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Minutes 

Thursday, November 10, 2022 Meeting – 5:15 pm 

 

Trustees attending: Brielle Calderan, Mary Cassesso, Mike Feloney, Katie Gallant, Donna Haynes, 

Charlotte Kelly, Andrea Shapiro, Jessica Turner 

Trustees not attending: David Gibbs 

Staff attending: Paul Goldstein, Alexis Turgeon, Morena Zelaya (OSPCD- Housing Division) Ellen 

Shachter (OSPCD-Office of Housing Stability) 

The meeting started at 5:15 pm, with Andrea Shapiro serving in the role of chairperson. 

 

1. Review and Approval of September 22nd and October 20th, 2022 Meeting Minutes  

Mary Cassesso made a motion to approve the September 22nd minutes. Jess Turner seconded the 

motion and the motion passed unanimously by roll call vote. Donna Haynes made a motion to 

approve the October 20th minutes. Jess seconded the motion and the motion passed unanimously by 

roll call vote.  

 

2. Continued Business 

Municipal Voucher Program-continued discussion of funding request. Paul Goldstein introduced 

Ellen Shachter, Director of the Office of Housing Stability and Morena Zelaya, Housing Policy 

Coordinator, who would be providing additional information and responding to Trustee questions 

regarding the Municipal Voucher Program (MVP). (An overview and introduction to MVP had been 

previously provided by Mayor Ballantyne, Ellen, and Morena at the Trust’s October meeting.)  

Ellen began by noting she and the MVP team were hoping for the Trust to approve the $1.8 million 

request to fund MVP for three years, beginning in calendar year 2025. Ellen noted that in addition to 

a matching amount of City funds being provided, she and the team were researching other potential 

funding sources for MVP, including possible revenue that could be generated from a real estate 

transfer fee, taxes from short term rentals, and revenue generated from an increase in Community 

Preservation Act (CPA) surcharge.  

In response to Trustee questions at the October meeting, Ellen provided information on comparable 

programs and how those programs are able to be funded long-term. Ellen noted that Boston has a 

comparable program which receives about $4 million in funding from that municipality’s General 

Fund. Martha’s Vineyard has a CPA and municipal funded voucher program, which includes a one-

to-two-year notice if funding were to become unavailable, so that program participants would not 
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immediately lose their vouchers and they’re ability to afford rent. Ellen described the Martha’s 

Vineyard program as successful, and noted she would be meeting with representatives from the 

program to learn more about the program, including how long it has been in operation, and what 

challenges the program has faced. The City of Watertown is also exploring a municipal voucher 

program funded by CPA funds.  

Trustee questions and responses from Ellen and other City staff included the following, with 

questions in italics followed by response information. 

1. Boston recently received funding for becoming a Gateway City. Is Somerville pursuing this, 

and could this distinction result in additional funding? Ellen noted she would research if 

Somerville was pursuing this distinction, and if MVP would be an eligible use of funding 

provided in connection with Somerville becoming a Gateway City.  

2. Was funding for MVP intended to come from ARPA funds? Yes, MVP will be funded by 

ARPA for the first two years of operation. However, ARPA funds must be expended by the 

end of calendar year 2024. Trust and City funds are therefore needed to operate MVP starting 

in calendar year 2025.  

3. Who is the target population to be served by MVP? Somerville families who are ineligible for 

other types of housing assistance (such as Section 8 voucher assistance) due to their 

immigration status and/or other barriers.  

4. Is it expected that the 32 households projected to be served will be the same each year? The 

hope is that each household who receives a voucher will retain that voucher until the 

household becomes eligible for other forms of assistance and/or becomes self-sufficient.  

5. For the administration of the program, what are the next steps, and will the Trust and/or 

Housing Division be involved? The next step will for a Request for Proposals to be issued, 

targeting agencies with enough capacity and experience to administer MVP. Mike Feloney 

noted that Morena Zelaya, Housing Policy Coordinator, works closely with Ellen on various 

policy initiatives and would likely be the primary Housing Division staff person involved 

with RFP creation and issuance.  

6. How will the program be audited and evaluated? The expectation is that there will be a 

closed referral system, with a small group of highly experienced local providers who 

evaluates eligibility and recommends families for MVP using a point system.  

7. With so many households on existing waitlists for housing assistance, why is there a need to 

create a new program which would not serve those households? MVP is designed to serve 

populations who would not be eligible to be placed on any existing waitlist due to 

immigration status and/or other barriers. MVP would be the only option for assistance for 

these households.  

