M ASSACHUSETTS HOUSING PARTNERSHIP
BOARD OF DIRECTORS MEETING
Tuesday, April 24, 2018
160 Federal Street, 2nd Floor
Boston, Massachusetts
Members Present:

Jack Clancy, Chairman; Alicia Modestino, Vice Chair, Janelle
Chan; Rachel Madden; Denis Sheahan; Kristin Carvalho; Mark
Attia, Administration and Finance

Participating Staff:

Clark Ziegler (Executive Director), Judy Jacobson, Mark Curtiss,
Charleen Tyson, Nancy McCafferty, Steve Gandt, Megan
Mulcahy, Amanda Roe, David Hanifin, Rus Lodi, David Rockwell,
Tom Hopper, Elliot Schmiedl, Laura Shufelt, Manisha Bewtra,
Callie Clark, Nantia Boampong, Susan Connelly, Kathryn Riley,
Cynthia Mohammed, Anitt Wilkinson, Shelly Goehring.

CALL TO ORDER
The meeting was called to order at 1:30 p.m.
Jack Clancy formally introduced Janelle Chan to the Board.

APPROVAL OF MINUTES
Upon a motion moved and seconded it was:
VOTED:

To approve the minutes of the March 6, 2018 Board Meeting.
To approve the minutes of the March 27, 2018 Executive Committee Meeting.

MHP MANAGEMENT AND FINANCE
O FFICERS AND E XECUTIVE A SSIGNMENTS
Clark Ziegler advised the Board that while MHP is still reeling from Vin Manzi’s sudden passing,
plans are underway to recognize his service in the upcoming Annual Report.
Mr. Ziegler distributed copies of the revised Officers and Committee Assignments and Executive
Committee Charter to the Board.
Upon motions moved and seconded it was:
VOTED:

To elect the officers of the Massachusetts Housing Partnership Fund Board (MHP)
and make committee assignments for 2018 as set forth in the briefing materials for
the April 24, 2018 meeting of the Directors of MHP.

VOTED:

To revise the Executive Committee charter as set forth in the briefing materials for
the April 24, 2018 meeting of the Directors of MHP.
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VOTED:

To modify the rotating board member schedule for assignments to the Executive
Committee in 2018 as set forth in the briefing materials for the April 24, 2018 meeting
of the Directors of MHP.

Susan Connelly introduced Manisha Bewtra, Senior Program Manager on the community
assistance team. Prior to joining MHP, Ms. Bewtra spent ten years at the Metropolitan Area
Planning Council. Steve Gandt, a new Loan Officer on the lending team was also introduced by
Clark Ziegler. Mr. Gandt has significant experience with Fannie Mae lending.

