
Town of Princeton, Mass.	--     Online Meeting


Housing Implementation Committee Minutes	Oct. 19 2023, 9:00 am

Present: 	Advisory Committee: Jennifer Greene
	Planning Board: Ann Neuburg
Carla Zottoli
Deb Cary
Richy Bisk 

Call to Order:		9:00. In the absence of Sherry Patch, Ann ran the meeting technology. 

Administrative:	Ann Neuburg volunteered as Clerk.
Ann was nominated, seconded and unanimously elected. 
Election of the chair was postponed until the committee is at full complement.

Discussions:	It is unclear whether the committee has access to resources (Emily Glaubitz) at CMRPC. 

	TO DO: Ann will ask Sherry for details. 

	New state-level housing legislation has just entered the MA legislature. 
	The Healy administration’s Affordable Homes Act (AHA) may have significant impact on the committee’s work. Like previous housing legislation, the AHA may be vastly modified. The committee needs guidance.

	TO DO: Deb will ask Ann Gobi (Mass. Director of Rural Affairs) and Ed Augustus (Housing Secretary) for information. 

	The committee is not at full strength and is looking for at least 2 more members: a member from the Council on Aging for their insights about downsizing, and an engineer who can weigh in on septic and other issues. 

	TO DO: Jennifer will alert COA that a member is wanted.
	TO DO: Deb will contact Ian Catlow about an engineer

	Discussion about septic engineering. 

	TO DO: Richy will speak to residents on Prospect Street to learn about their shared septic. 

	Princeton’s Housing Production Plan asks for an inventory of land parcels. The Open Space Committee’s parcel analysis may be much of what is needed. 

Princeton’s official Subsidized Housing Inventory (SHI) may not be accurate. Discussion of what constitutes an SHI unit. 

Next Steps:		Review materials about Affordable Homes Act (10-19 PDFs attached)
	

Next Meeting:	Thursday, November 2, 9:00 am  

Adjourn:		Adjourn at 9:44.

			Respectfully Submitted    Ann Neuburg

Documents:
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Introduction 


Too many Massachusetts families are struggling under the burden of rising housing costs and 


limited housing availability. Across the state, the supply of housing has failed to keep up with 


demand.  Between 2020 and 2030, the state needs at least 200,000 new homes to 


accommodate growth and achieve a healthy vacancy rate.  


Since its first day in office, the Healey-Driscoll Administration has signaled its commitment to 


confronting the Commonwealth’s housing crisis. One of the first acts of the Administration was 


to elevate the former Department of Housing and Community Development to a cabinet-level 


agency. This year alone, Governor Healey, alongside the newly created Executive Office of 


Housing and Livable Communities, awarded over $300 million in state and federal resources to 


accelerate projects that seek to build and preserve over 2,000 affordable housing units.  


The Administration's FY24-FY28 Capital Investment Plan also represented an historic 


investment in housing, increasing the annual investment in housing by approximately 18% to 


help finance the construction of hundreds of new affordable housing opportunities per year. 


The Affordable Homes Act builds on these investments with a record $1.83 billion in bond 


authorization to help drive housing production and preservation in Massachusetts.  The bill 


also supports the Administration’s “whole of government” approach to meeting state climate 


goals by prioritizing housing investments that comply with decarbonization and sustainability 


standards, to the maximum extent feasible. 


 


Expanding HousingWorks Supports 


In its FY24-FY28 Capital Investment Plan, the Healey-Driscoll Administration launched 


Housing Works, a new program designed to increase the supply of affordable housing by 


providing direct subsidy for affordable housing production, providing inventive payments to 


municipalities who meet zoning best practices, and funding local infrastructure. Based on the 


successful MassWorks Infrastructure grant program, HousingWorks serves as a flexible tool to 


support housing development, preservation and rehabilitation, including projects focused on 


transit-oriented housing.  


The Affordable Homes Act infuses HousingWorks with additional critical resources including: 


• $425M for the HousingWorks Housing Stabilization and Investment Fund: 


Consolidates the Housing Stabilization Fund and the Capital Improvement and 


Preservation Fund to support preservation, new construction, and rehabilitation projects. 
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• $275M for the HousingWorks Sustainable and Green Housing Initiatives: 


Consolidates the existing Transit Oriented Housing Program and the Climate Resilient 


Housing Program and adds language to create a new, innovative program to accelerate 


and unlock new housing through, for example, office conversions and development of 


modular homes. 


