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CITY OF CAMBRIDGE .
" INTEROFFICE CORRESPONDENCE

To Robert W. Healy, City Manager Date July 2, 1987

Joseph E. Connarton,™fity Clerk Reference

From

Subject Calendar Item No. 10 & City Council Order No. 26
of June 29, 1987 ,

Zarsuant to the motion of Councillor Wolf, would you please review

I~ese items, in order to determine if either or both are feasible.

Z both Calendar Item No. 10, which is your communic;atiorl to the’City
-~ Zzted June 22, 1987 transmitting a communication from the Executive .
the Rent Control Board with regard to a program for matching low

:d moderate income tenants with vacancies in rent-controlled housing, and

Bt
Counczilics ’;Jals’n's order dated June 29, 1987 are enclosed for your assistance.
Tne City Council would appreciate a response to both of these items
iz ims Zor the August 3rd meeting. Your very kind attention in this matter
wWill bs greatly appreciated.
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@ity of Cambridge

IN CITY COUNCIL

June 29, 1987

COUNCILLOR WALSH

ORDERED: That the Cambridge Housing Authority manage and implement the
Rent Control Pilot Program; and be it further

ORDERED: That any landlord who voluntarily becomes involved in the program

' and continues in the program for five (5) years or more, then at
the time the unit becomes vacant, the rent of said unit shall be the
rent charged by the Cambridge Housing Authority or the rent controlled

rent, whichever is higher,

6/29/87 - REFERRED TO THE CITY MANAGER FOR REPORT FOR AUGUST 3, 1987 ON uo‘uoq
*  OF COUNCILLOR WOLF ‘ .
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CITY OF CAMBRIDGE
678 MASSACHUSETTS AVENUE
CAMBRIDGE, MASSACHUSETTS 021 3-9

TEL 4969077

RENT CONTROL BOARD v
D. MARGARET DRURY, EXECUTIVE DIRECTOR

TO: RORERT HEALY, CTITY MANACER

FROM: n. MARGARETE*@DURY, EXECUTTVE  DIRECTOR, CAMRBRRINDOE RENT
CONTROL BOARD

RF . A PROGRAM FOR MATCHING 1.OW AND MODERATE TNCOME TENANTS

WTTH VACANCTES TN RENT CONTROLLED HOUSTNG

NATE : MAY 22, 1987

This memorandum 1is subnitted to you for transmission to the
Citv Council at the rcauest of the Cambridae Rent Control Board.

On Mav 7, 1984 the City Council reauested that the City
‘Manaver investigate the possibilities of matching lowver income
tenants with vacancies in rent controlled units (see attached
Order). Conscquently, a series of meetinags was held among city

. . . . . v . -
assencies dealing with housing issues. While response ro the

vacancv match concenpt was favorable, these meetings did not

produce a viable proposal.

The attached memorandum, which has been unanimously anproved

by the PRent Control Roard, is a new response to the outstanding
City Council order. The Bnard supgests that a nine month pilot
program, as outlined in the attached memorandum, be implemented.

The experience of this limited project will estahlish a sound
hasis from which to discuss, develop and hopefullyvy implement A

naore extensive program.
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CITY OF CAMBRIDGE H
678 MASSACHUSETTS AVENUE
CAMBRIDGE, MASSACHUSETTS 02139

TEL 4989077

RENT CONTROL BOARD

D. MARGARET DRURY. EXECUTIVE DIRECTOR

JACANCY MATCH PROGRAM

TNTRODUCTION

The Rant Control Act initiallv adonted bv the Citvy Council
in 1970 (St. 1970 ch.842) and reenacted in 1976 (St. 1976 ch. 16)
cstablishes rent and eviction controls of the private housing
stock on the finding that a public emergencv in affordable
housing exists in the City of Camhridge,

Section 1  of the Act {"Declaration of Emersencv") does not
Jimit either the intent or the effect of the Act to anv
particular class of tenants, and the Council has not enacted anv
ordinancc nor has the Board have »promulgated anv reculation
explicitly linking the rights of landlords or tenants to the
incomes of existing tenants.