8. How would a funding commitment which wouldn’t have to be drawn down on for several 

years be reflected as an outstanding commitment? Paul shared Housing Staff’s initial 

thinking, which is that the most straight forward way to carry a Trust commitment for MVP 

on financial reports would be to list it with the other “Outstanding Commitments” the Trust 

has made. Mary noted this would be similar to other commitments, such as development 

projects which were carried as “Outstanding Commitments” for several years prior to the 

funds being needed.  

9. The initial request is for three years of funding, but the expectation is that this will be a long-

term commitment, how would this type of commitment work? The Trust has a robust amount 

of linkage revenue which will come in over the next five fiscal years. At the same time, MVP 

will function like other similar programs, such as Section 8, which depends on an annual 

allocation of funding. If it becomes apparent that the Trust is unable to fund the portion of 
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MVP it has committed to, at some future point in time other funding sources will be needed 

to continue.  

There being no additional questions from Trustees, the Trust proceeded to deliberation of the request. 

Trustees noted their comfort level with a commitment to MVP based on the revenue projections 

provided by staff. Trustees also referred to the memo provided by the MVP at the October Trust 

meeting included program budget projections through calendar year 2027. Charlotte Kelly made a 

motion to move to deliberate on MVP. After a vote was taken, clarification was given by Charlotte 

that her motion was in regard to continued deliberation, not for approving the request, which Trustees 

had thought was the case.  

Charlotte Kelly made a second motion to approve the funding request for MVP. Donna seconded the 

motion, and the motion passed unanimously by roll call vote.  

At Andrea’s request, Katie Gallant assumed the role of meeting chair at 6:02 PM.   

Clarendon Hill-CPA bonding and supplemental non-CPA funding, proposed loan terms. Paul 

explained that loan terms for the $4 million in CPA bonding and the $2 million in non-CPA 

supplemental funding for the Clarendon Hill project needed to be approved by the Trust, in order for 

staff to draft commitment letters needed for closing. Preservation of Affordable Housing (POAH) had 

requested the following terms for the Trust to approve: 2% simple interest over a 40-year term, with 

cash flow repayments equal to the other junior lenders on the project. Paul noted that these terms 

were consistent with other development loans the Trust has made in recent years, which typically had 

interest rates between 0-3% with terms between 20-40 years. The Trust’s 2014 Strategic Planning 

document had recommended a 2 or 2.5% interest rate as a starting point for determining loan terms. 

Paul recommended that the Trust accept POAH’s proposed terms, given their consistency with other 

past projects and Strategic Plan recommendations.   

Mary made a motion to accept the loan terms as proposed, 2% interest over a 40-year term. Donna 

seconded the motion and the motion passed unanimously by roll call vote, with Jess and Katie 

abstaining.  

3. Standing Business   

Financial report(s) review: CPA account and non-CPA account (October, 2022). Paul noted that 

the linkage payment received in August was transferred into the non-CPA account in October. The 

non-CPA report included the commitments for 24 Webster Ave. and the supplemental funding for 

Clarendon Hill, and also a transfer of expenses which included funds provided to the 31 Tufts St. and 

7 Summer St. projects. Paul also pointed out that the amount available for new commitments is 

inclusive of the Early Action Acquisition Fund. On the CPA report, Paul noted there was a transfer of 

expenses for the 184 Broadway acquisition, and various housing programs.  

Katie asked Paul about the accuracy of the projections for linkage revenue he had provided in 

connection with the funding request for MVP. Paul noted that the first line of the sheet he created was 

based on projects which have executed agreements, and those figures would not change. Other 

projections were made based on projects in various phases of the permitting process, and as of yet do 

not have an executed linkage agreement, so the amounts projected could vary.  

Donna made a motion to accept the financial reports. Mary seconded the motion, and the motion 

passed unanimously by roll call vote.  

Selected project updates (7 Summer St., 184 Broadway, 24 Webster Ave.). Paul provided the 

following updates: 

The deadline for applications for the home ownership opportunity at 7 Summer St. was November 8th. 

A lottery will take place to select eligible households to move forward in the coming weeks.  
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A ribbon cutting event for SCC’s acquisition of 184 Broadway was held on November 1st and was 

attended by Mayor Ballantyne, Trustees, and City and SCC staff.  