• $175M for the HousingWorks Infrastructure Program: Supports the recently created 


HousingWorks Infrastructure Program, which funds municipal infrastructure projects to 


encourage denser housing development. 


• $25M for HousingWorks Community Planning Grants: Makes grants to 


municipalities for planning and zoning initiatives that support housing. 


• $35M for the HousingWorks Housing Choice Grant Program: Provides payments to 


municipalities that receive a Housing Choice designation through high housing 


production and/or demonstration of best practices. 


• $20M for the HousingWorks Smart Growth / 40R Program: Provides incentive 


payments to municipalities that adopt smart growth housing districts, as stipulated in 


MGL 40R. 


 


Driving Development 


The Affordable Homes Act also includes other tools for spurring additional development. 


Notably, the bill includes $800M for the Affordable Housing Trust Fund, which provides 


flexible resources to create or preserve affordable housing for households whose incomes are 


not more than 110% of area median income. The bill also includes $100M in bond 


authorization to create a new permanent capital resource for CommonWealth Builder – a 


program initially launched with ARPA funding. This successful program spurs construction of 


affordable single-family homes in Gateway Cities and other similar markets. Other key 


investments include $50M for the Neighborhood Stabilization fund to support the 


acquisition, rehabilitation, and sale of distressed properties and $100M for the Middle Income 


Housing Fund to support middle-income housing production.  


Additionally, the bill supports the creation of the Momentum Fund – a pioneering initiative 


designed to leverage state resources to support large scale, mixed-income multifamily 


development.  By pairing public investments with private capital, the Commonwealth aims to 


create a revolving fund used to fill financial gaps in large multifamily developments to sustain 


production momentum in a rising interest rate and construction cost environment.  The fund 


will help foster a faster, lower-cost marketplace for developers and private capital investors by 







 


 


Driving Housing Production & Preservation 


3 


 


creating an efficient platform to help infuse needed capital into housing projects and grow the 


Commonwealth’s multifamily housing stock. The bill includes $50M for this innovative program.  


Unlocking Housing Production Opportunities 


In addition to these investments, the Affordable Homes Act makes significant policy changes 


aimed at supporting purposeful planning and unlocking opportunities for housing production. 


For example, the bill requires the Executive Office of Housing and Livable Communities 


(EOHLC) to prepare a Statewide Housing Plan every 5 years based on regional outreach 


and robust data analysis.  


The bill also includes several policies designed to increase opportunities for production and 


preservation statewide: 


• Accessory Dwelling Units (ADUs) As-Of-Right: Permits ADUs equal to or less than 


900 square feet to be built by-right in single family zoning districts in all communities. 


• Local Option Transfer Fee: Allows municipalities and regional affordable housing 


commissions to adopt a transfer fee of 0.5% - 2.0%, paid by the seller of real property 


on the portion of sale proceeds over $1M or the county median home sales price, 


whichever is greater (adjusted for inflation). Revenue from this fee must be used for 


affordable housing purposes. 


• Inclusionary Zoning by Simple Majority: Adds inclusionary zoning to the list of zoning 


changes municipalities can pass by a simple majority instead of a 2/3 super majority 


vote of city/town legislative body. 


• Surplus Public Land Disposition Reforms: Creates paths to streamlined disposition 


of land under the control of a state agency or quasi for housing purposes. These 


changes are supported by a $30M State Surplus Property Disposition authorization 


to help ready state surplus land for housing uses by covering the cost of demolition of 


existing, obsolete structures or necessary environmental remediation. This investment 


also complements an accompanying executive order that directs EOHLC and DCAMM, 


with guidance and direction from the Lieutenant Governor, to develop an expanded 


inventory of government-controlled property suitable for housing.  


 


• Community Investment Tax Credit (CITC): Eliminates the CITC’s 2025 sunset and 


expands the statewide cap on donations from $12M to $15M; under the CITC, 


individuals donating $1,000 or more to a CDCs or nonprofit Community Support 


Organizations that have been awarded CITC receive a credit of 50% of their 


contribution. 
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Introduction 


Massachusetts’ existing stock of 43,000 public housing units is at risk due to deferred 


maintenance, with a documented backlog of approximately $4 billion in capital repairs 


including roofs, boilers and other essential building components. These units play a critical role 


in housing vulnerable populations, with more than half of the units occupied by extremely low-


income seniors and persons with disabilities.  