Vithout 11m1t1nq the scope of rent control, the "Declaration
of FEmergency” does note, however, the "...shortage of decent
rental housing accommodations especially for families of low and
moderate income and for elderlvy people on fixed income...".
References in the removal onrdinance (0rd. 966), Rent Ronard
regulations (e.g. reculation series No. 4h) and the debhates of
the Board and the City -Council also supnort the notion that
maintaining affordable housing for the benefit of Inw and
moderate income tenants is of special importance.

The City rccentlyv commissioned Abt Associates to survev rent
controlled properties, among others, and prepare a nprofile of
tenant incomes and rents. When rthis study is completed, it mav
show that some tenants in rent controlled apartments do not fall
intoe anv’ reasonahbhle definition of low or moderate income. Such a
finding implies that lJow and moderate income tenants who are
unabhle to afford market rents might be hetter served if a proagram
were developed to match these persons with rent controlled units.

This memo will explore some of the issues involved in
implementing such a program and will sumgest a pilot proiect tao
facilitate the vrental of rent controlled wunits to low and
moderate income tenants. . .
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FRAMING THFE PRORLEM

One  formulation of the nroblem is that there alje upper.
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inconc tenants currently matched with rent c—nut-rﬁ'l”féa’/apartne_nts-
Tvo possihle golutfons to this problem arc 1) to remove the
units in question from rcent control, or, 2) to remove upper

income tenants from the units.
In the first case the solntion destroys the institution it

is desiened to save. An irresistible incentive would he created

for landlords to displace low and moderate income tenants in

favor of those who could decontrol their units. The second case
i« harred by legal and political considerations.
A more helpful formulation focuses on the low and moderate
income tenants who have been unable to find affardabhle housing.
This memo will sugaest a solution based on  helping propertv
Awners decrease the percentase of “mismatched” tenants hy
Attrition through a provram of matching low and moderate income

tronants with vacancies in rent control units.
iinder existinea law the richt to choose whn will live in A
controlled apartment in Cambrideoe helongs to the owner.

rient
the key to the mismatched tenant problem lies with the

Therefore,

Jandlord.
Rent control landlords generallyv fill vacancies either by

choosing tenants from their own list, by word of mouth or by
allowing the departine tenant to proposce a replacement.! ITn rare
cases a landlord will list vacancies in the newspapers or with
agents., v .

Tf we assume that there is no shortage of demand for housing
from low and moderate income tenants, then there are two likelv

causes for the placement of upper..income tenants inc rent

contrnlled apartments. )

1) Landlords are presented with and accept tenant
replacements who may be of neither low nor moderate income.

2) The owner mav deliberatelv select against low or moderate

referred

income applicants.
This latter position mav eceither be institutionalized, as in

the case of landlords with tenant income requirements in excess

of that needecd to pay the tecal maximum rent, or it mav he
expressed more informallv ac a <«<imn)e chofce of A more affluent
tenant over aother applicant < [ ?

1/ In a situation in which A tenant departs leaving behind

the landlord has the optionn tn ecither

an unapproved occupant ,
action far

accupant as a fenant or to bring an
not accepted the oaccupant as a
tenant and

approve of that
possession. 1f  the owner has

tenant then that person s without the rights of a

the action for possession will bhe successful.

2/ While it is difficult to gauge c¢ither the extent or the
depth of landlord preference for affluent tenants, the phenomenon
is well recognized (e.a. sec comments of Cambhridee landlord Doug
Thaver in the BRoston Globe of 10/10/84), Reasons for this
preference may include a) the likclihond that more affluent
tenants will not he as motivated to assert their economic rights
(e.o. rent abhatement for conditions) as their less affluent
counterparts, b) the possibilityv that affluent tenants will he
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Thin wean procesdu on  Cthe assunptinn that A stpgnificante
nuaher of Cambridec oraperty nwnern would rent to Jlow or moderage
tncnme tenantx ft criven a clearer onpnrtunity tn do «n, Fveon
trwnrrs marcinally proferrine affluent tenant s mAay rent to the |aw
and moderate fncame {f artenrion ¢ focused on the chnfcos hofng
‘made, modest incontives Aare eencrated, and the moral Authorirw
ot the City Council f« brouaehe to hear on the problem,

VACANCY MATCHI NC:

Tn rhis voluntary pragram, landlords woyld notify the Board.
of vacancies and anticipated turnover in their unite, Propercy
nuners would he oligible for hencefits only if thev complied with
this notifjcation aspect of tha program,