Just-A-Start submitted its pre-application to DHCD for 24 Webster Ave. after the October 20th Trust 

meeting. JAS hopes to receive an invitation to submit a full application in January.  

Other selected updates (Home Rule Petition, Board reappointments, Strategic Planning). Paul 

did not have any updates on the Home Rule Petition or Board reappointments status. On Strategic 

Planning, Paul noted that the final draft of the Strategic Plan would be completed by the end of week 

(November 11th), and he would circulate the document to Trustees as soon that would be possible. 

Paul further noted that Andrea had suggested retaining JM Goldson for additional services in light of 

the fact that Jenn Goldson’s time with Trustees was cut short at the October meeting due to technical 

difficulties. Paul explained that Trustees would have to approve additional funding for work 

associated with JM Goldson attending another meeting and revisions to the Strategic Plan based on 

Trustee feedback.   

Trustees were in favor of retaining JM Goldson for additional work on the Strategic Plan. Andrea 

noted that in her interview with Jenn in connection with the Strategic Plan, she raised the idea of JM 

Goldson developing criteria and a tool Trustees could use to evaluate funding proposals, to help 

ensure that future proposals are evaluated in a consistent manner. Andrea suggested that it may make 

sense to include this initiative with additional Strategic Planning work. Trustees agreed with the 

suggestion, and noted an established set of criteria used to evaluate funding requests would be 

helpful. (and may alleviate some of the feeling of being rushed during deliberations, which some 

Board members identified as problematic during other interviews with JM Goldson.) 

Paul reminded Trustees that any procurement for $10,000 or over would necessitate a contract to be 

executed, which would take a significant amount of time. Following discussion, Trustees expressed 

general their comfort with approving additional funding of up to $9,999 to stay under the contracting 

threshold. Paul was asked to follow up with JM Goldson about how much additional work on the 

Strategic Plan and developing criteria and an evaluation tool for funding proposals would cost.  

Andrea made a motion to allocate up to $9,999 for additional services from JM Goldston to finalize 

the Strategic Plan and to develop criteria and an evaluation tool for funding proposals. Mike seconded 

the motion and the motion passed unanimously by roll call vote.  

4. Communications  

Mike provided follow-up information of potential interest, regarding the technical issues which 

affected the October meeting. Mike noted that Paul had followed up with the City’s Communications 

department, who explained to him that unfortunately there was no recourse for avoiding last minute 

scheduling conflicts with the City’s Zoom account. However, the Mayor’s office is pursuing 

additional Zoom licenses for City departments, which will hopefully reduce the chance of future 

technical issues.  

Mary noted that she was still seeking clarification about the calculation of gross square footage (GSF) 

as it relates to rooftop mechanicals for commercial developments, specifically lab space, which fall 

under the City’s linkage ordinance. Mary reiterated her view that the Trust should be advocating for 

the broadest definition of GSF as possible to generate the most linkage revenue. Paul noted that he 

could explore reaching out to the Inspectional Services Division, who calculates GSF for commercial 

projects, to see if someone from the division could provide more information to the Trust on that 

process. Paul further noted that the process followed by ISD to calculate GSF is quite technical and 

acknowledged that this subject matter was something that he did not have very much expertise in. 

Other Trustees agreed, and noted that this kind of information may be out of their purview with 

respect to their roles on the Trust.  

Mike noted that it had been the intent of ISD staff to issue general guidelines on how GSF is 

calculated, and it was eventually decided that due to the highly complex nature of rooftop 
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mechanicals included with lab space developments, it was not feasible to create general guidelines, 

and that these projects would be evaluated on a case by base basis. Mike further noted that the 2021 

Housing Needs Assessment previously provided to Trustees contained information regarding the 

linkage ordinance. Mike concluded by noting that OSPCD expects a linkage Nexus study will be 

issued shortly, which also be a good resource for Trustees to consult for information on the basis for 

linkage calculations.  

5. Announcements 

Jess Turner noted that a Veterans Day ceremony for Vietnam Veterans would be taking place on 

November 11th at Assembly Square from 10-11:30 AM.   

 

6. Adjournment  

The meeting was adjourned at 6:52 PM.  

 

Documents distributed: 

• Draft September 22nd and October 20th meeting minutes  

• Letters of support for MVP from Somerville Public Schools, Office of Health and Human 

Services, and Board of Health  

• Financial report(s)-CPA and non-CPA October, 2022  