To address this critical need, the Affordable Homes Act includes ground-breaking investments 


in public housing, including $1.6B to put Massachusetts on track to significantly address 


its public housing backlog within a decade. This represents a nearly 250% increase over 


the prior (2018) housing bond bill.  


 


Historic Investments in Public Housing  


The Affordable Homes Act includes authorizations that will fund the deep needs of our state-


aided public housing portfolio, including $1.5B for the Public Housing Capital Fund to 


support the repair, rehabilitation, and modernization of public housing units across the state – 


including up to $150M dedicated specifically to supporting sustainability initiatives to reduce 


greenhouse gas emissions and support decarbonization efforts and $15M for public 


housing accessibility upgrades. The bill also includes $100M for a Public Housing Mixed 


Income Demonstration Program, which supports Local Housing Authorities (LHAs) that 


partner with developers to add mixed-income developments on LHA land, leveraging funds to 


maintain and preserve public housing while increasing the overall housing supply.  


 


Addressing Shortcomings of the Current Production Environment  


The Affordable Homes Act also includes a package of policy initiatives and technical fixes that 


will expedite maintenance, repairs, and renovations to the Commonwealth’s public housing 


stock while ensuring tenants’ rights are protected. 


• LHA Replacement Value for the Massachusetts Architectural Access Board 


(MAAB): Requires calculation of replacement value for Public Housing for MAAB 


accessibility threshold to align with requirements governing state-owned properties, 


basing values on industry standards per a published database. 


• Regional Housing Authorities: Removes the requirement for a Home Rule Petition if 


LHAs choose to regionalize and have approval from each involved LHA board and the 


Executive Office for Housing and Livable Communities (EOHLC). 
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• Allow LHAs to Borrow Against Capital Funding: Allows LHAs, with approval from 


EOHLC, to raise additional funds for rehabilitation projects by borrowing against their 


capital funds. 


• Increase Availability of Regional Capital Assistance Teams (RCATs): Allows RCATs 


to expand their services and capacity by allowing payment for maintenance and 


operations services not envisioned in the 2014 reform legislation, and allows larger 


LHAs to join the program if they elect to pay for these services; eliminates the three 


separate advisory boards and replaces with one advisory board covering the entire 


RCAT program, with bi-annual meetings. 


• Increased Flexibility to Set Schedules for Agreed-Upon Procedure Audits: Amends 


the public housing statute to allow EOHLC to set its own schedule for performance 


audits, which would follow the same practice as the Performance Management Review 


– biennial with more frequent follow-up in situations of poor performance. 


• Chapter 149 exemption technical fix: Amends the Public Housing filed-sub bid 


exemption to clarify that the exemption applies to both redevelopment and new 


development of housing units and removes an extra transfer of ownership between 


entities before final disposition. 


• Tenant Protections in LHA Redevelopment: Requires any public housing 


redevelopment project to (i) ensure certain resident protections; (ii) provide a clear path 


to enforce protections; (iii) provide for the issuance of regulations and sub-regulatory 


contracts and forms; (iv) provide that residents should not be adversely affected by 


change in subsidy or ownership; (v) provide residents with technical assistance to allow 


for meaningful input. 


Taken together, the financial investments and policy changes in the Affordable Homes Act will 


preserve approximately 10,000 public housing units in critical need of repair or requiring 


accessibility upgrades.   
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Introduction 


The state’s high housing costs are particularly acute for low-income households. In 


Massachusetts, 64% of renters earning less than $35,000 per year – which equates to more 


than 200,000 households – spend half their income on housing. At the same time, 


homeownership is increasingly out of reach, especially for Black and Brown communities, with 


the Black and Latinx homeownership rate half of homeownership rates for White communities.  


To help some of our most vulnerable neighbors, the Affordable Homes Bill includes up to $3.4B 


in authorizations – more than 80% of the bill’s total capital authorizations – that will go toward 


assisting low-income housing. These investments will create approximately 22,000 new 


affordable housing units, including more than 4,000 units reserved for Extremely Low 


Income (ELI) households. The bill also supports an additional over 12,000 units of 


middle-income housing.  