Unon notificatian hv rhe parricipating  ownor, the Ragrd
would norify  elicible tenants  whe could then apply for the

vacancies, The property awner wonld then a) rent to a renantr
refeorred Hv ¢ he Procram, ") enter fnto a lease acreemont with o he
CHAL Y renr ta g lovwor fnconme nercan seleectod inr‘»*:n*n:fun!va o,
AN ronn o an anter fneome tenante The yaagt o) thiv Drooram 3.
A AN G LTI TU I SN NPT “.’l“, eyt and et fryor o I I S (AN L BTN
N R
A Toovee 1o - reevanty et gt

LR S COT R TN Pt he praaneer o, L . T B A S R T N,
Amonsc e g non-=nraotogy e UL WA TR dealing ot Power raca e
Poenant o by heon vepw DO Tt v, (’f‘.n':nqu:'nr[.v_ v ‘:r-_]il-",v choye
the creatinn ot 4 rteforeal list o clireilhle tenans s will]l nrgeaent
foow problionmsg cither for A bimirod nilaot PDracoce ar A4 more

dovplnnnd nrovram,
With apnroximately one month” s lead time the CHA  will he
able to provide us with a list nf hetween 100 and 200 Prosrective
“"lower income" tenants whose incoma falls helow B07 of median for
the Roston area as determined by H.U.D. (the guideline for puhlic
housing eligibilicy). Furthermore, the NDepartmentr of Human
Services is working closely with a limited nunber of homeless
neonle who vould receive Ssuhstantial rent assistance if only thev
could find bhousine. He recommend, in the interest of simplicitv,
that a that the Jist for the initial pilot nrosran  he drawn from

T T T e L

able to buy their units if the rent control laws are modified tn

allow condominium conversion by an existing tenant, ¢) the heliof

that poorer rtenants will put larser numbers of pcople, especiallv

children, in 2 smaller space than affluent voung professinnuls- LU
usage

with the conscquent increase in wear and tear and water e

and, d) the assumption that 1ow and moderate income tenanrs mav

be more likely to fall hehind in rtheir rent.
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.certifving onlv that  he

these two public agency sources.? .
As an incentive for placing a tenant referred by this

provram (or an income eligible tenant of the owner”s choosing)
the Rent Control Board would asree to a reduction in filing fees
(ev.a. for a revulation 76 or 75 rent adjustment).

Possibla additional incentives for rentring to tenants from
the referral list address the bhelief that lower income persons
micht he more likelv to default on their vrent than unper income
tenants, One sugeestion has heen that the City miahe indemnify
owners for non-payment of rent incurred hy rhese tenants bhetween
the filing of an apnlication-for certificate of cviction for non-
navment of rent and the date of the Rnard notice of ruling,
Another suvgestion has heen to prioritize fon-navment cases

involving tenants from the refervral list.
of this nroaram narrows to the iscue of
in conjunctinn with those in

more lucrative incentives,

1f criticism
incoentives thoen nerhaps the Board,
Citv sovernment in position to provide

will bhe able to do so.

h) Non-referal lower income tenants:

A participatine Jlandlord may rent to a lower income tenant
chosen indepenceatlv and still he elizgzibhle for an dincentive from
the City in the form o0f a waiver of filing fees as outlined
above,

In order to ohrain a waiver of a resulation 75 or 76 filing
feoe the landlaord and tenant wvould dinintly cercifyv, on 'a form
provided bv the Board, that the tenant s income was helow 80Y% of
tha median income. The landlord, in this case, would he
had requested income information and

that, to the hest nf his knowledse, the tenant was celigihle.

c) lLeased Housing:

Thae rinancial incentivaoe Tor an owner t o wnter 3 leaae
avrecment with the CHA (vection 2 or 707) T4 S0 vreat that E B AN
LRI A B R A I TR 4 nwners conltd b farther onecaonraved e oo, P et
fncentiera hetne constdered in this nropo-ai,

A hroeranm <cuch as this mav, hovwover | <ryron A< AN a=manortant
sutreach vehicle for leased housing aArrangosment s hv  widelw
disseminatine informatiaon and pres<sentinge Hwners with leacsed
houweina aptiong.,