M ID -Y EAR G OALS R EPORT
Mr. Ziegler advised the board that MHP is having a very good year and is on track to achieving
most of Fiscal Year 2018 goals by the end of the year. He asked Mark Curtiss to provide an
update to the Board on the lending goals.
Mr. Curtiss advised the Board that MHP is doing extremely well on dollar volume and very well
on total units. The struggle has been with new construction projects, as some 40B developers
have opted to defer getting an MHP loan commitment until they are well into construction. MHP
expects to have commitments for these projects next year, or the year after, when the projects
are closer to closing.
Mr. Curtiss noted that the lending team has also been struggling to finance rental units for
households with incomes below 60 percent of area median income (AMI). MHP is unable to
finance these units without the assistance of subsidies and is very dependent on the timing of
DHCD’s funding rounds.
Jack Clancy asked Mark Curtiss about the determination of area median income. Mark Curtiss
responded that it is based on the primary metropolitan statistical area.
Ms. Chan asked Mr. Curtiss how many of MHP’s pending projects contribute to the 60 percent
area median income goal. Mr. Curtiss responded that MHP finances approximately 30 projects
annually, and that approximately 15 to 20 of those projects contribute to the 60 percent of AMI
goal.
With regard to homeownership, Elliot Schmiedl advised the Board that statewide, MHP has
closed approximately 529 ONE Mortgage loans over the last three quarters. Volume is down
slightly from last year due to a number of factors including market pressures, as well as
competition from other loan products. Additionally, MHP has closed more ONE Mortgage loans
in Springfield within the last three quarters than in the past eight years. As of March 31, 2018,
MHP’s ONE Mortgage delinquency rate was three percent, which is the lowest that the program
has achieved in more than a decade.
Mr. Ziegler advised the board that the proposed reduction in minimum credit scores for the ONE
Mortgage program are likely to have a positive impact on volume and will be submitted to DHCD
within a week for approval.
Ms. Connelly advised the board that the community assistance team continues to examine ways
in which to encourage affordable housing production primarily in suburban communities,
through inclusionary zoning by-laws or project-specific work. The team is prioritizing community
education that can lead to a better local discourse about the role that housing production and
affordable housing plays both at the local, regional and state levels.
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Mr. Lodi advised the board that Twitter and Facebook are being used to drive people to the
content on MHP’s website. Mr. Lodi noted that MHP is creating improved landing pages for the
different teams within MHP in an effort to make the website more user-friendly. Mr. Ziegler told
the board that rather than measuring website users, next year’s goals will likely measure links to
content.
Ms. Chan asked Mr. Schmiedl if MHP maintained a breakdown of how people were referred to
ONE Mortgage. Mr. Schmiedl responded that the homeownership team engages in a variety of
advertising campaigns, and they test the value of those campaigns by examining web traffic and
referrals.
Ms. Chan also asked Mr. Schmiedl if MHP knew what percentage of that population actually
moved on to obtaining a ONE Mortgage loan. Mr. Schmiedl responded that he did not have that
data.
Mr. Ziegler advised the Board that MHP has made good progress on its leadership goals and
that MHP is pleased to have played a significant role in the Governor’s Housing Choice
Initiative. Mr. Ziegler asked Ms. Tyson to provide a Finance update.
Ms. Tyson advised the Board that MHP has already exceeded the year-end cash-flow goal and
is currently at $4.6 million against a budget for the year of $2.8 million. This, Ms. Tyson noted, is
mostly attributed to revenues. The FY19 budget as well as MHP’s five-year business projection
will be presented at the May 22 Finance Committee meeting. The final budget will be presented
to the full board at the June 26 board meeting.

LOAN PROPOSALS
H UDNER B UILDING R EFINANCE , F ALL

RIVER

David Hanfin presented a proposal for a loan in the amount of $3.55 million for the refinancing
of the Hudner Building in Fall River using the Treasury Risk-Share Program. This Treasury
Risk-Share loan will allow MHP to provide a 40-year fully-amortizing loan to the project
sponsored by Nebel Management Corporation. The MHP loan will finance minor accessibility
and masonry repairs and establish a replacement reserve to meet the long term capital needs of
the property which serves a mix of elderly and disabled residents.
This is a new sponsorship for MHP. The Nebelkopf family has an existing portfolio of five
properties which are located in Fall River, New Bedford, Worcester and Lynn.
Underwriting is based on a 20-year project-based section 8 contract which covers all of the units
in the property. The proposed loan will allow for the repayment of an existing FHA-insured first
mortgage loan as well as the repayment of existing sponsor notes, and $800,000 distribution to
the limited partners. MHP will also be capitalizing a replacement reserve to meet the property’s
long-term capital needs. Approximately $70,000 of minor immediate capital needs will be
completed post-closing.
Upon a motion moved and seconded it was

VOTED:

To authorize a first mortgage loan of up to $3,550,000 pursuant to MHP’s
Permanent Financing Programs, utilizing funds available to MHP under the HUD
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Housing Financing Agency Risk Sharing Program with the Federal Financing
Bank, for the Hudner Building Refinance Project in Fall River (the Loan).
The Loan shall be consistent with MHP’s Loan Policy for its Permanent Financing
Programs (the Loan Policy), the HUD Risk Sharing Agreement (Federal Financing
Bank Financing) and the Hudner Building Refinance Credit Analysis dated
4/24/2018 including all special conditions contained therein, and presented in the
04/24/2018 MHP briefing materials, as the same may be modified pursuant to the
Loan Policy.
MHP commitment for the Loan shall expire if the loan closing does not occur by
8/31/2018.