The bill additionally authorizes several hundreds of millions of dollars to create an estimated 


1,900 new homeownership opportunities. 


The bill also provides a path for seasonal communities – parts of the Commonwealth that 


experience wide seasonal swings in population and employment – to receive a special 


designation that will facilitate design of programs serving their special housing needs, while 


providing a local option property tax exemption for the development of year-round rental 


housing. 


 


Serving Seniors, People with Disabilities and Other Vulnerable Populations  


The Affordable Homes Bill invests in some of Massachusetts’ most vulnerable populations, 


including individuals working with the Department of Mental Health and the Department of 


Developmental Services, and individuals with disabilities returning home from institutional 


settings. 


• $200M for the Housing Innovations Fund (HIF): Supports innovative and alternative 


forms of rental housing including single person occupancy (SPO) units, transitional and 


permanent housing for people experiencing homelessness, housing for seniors and 


veterans, and transitional units for persons recovering from substance abuse. 


• $70M for Facilities Consolidation Fund (FCF): Supports the development of 


appropriate community-based housing for Department of Mental Health (DMH) and 


Department of Developmental Services (DDS) clients. 
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• $55M for Community Based Housing (CBH): Supports appropriate housing for 


people with disabilities who are not clients of DMH or DDS. 


• $60M for the MA Rehabilitation Commission Home Modification Program: Provides 


funding to modify homes of individuals or families with disabilities or seniors so they 


may maintain residency or live in a home rather than an institutional setting. 


• Amended Alternative Housing Voucher Program (AHVP): Amends the AHVP statute 


to allow for project-based vouchers serving non-elderly persons with disabilities. 


• FCF, CBH and HIF – Technical Changes to Prior Authorizations: Amends prior 


authorizations of FCF, CBH and HIF to better serve the changing needs of DMH/DDS 


clients, other persons with disabilities and other vulnerable populations by clarifying that 


(i) FCF, CBH and HIF loans may be refinanced and (ii) FCF, CBH and HIF property 


owners may transfer an affordable housing restriction to a new property if it is 


determined that clients will be better served at an alternative property.  


• Establishing a Supportive Housing Pool Fund: Creates a flexible supportive housing 


pool program to provide critical assistance for supportive housing by funding staffing, 


case management, service coordination and other tenancy-related services not funded 


through other sources. 


 


Encouraging Homeownership 


Creating a path for moderate income households to become homeowners is critical to 


promoting equity and opportunity, while at the same time investing in neighborhood stability.   


• $100M for Middle-Income Housing Fund: Formerly known as the “Workforce Housing 


Fund;” funds housing development for households earning up to 120% Area Median 


Income (AMI). 


• $100M for CommonWealth Builder: Creates a permanent capital resource for an 


existing MassHousing program recently supported via ARPA funding; program spurs the 


construction of affordable single-family homes (for households with 70-120% AMI) in 


Gateway Cities and other similar markets. 


• Up to $50M for the Affordable Housing Trust Fund to create and maintain 


homeownership opportunities for first time homebuyers. 


• Receivership Reforms for Affordable Housing: Amends the state’s receivership 


statute to permit courts to expeditiously approve the sale of vacant properties in 


receivership to a nonprofit for the fair market value of the property “as is” if the entity will 


rehabilitate and sell affordably to an income-eligible first-time homebuyer. 
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• Homeowner Production Tax Credit: New tax credit to incentivize production of 


affordable homeownership units targeting households with incomes of up to 120% AMI; 


credit helps cover the gap between the development costs and the state’s estimate of 


the value of the finished home. 


 


Addressing the Special Needs of Seasonal Communities 


Areas of the Commonwealth that depend on seasonally-based tourism experience wide 


fluctuations in population and employment at different times of the year.  These communities 


often face special housing challenges, not only due to increased need for locally-based 


workers during the tourist season(s), but also because they often lose much of their year-round 


housing stock to short-term rentals and vacation homes. 


• Seasonal Communities Designation: Creates the framework for designating 


communities with substantial seasonal variations in employment and housing needs, as 


a critical initial step to developing programs targeting seasonal communities; creates a 


Seasonal Communities Coordinating Council to provide advice and recommendations to 


EOHLC regarding regulations governing designation of cities and towns as seasonal 


communities. 


