,000, with a minimum price set around half that
value. Proceeds will go to the affordable housing trust. She added that Councilor Matt Lemming
is interested in using the funds ($80,000-$130,000) to update linkage. Discussions also involved
collaboration with Tufts University regarding their dormitory and potential contributions to the
Trust, which may help address affordable housing issues.

Iv. Updates from the Office of Planning Development & Sustainability

Director Hunt from the Office of Planning and Development and Sustainability (PDS) provided
updates on the ongoing zoning project. She presented the zoning updates along the Mystic Ave
Corridor. She mentioned additional documents detailing building setbacks, dimensions, lot sizes,
and compliance levels, emphasizing the depth of the analysis available on the City’s PDS
webpage. She outlined the January plan focusing on single-family and multi-family zones. The
team will review existing single-family zoning regulations and propose necessary changes.
Simultaneously, they will examine multi-family zones, suggesting that Ms. Moogoor attend
relevant meetings to gather information and relay updates to the Trust. February's work will
center on Accessory Dwelling Units (ADUs). Due to unclear state regulations, the team will
postpone this until the guidelines are finalized to avoid unnecessary work. The current Medford
ordinance requiring owner-occupancy may conflict with state regulations, which is a key aspect
to be addressed. Following ADU review, the team will tackle commercial areas, particularly
focusing on various squares and regions within Medford. The Wellington area is a priority due to
ongoing studies, specifically the ‘Wellington Transformation Planning Study,” which will influence
zoning decisions. The study has received grants and funding from the gaming commission. There
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is also a West Medford study and will leverage funds from this study to do a citywide SWOT
analysis focused on economic development.

Director Hunt described MBTA zoning district regulations and the conflict with state roads
setback. This conflict necessitates a review of whether the zoning should be changed to
accommodate state requirements or if the state should alter its requirements. Ms. Cameron
suggested that since there is currently a lack of relationships with nonprofit housing developers
in Medford, getting feedback on zoning effectiveness might be difficult. Director Hunt clarified
that relationships do exist, and developers have been shown projects. Ms. Cameron proposed
reaching out to neighboring communities for insights into zoning issues if Medford developers
cannot provide sufficient feedback. Ms. Moogoor suggested discussing this issue in the
forthcoming focus group session.

Director Hunt highlighted the significant upfront costs and time associated with the existing
complex zoning analyses, noting that it is currently impossible to answer simple questions about
buildable density without extensive calculations. She mentioned the desire to simplify the
process and reduce the burden on developers

The discussion then shifted to the concept of density bonus, where developers can build to a
certain height by right, but exceeding that height requires providing specific amenities or
concessions, such as affordable housing units. However, past attempts at implementing density
bonus, specifically the MBTA zoning, proved too confusing due to unclear affordability
requirements. The need for clearer and more user-friendly zoning regulations was emphasized.
The goal is to maintain consistency across the city, while clarifying the existing, confusing
language. A new table simplifies the affordability requirements associated with the density
bonus, aiming for similar outcomes but with improved readability. The table details affordability
percentages based on building size (10-24, 25-49, 50+ units), with 10%, 13%, and 15%
respectively as baselines. Developers can gain additional floors by exceeding these baselines.

Director Hunt discussed allowing fractional payments, where developers pay cash for the
fractional portion of affordable units (e.g., 0.2 units) to the Affordable Housing Trust Fund,
creating a new income stream. The challenge lies in determining a formula to convert the
fractional unit into a dollar amount. Director Hunt requested input from the Board, suggesting
they research existing formulas used by other communities. Vice chair Taylor raised a concern
about whole numbers as units, suggesting that fractional payments might allow developers to
circumvent building entire units. Alicia confirmed this concern has been raised before,
emphasizing the importance of preventing developers from buying out of the whole thing,
allowing only fractional payments.
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Mayor Lungo-Koehn raised a question about addressing affordable housing contributions from
smaller developers building one house at a time. Director Hunt acknowledged the challenge and
expressed openness to suggestions on how to legally incentivize or mandate affordable housing
contributions from these smaller-scale projects.

Chair Davidson raised a question about split lots and how to ensure compliance with inclusionary
unit requirements when developers split a lot into multiple smaller lots for phased development.
The concern is that developers might try to circumvent inclusionary zoning requirements by
splitting lots. Director Hunt responded that she has not encountered such a proposal yet and
believes it is not a current issue.

Vice Chair Taylor gave an example of a 24-unit building with a 10% subsidy that would produce
2.4 units. However, with development bonuses, 8% units would produce 1.92 units at 80% AMI
and 2% units would produce 0.48 units at 65% AMI. Overall, the development would produce
one affordable unit at 80% AMI and the rest of the fractional units would be paid in cash. The
development would still be allowed to build one additional unit even though it produced only
one affordable unit. Director Hunt suggested that in that scenario, the developer could opt for
two additional floors and provide 5% units (1.2) at 80% AMI and other 5% units (1.2) at 65% AMI,
but she was cautious about exploring that route. Chair suggested that one possibility is to
negotiate with the developer to provide two units, where the second unit is at 65% AMI or pay
cash for the 80% AMI units.