W ALKER P ARK

APARTMENTS , BOSTON

Amanda Roe presented a proposed loan increase for the Walker Park Apartments project in the
amount of $375,000 which will bring MHP’s commitment to $2.675 million. The project sponsor
is Urban Edge Housing Corporation.
Ms. Roe advised the board that the project is predicting $1.3 million in construction cost
overruns. Approximately 6 percent of these costs are environmental and are soil related. Urban
Edge is making a claim to their environmental engineer, who they felt did not give them a
correct assessment of the soil condition.
Ms. Roe reported that loan economics are strong, even with the loan increase.
Mr. Sheahan asked if the loan had been downgraded. Mr. Ziegler responded that it had not,
though another loan with the sponsor is on MHP’s watch list.
Mr. Sheahan asked if there are lessons learned from this project. Ms. Connelly stated that urban
sites are challenging and construction contingencies deserve a closer look.
Mr. Curtiss advised that MHP is attempting to balance appropriate risks while also stretching
DHCD’s subsidy resources. Mr. Clancy noted that it would be good to ask Bank of America, the
construction lender, the lessons learned on their end.
Upon a motion moved and seconded it was
VOTED:

To increase the permanent loan commitment amount for the Walker Park
Apartments, Boston project by $375,000 in accordance with the memorandum
provided in the 4/24/18 briefing materials for the Directors of MHP.

BANK TRANSACTION
ACQUISITION OF COASTW AY BANCORP , I NC . BY HARBORONE BANCORP , I NC .

Judy Jacobson advised that MHP is built into certain Massachusetts banking laws and that any
loan obligations to MHP are based on the assets of the bank being acquired located in the
Commonwealth. HarborOne, a Brockton-based Bank, is acquiring Coastway Bank based in
Providence, Rhode Island. Coastway has no branches or loan production officers based in
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Massachusetts.
Upon a motion moved and seconded it was
VOTED:

To authorize the Executive Director, in the name of and on behalf of the
Massachusetts Housing Partnership Fund Board (“MHP”) to notify the
Massachusetts Board of Bank Incorporation that “satisfactory
arrangements” have been made with MHP in accordance with M.G.L.
Chapter 167A, Sections 3 and 4 and guidelines adopted by MHP by
HarborOne Bancorp, Inc. and HarborOne Bank in conjunction with its
application to acquire Coastway Bancorp, Inc. and Coastway Bank.

ADJOURNMENT
The Board meeting was adjourned at 2:33 p.m.
The documents listed in the Table of Contents in the briefing materials for the Directors of MHP
for this meeting are incorporated herein by reference.
Handouts for this meeting were: MHP Officers and Committee assignments for the remainder of
2018; revised Executive Committee Charter; and revised MHP Board and Executive Committee
Schedule for 2018.
____________________________________
Denis Sheahan, Secretary/Treasurer
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M ASSACHUSETTS HOUSING PARTNERSHIP
MEETING OF EXECUTIVE COMMITTEE
OF MHP BOARD OF DIRECTORS
Tuesday, May 22, 2018
160 Federal Street
Boston, Massachusetts
Members Present:

Jack Clancy, Chairman; Alana Murphy (DHCD designee, via
phone); Kristin Carvalho (via phone); and Denis Sheahan.

Participating Staff:

Clark Ziegler (Executive Director), Judy Jacobson, Mark Curtiss,
Charleen Tyson, Rus Lodi, Anne Lewis, Megan Mulcahy, Kathryn
Riley, Cynthia Mohammed, Nantia Boampong, Amanda Roe,
Steve Gandt, Nancy McCafferty, and Anitt Wilkinson.

CALL TO ORDER
The meeting was called to order at 1:40 p.m.
Ms. Jacobson explained that Ms. Murphy is participating remotely due to an emergency and
Ms. Carvalho is participating remotely due to geographic distance.