• Seasonal Communities Local Option Property Tax Exemption: Establishes a local 


option property tax exemption for the development of year-round rental units.  
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Introduction 


The Affordable Homes Bill is the largest housing investment of its kind in Massachusetts 


history, designed to meet the moment and meaningfully impact the supply of housing in the 


state. Today, too many Massachusetts families are struggling under the burden of rising 


housing costs and limited housing availability. Across the state, the supply of housing has 


failed to keep up with demand. Between 2020 and 2030, the state needs at least 200,000 new 


homes to accommodate growth and achieve a healthy vacancy rate; currently only 1.6% of 


housing units are available for sale or rent. The state’s high housing costs are 


disproportionately burdening low-income households. Sixty-four percent of renters earning less 


than $35,000 – the equivalent of 200,000 households – spend half their income on housing. At 


the same time, homeownership is increasingly out of reach for many, especially Black and 


Latinx communities, for which homeownership rates are half those of White communities.  


Meeting this moment requires bold initiatives that support the Healey-Driscoll Administration’s 


goals of affordable and abundant housing– that is exactly what the Affordable Homes Act 


does. This more than $4 billion bill is a comprehensive package of spending, policy, and 


programmatic actions and is more than two times as large as the next largest housing bond 


bill.  


 


Taken together, the bill supports the creation of more than 40,000 homes that otherwise would 


not have been built. The bill will also preserve, rehab, improve, or support more than 27,000 


existing units, including improvements to over 7,000 public housing units and the 


decarbonization of 3,000 public housing units. These proposed investments are designed to 


impact those who need support the most. More than 80% of the bond authorizations in the bill 
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will benefit low-income households, with up to 50% of proposed authorizations benefiting 


Extremely Low-Income (ELI) households or residents with disabilities.  


 


Historic Investments in Public Housing 


The Affordable Homes Act includes ground-breaking investments in public housing, which 


plays a vital role in housing vulnerable populations, with more than half of the units occupied 


by extremely low-income seniors and persons with disabilities.  Specifically, the bill includes 


$1.6B to make long overdue investments in maintenance, accessibility, and resilience 


for one-quarter of the state’s public housing portfolio. This funding includes $1.5B for the 


Public Housing Capital Fund to support the repair, rehabilitation, and modernization of public 


housing units across the state, with $150M dedicated to the decarbonization of public 


housing units through the installation of heat pumps and electric utilities.  The bill also 


includes $100M for the Public Housing Mixed Income Demonstration Program, which 


supports Local Housing Authorities (LHAs) who partner with developers to add mixed-income 


developments on LHA land, leveraging funds to maintain and preserve public housing while 


increasing the overall housing supply. 


 


Driving Development 


The Affordable Homes Act also includes $1.83 billion in funding to help drive housing 


production and preservation in Massachusetts. Among the many investments and policy 


proposals included in the bill are: 


• $425M for the Housing Stabilization and Investment Fund to support preservation, 


new construction, and rehabilitation projects. 


• $175M for the HousingWorks Infrastructure Program to fund municipal infrastructure 


projects to encourage denser housing development. 


• $100M for the Public Housing Mixed-Income Housing Demonstration Program to 


support Local Housing Authorities (LHAs) who partner with developers to add mixed-


income developments on LHA land. 


• $100M for CommonWealth Builder to spur construction of affordable homeownership 


opportunities in Gateway Cities and other similar markets. 


• $50M for the Momentum Fund, a pioneering initiative designed to leverage state 


resources to support large scale, mixed-income multifamily development.   
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• Making the Community Investment Tax Credit Program permanent and increasing 


it from $12M to $15M per year to support the critical work of Community Development 


Corporations. 


• Creating a new Homeownership Tax Credit designed to produce homes affordable to 


first-time homebuyers earning not more than 120% area median income (AMI). 


 


Supporting our Most Vulnerable Residents and Increasing Housing Opportunities  


The Affordable Homes Act includes investments that will directly fund the creation of 


approximately 22,000 new affordable housing units, more than 4,000 of which will be 


reserved for ELI households. The bill will also support roughly 12,000 additional units of 


middle-income housing.  Additionally, the bill authorizes several hundreds of millions of 


dollars estimated to create up to 1,900 new home ownership opportunities. Significant 


investments include: 


• $800M for the Affordable Housing Trust Fund, which will provide flexible resources 


to create or preserve affordable housing for households whose incomes are not more 


than 110% of AMI. 