Director Hunt discussed two development projects in the MBTA Zoning district. The first involves
a project proposed for an MBTA lot, with the developers having worked on projects with Rivers
Edge and having undergone a zoning change and land development district modification.
Challenges with state regulations regarding the river and Chapter 91 have caused delays. The
second project involves another parcel where developers have expressed interest, raising
concerns about easements on Route 28 and Route 16, requiring 25-foot and 20-foot setbacks
respectively, while the town requires a maximum 15-foot setback.

Director Hunt discussed the Wellington transformational study, focusing on a specific area with
high potential but challenges related to transportation, density, and balancing housing
development with job preservation. She mentioned the area is a mix of commercial, industrial,
and job sectors, highlighting the difficulty of increasing housing without displacing jobs.

Director Hunt discussed the Mystic Valley Development Corporation (MVDC) region that is
developed by three cities- Medford, Malden, and Everett and that the local zoning policies do not
apply to projects developed in this region. The site plan review goes through the MVDC instead
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of the usual process before a Zoning or Planning Board. A positive relationship with the River’s
Edge developer allowed for collaboration, incorporating requests from the planning board. While
there are no inclusionary requirements in this area, negotiations resulted in payment to the
affordable housing fund ($250,000) and more affordable housing units than initially planned. The
taxes from this development will not directly benefit the city; instead, they will go to a fund that
pays off loans and supports other initiatives, with some money eventually returning to the City.

Director Hunt further discussed the city's efforts to develop affordable housing by providing
land. She mentioned that several nonprofit developers, including Danny LeBlanc (formerly with
Somerville Community Corporation), have expressed interest in city-owned and privately-
owned parcels. Danny is currently working on a project in Medford but is considering projects
in the city.

Director Hunt detailed the Medford Square Request For Proposal (RFP), focusing on two parcels:
a blue parcel near City Hall and a pink parcel. Proposals for the blue parcel include a plaza
between the building and City Hall with a busway, while the pink parcel is suggested for a parking
garage serving the theater and City Hall, with residential buildings having their own parking. A
significant concern raised is the potential impact on senior citizens who currently use a parking
lot (highlighted in yellow) near the proposed development. Director Hunt was informed that the
senior citizens used 40 parking spots while the Center has 15 designated parking spots. The Senior
Center Director is tracking parking usage to provide data on the number of spaces used daily.
Most parking near the Center belongs to a high-rise building, leaving only a few handicap spots.
The Medford Housing Authority, which is undergoing a major renovation adding 20 units, is
required by zoning and federal funding to maintain a certain number of parking spaces,
preventing them from sharing parking with the Senior Center until construction is complete. The
Senior Center's preference for open, close-by parking, rather than a parking garage, further
complicates the issue. The discussion also touched upon the potential for commercial
development on a large nearby lot, but the distance to the senior center remains a significant
obstacle. Ms. Cameron and Ms. Weaver suggested waiting until the Housing Authority project is
finished before making decisions about the parcel highlighted in yellow. Director Hunt noted that
the process of selecting a proposal for a project is lengthy, with proposals received in December,
ongoing review, and an expected two-month timeframe for a final decision.

Director Hunt discussed the timeline for the Medford Square project, estimating four months for
contract negotiation, followed by design and site plan review (potentially three to four months),
and zoning changes. She anticipates four to six months to reach site plan review, adding another
three to four months for the review process itself. Construction documents could take a year.
Chapter 91 permitting along the river is expected to add another year to 18 months, leading to a
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total estimated timeline of three years before construction begins. The construction phase itself
is estimated at six to nine months, potentially longer due to phased renovations. Ms. Cameron
expressed concern about potential impact on the Medford Square parcels if the Housing
Authority’s project were not completed on time, but Director Hunt responded that the current
City Council and Mayor would move forward with a good project proposal while also exploring
alternative project ideas.

Director Hunt mentioned that they have received two development proposals. One proposal
featured a large building along a curve, while the other included a sizable building with open
space near the river. Concerns were raised about the nature of the open space (parking or plaza).
The proposals differed in their inclusion of parking garages and the number of buildings (one with
a garage, the other with three buildings). The possibility of the Senior Center becoming a tenant
in a new building was discussed, although not initially proposed. The proposals included
significantly more housing units than the initial 150-unit floor, with one having 250-300 units and
the other 500, and a request for more studio and one-bedroom units. The final version may be a
combination of both proposals. Ms. Cameron raised the need for civic space and additional City
Hall office space.

The discussion centered on upcoming meetings regarding zoning changes, specifically focusing
on family districts. Key dates are confirmed: January 15th (Community Development Board
meeting), January 22nd (Public hearing on Salem Street at the Community Development Board),
January 29th (meeting on neighborhoods and single-family zoning), and February 12th and 26th
(meetings on multi-family zoning). Director Hunt emphasized that these dates are subject to
change and will be posted on the zoning website.

V. 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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