PROGRAM ADMINTSTRATION
3/ Further cvidence of the feasibhilitv of ohtainine and

adninistering a list of eliecible fenants s that RCCC has also
expressed enthusiasm at the prospect of cooperatine in sueh a
project by providine lists of eligibhle tenants whieh thev have
comniled. Also, the CHA has names of a small numhor of persons
falling hetwoon ROY and 100 of median, S :
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The- Rent Control Board is Iin  the best
contact with owners of rent contronlled
likelv ro be ablz2 to intearate a pilot nrogram
duties without the need for substantial
nersonnel. )

Furthermoare, the BRoard is in a nposition to

incentive program outlined ahove and can maintain contact with

3
. F
t

to maintain
and is most
its regular
in budget or

pnnicinn
property
into
changes

administer the

Jist will he

the variety of sources from which a tenant reforral
drawn, Administration of the prosram should reviewed after the
initial nine month period.

We recommend that the total filing fee waiver for the pilot
progran be limited to the difference between the fees projected
and the feces collected in FV 27 - roughly $10,000.

Participation in the pregram would reauire: a) that the
landlord agree to notify the Roard of all vacancies or
anticinated vacancies, h) that the landlord not rent to a non-—
Inw or moderate incone tenant for at least 10 days after
notifvine the Board, and, c¢) that he or she consider apnlications
from oany nersone rteterred trom the tenant list.

A ntlat protect wuch an thic will he relatively inexpensive
At e e ter aidteinlnt ey, ¥hiidle s nranneal je far Tram (Hawleac
v et hist bt naint e i PR e et e o AELRNTEN B A the realjey

foren AR R R i L R N I T | mleht bt rter (gl the
Foasa that Yove Neen o reafifracd e g e 1ty nf Cambridye faor the
1o T Ve -
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@ity of Cambridge

IN CITY COUNCIL

May 7, 1984

COUNCILLOR WOLF

ORDERED :

ORDERED:

That the City Manager, through the Rent Control Administration
and Community Development Department, is hereby requested to
explore the feasibility of a program that would make vacated
rent-controlled units available to low/moderate income people;
and be it further

™™ That the City Manager report back to the City Council optional

Ny’
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i

ways in which such a program could be implemented.

In City Council May 7, 1984.
Adopted by the affirmative vote of 6 mezber., .
Attest:- Paul E. Healy, City Cierk.

A true copy;

S,

Paul E. Healy, City Clerk.




CITY OF CAMBRIDGE

CAMBRIDGE. MASSACHUSETTS 02139
- TeL 498-901 1

EXECUTIVE DEPARTMENT
ROBERT W. HEALY
City Manager

RICHARD C. ROSS! . -
Deputy City Manager June 22 1987

To the Honorable, the City Council:

Enclosed please find copy of a communication from D. Margaret
Drury, Executive Director of the Cambridge Rent Control Board, relative to a
program for matching low and moderate income tenants with vacancies in rent-

controlled housing.

Very pruly yours

Robert W. Healy
City Manager

.

RWH/mbf
Enc.
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Agenda Item No. 5

Re: program for matching low & moderate in-

come tenants with vacancies in rent-controlled
housing.

In City Council,

June 22, 1987

c . vuala4
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26.

IN CITY COUNCIL

June 29, 1987

COUNCILLOR WALSH

PR
P
ORDERED: That the Cambridge Housirg Authority manage and. implement the
Rent Control Pilot Program; and be it further
ORDERED: That any landlord who voluntarily becomes involved in the program

and continues in the program for five (5) years or more, then at

the time the unit becomesliécant, the rent of said unit shall be the
rent charged by the Cambridge Housing Authority or the fent controlled
rent, whichever is higher, ,%i/

6/29/87 - REFERRED TO THE CITY MANAGER FOR REPORT FOR AUGUST 3, 1987 ON MOTION
OF COUNCILLOR WOLF



. ~.§ ?rder #265 ’ylﬁ/

C. Walsh order rg: giambridge Housing Auth-
ority manage & ifipplément the Rent Control
Pilot Program & that any landlord who volun-
tarily becomes involved & continues in the
program for 5 years jor more, then at the time
the unit becomes‘vaéant the rent of same be
the rent charged byéthe CHA or the rent con-
trolled rent, whichever is higher.

In City Council,

June 29, 1987
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