• $200M for the Housing Innovations Fund to support innovative and alternative forms 


of rental housing for people experiencing homelessness, housing for seniors and 


veterans, and transitional units for persons recovering from substance abuse. 


• $100M for Middle-Income Housing to support housing development for households 


earning up to 120% AMI and improve home ownership opportunities. 


• $70M for the Facilities Consolidation Fund (FCF), which supports the development 
of appropriate community-based housing for Department of Mental Health (DMH) and 
Department of Developmental Services (DDS) clients. 


• $55M for Community Based Housing (CBH), which supports appropriate housing for 
people with disabilities who are not clients of DMH or DDS. 


• Establishes a Supportive Housing Pool Fund to provide critical assistance for 


supportive housing by funding staffing, case management, service coordination and 


other tenancy-related services not funded through other sources. 
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Climate-Focused Investments 


The Clean Energy and Climate Plan calls for a 35% reduction in residential building energy 


use by 2030. To support that goal, the bill includes $275M for Sustainable and Green 


Housing Initiatives, which supports the creation and preservation of transit-oriented housing 


and sustainable and climate-resilient affordable multifamily housing. The authorization also 


creates a new, innovative program to accelerate and unlock new housing through, for 


example, office conversions and development of modular homes. This investment is on top of 


the $150M included within the public housing capital program for decarbonization efforts.  The 


bill also supports the Administration’s “whole of government” approach to meeting state climate 


goals by directing that all state housing investments prioritize and incorporate the state’s 


climate and decarbonization goals to the maximum extent feasible. 


 


Continuing the Healey-Driscoll Commitment to Confronting the Housing Crisis 


Since its first day in office, the Healey-Driscoll Administration has signaled its commitment to 


confronting the Commonwealth’s housing crisis. The Affordable Homes Act builds on the 


previous actions and investments the Administration has taken to drive more abundant and 


affordable housing across the state.  


This year alone, Governor Healey, alongside the newly created Executive Office of Housing 


and Livable Communities, has awarded over $300 million in state and federal resources to 


accelerate projects that seek to build and preserve over 2,000 affordable housing units. The 


Administration's FY24-FY28 Capital Investment Plan also represented an historic investment in 


housing, increasing the annual investment in housing by approximately 18% to help finance 


the construction of hundreds of new affordable housing opportunities per year. The 


Administration is further committed to more efficiently leveraging state volume cap as a tool to 


increase housing; it is currently working on implementing volume cap strategies that further 


Administration goals in 2024.  


The fiscal year 2024 state budget also makes historic investments in housing, with $1.07 


billion in funding for key programs that combat homelessness and support housing 


affordability, including: 


• $190M for Residential Assistance for Families in Transition to help households 


avoid eviction and possibly homelessness. 


• $110M for Homeless Individual Shelters, which will preserve over 2,600 shelter beds 


for individuals experiencing homelessness. 
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• $107M for Subsidies for Public Housing Authorities, critical funding to maintain the 


operations of our state-funded public housing.  


• $16.5M for the Rental Subsidy Program for DMH Clients, which will help expand 


access to safe, affordable housing for clients at DMH. 


• $8.9M for Sponsor-Based Permanent Supportive Housing to help reduce chronic 


homelessness. 


• Creates 750 new rental vouchers through the Massachusetts Rental Voucher 


Program (MRVP), including project-based vouchers which are instrumental to the 


development of affordable housing. 


• Increases the benefit level at HomeBASE to $30,000 over 24-months to help EA-


eligible families exiting family shelter. 


• Authorizes the creation of project-based vouchers through the Alternative 


Housing Voucher Program to help the development of accessible housing for non-


elderly disabled individuals. 


And the tax reform package recently signed into law included numerous provisions designed 


to drive housing production and address the high cost of housing, including: 


• Raising the Low-Income Housing Tax Credit annual authorization from $40M to 


$60M to spur the creation of at least 3,300 new units of affordable housing annually. 


• Increasing the statewide cap on the Housing Development Incentive Program 


(HDIP) to create an estimated 12,500 new homes in Gateway cities. 


• Creating a local option property tax exemption for affordable housing. 


• Increasing the rental deduction cap from $3,000 to $4,000. 