LOAN PROPOSALS
C AMPBELL P URCELL HOUSING , E ASTHAM
Ms. Roe presented a proposal for a leasehold mortgage loan in the amount of $4,400,000 to be
financed through the Treasury Risk Share program for the Campbell Purcell project in Eastman.
The borrower for the project is Brackett Road Housing, LLC and the sponsor is Pennrose, LLC.
Ms. Roe advised that this will be MHP’s first loan with the sponsor and the sponsor’s first project
in Massachusetts. MHP has previous experience with the sponsor’s Regional Vice President,
Charles Adams and the President of Pennrose Management Company both of whom previously
worked at Preservation of Affordable Housing (POAH) in Massachusetts.
Mr. Sheahan asked Ms. Roe if MHP is concerned about the capability of Pennrose’s on-site
Management team. Ms. Roe responded that she is not, given the significant Massachusetts
Experience of Pennrose’s senior staff.
Mr. Sheahan asked about the debt service coverage ratio on the project.
Mr. Ziegler noted that DHCD recommends that their projects be at or above a 1.10x debt
service coverage (DSC) ratio, but not very far above 1.10x in order to minimize the use of
subsidies.
Ms. Murphy advised that DHCD usually caps their projects at 1.15x and, if there is too much
cash flow, the entire request has to be adjusted. Ms. Murphy also noted that Pennrose has been
examining the Massachusetts market for a while and met with DHCD several years ago when
they were beginning to explore opportunities. They have been very thorough in their approach.
Ms. Carvalho advised that Milford National Bank & Trust Company recently participated in a
40B project with the sponsor in Brewster which did very well.
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Mr. Clancy asked about the construction costs. Ms. Murphy responded that the cost per unit is
reasonable for new construction on the Cape.
Upon a motion moved and seconded a roll call vote was taken and Mr. Clancy, Mr. Sheahan,
Ms. Carvalho and Ms. Murphy each voted yes.
VOTE:

To authorize a first leasehold mortgage loan of up to $4,400,000 pursuant to
MHP’s Permanent Financing Programs, utilizing funds available to MHP under the
HUD Housing Financing Agency Risk Sharing Program with the Federal Financing
Bank, for the Campbell Purcell Project in Eastham (the Loan).
The Loan shall be consistent with MHP’s Loan Policy for its Permanent Financing
Programs (the Loan Policy), the HUD Risk Sharing Agreement (Federal Financing
Bank Financing) and the Campbell Purcell Credit Analysis dated 5/9/2018
including all special conditions contained therein, and presented in the 05/22/2018
MHP briefing materials, as the same may be modified pursuant to the Loan Policy.
MHP commitment for the Loan shall expire if the loan closing does not occur by
9/1/2020.

C AMPBELL P URCELL HOUSING, E ASTHAM – I NTEREST R ATE S W AP
Ms. Lewis advised the Board that MHP is proposing a $4,400,000 forward starting swap in order
to provide the rate lock for the Campbell Purcell project. MHP’s swap advisor Chatham has
reviewed the swap transaction, and finds it a reasonable risk for MHP to take. The transaction
also satisfies MHP’s exposure limits.
Mr. Clancy asked how the swap rates have been measuring against the U.S. Treasury curves.
Ms. Lewis responded that they have been tracking very closely together. Mr. Curtiss noted that
the basis risk is monitored very carefully.
Upon a motion moved and seconded a roll call vote was taken and Mr. Clancy, Mr. Sheahan, Ms.
Carvalho and Ms. Murphy each voted yes.
Vote:

To approve the swap transaction for the Campbell Purcell Project in accordance
with the Memorandum contained in the briefing materials for the May 22, 2018
meeting of the Executive Committee of the Massachusetts Housing Partnership
Fund Board (“MHP”). The Executive Committee confirms in accordance with 976
CMR 2.00 that: i) the Memorandum included a written analysis and
recommendation for the proposed swap transaction by MHP’s independent
financial advisor Chatham Hedging Advisors; ii) the swap structure is consistent
with MHP’s Policy on Forward-Starting Swaps; iii) the benefits of the swap
outweigh the risks of the swap; and iv) the Board hereby approves the proposed
swap transaction.

T HE F EDERAL F INANCING B ANK (FFB)
Mr. Curtiss advised the Board that MHP has been watching the Federal Financing Bank HUD
Risk Sharing program very carefully, as it was slated to be terminated in the president’s FY19
budget. Brian Montgomery, the nominee for FHA commissioner, recently indicated strong support
for the
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Program.

ADJOURNMENT
The meeting was adjourned at 2:33 p.m.

___________________________________
Denis Sheahan, Secretary/Treasurer
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