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Background  
Massachusetts faces an acute housing crisis driven by a persistent shortfall in the production of housing 
units, both rental and homeownership, which continues to drive up cost and limit options for all, but 
particularly for moderate-income individuals and families.   
 
The Agency’s origin story began with an act of the Massachusetts Legislature in 1966, to finance the 
production of mixed-income rental housing. That objective is woven through every aspect of 
MassHousing’s “DNA.” For almost 60 years MassHousing has consistently developed creative programs 
targeted to the needs of the day.  The BILD Initiative is our most recent response to the housing production 
challenges faced by the Commonwealth.  
 
The Problem 
While the state utilizes every available dollar of its allocation of housing credits, the usage of these 
resources is, by necessity, split between production and preservation. Further, in Massachusetts, 
production of larger-scale rental housing accounts for at least 7,000 units annually. Approximately 3,000 
of those units are in market-oriented, mixed-income developments, so called “80/20” deals. This segment 
represents a vital segment of the overall rental housing production volume in Massachusetts. 
Unfortunately, a significant number of these developments are permitted, but “stalled” due to the 
following challenges: 
 

• rapidly changing economic factors including significantly increased prices; 
• a lack of affordable equity financing on predictable terms in the traditional commercial 

market; and  
• high interest rates on senior debt that lead to financing gaps. 

 
The Innovation 
Traditional financing methods alone cannot move these deals because the entities that developers need 
to invest equity in them have other places to invest where they can get sufficient risk-adjusted returns 
than they can in the housing market.  
 
This led MassHousing to develop something that has never been tried before – an equity financing product 
from a housing finance agency, issued in tandem with low-cost permanent debt. This is a first-of-its-kind 
public-private financing partnership in Massachusetts. The Agency believes this is the future of lending in 
the mixed-income housing production space. While state agencies normally support new housing by 
providing mortgage financing, here, public dollars are invested directly into a mixed-income housing 
development, as equity in the project.   
 
The Big Picture Solution  
MassHousing worked cooperatively with the Healey-Driscoll Administration in Massachusetts to establish 
a $50 million equity investment fund, known as the Residential Production Momentum Fund. This was 
created in the summer of 2024 through the Governor’s historic $5.16 billion housing bond bill.  
 
This new tool will help address the state’s housing production crisis – especially in the current high-cost 
environment – and lead directly to the creation of 1,500 new mixed-income rental homes.   
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MassHousing will pair Momentum Equity with a new debt product, in partnership with Berkadia and 
Freddie Mac, giving developers access to Freddie’s most competitive loan pricing and terms.   
 
This unique public-private financing partnership is meant to provide housing developers with greater 
flexibility and will help jumpstart more housing construction. Public equity financing will lower the overall 
cost of capital to new housing developments, change project economics, and allow stalled shovel-ready 
projects to proceed.   
 
Bringing Innovation to Lending and Development (BILD) 
BILD is the MassHousing program born of the opportunity created by the Momentum Fund. This product 
creates financing solutions for market-oriented, mixed-income rental housing construction to catalyze 
private capital investment.  
 
Through BILD, MassHousing will provide a one-stop financial solution by offering a competitive senior 
debt product coupled with innovative equity financing.  
 
Through BILD, MassHousing introduced two new products: 
 
Momentum Equity: 
This is an efficient and predictable source of stable equity financing. While not a subsidy or a grant, this 
is designed to be flexible compared with other equity available in the commercial market.  Momentum 
Equity is also designed to blend with private equity and revolve to enable MassHousing to continue 
making investments in housing over time.  
 
MassHousing can finance up to 49% of the total equity for a development through Momentum Equity to 
blend with private equity, resulting in an overall lower cost of capital. Momentum Equity investments will 
be coterminous with the senior loan and funding will generally come in as takeout financing. 
 
These developments must produce net new units (new construction or adaptive re-use) and have at least 
50 total units (with a preference for larger developments) and a minimum affordability level of 20% of the 
units restricted to 80% of AMI. Developments that are permitted and ready to close are given priority. 
 
FORGE LOAN (Financing Options for Residential Growth and Expansion) 
This is a new MassHousing rental taxable lending product offered in collaboration with Berkadia and 
Freddie Mac. For each FORGE Loan, MassHousing provides 10% of the debt as a subordinate loan in a first 
loan loss position.  
 
This enables the borrower to access Freddie Mac’s most favorable taxable terms, including loan pricing, 
leverage, and forward rate-lock periods. 
 
The FORGE Loan is designed to be paired with MassHousing's Momentum Equity investment and features: 
 

• a 36-month forward commitment, at a fixed rate; 
• a loan term of up to 15-years, with a 40-year amortization schedule; 
• up to 80% LTV, with 1.25x DSCR. 
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Eligibility Requirements: 
 

• developments that have at least 50 total units (with a preference for larger developments); 
• developments that are permitted and ready to close will be given priority; 
• developments must have minimum affordability levels of 20% of units, restricted to 80% of AMI. 

 
The Market Response 
The market demand for this new product is exceptionally strong. There are currently 33 projects, 
representing over 7,000 new rental units and $4 billion in total development cost and approximately $400 
million in Momentum Equity demand, in MassHousing’s pipeline.   
 
To date, MassHousing has committed $5 million in public equity financing to a 92-unit mixed-income 
development, Residences at East Milton Square, in the town of Milton. Without the public investment, 
this project, which has been permitted, but stalled for six years, would not be proceeding to 
construction.  A second transaction, Allston Post, represents a public-public-private partnership in Boston 
with the City proposing to co-invest public equity alongside MassHousing.   
 
In both the Milton and Boston deals, the public equity is priced comparably to commercial debt.  These 
two equity commitments are the first of several that the Agency is on track to commit over the next 12 
months.  
 
Conclusion 
It has been over 30 years since the Commonwealth had a formal, capitalized housing production program 
to finance mixed-income, “80/20” rental housing developments. Before BILD, MassHousing could only 
finance these mixed-income deals on a sporadic basis for lack of a reliable, large-scale capital source.  
 
The BILD program provides the sustainable, large-scale source of both equity and debt the Agency needs 
to continue pressing its mission – “to confront the housing challenges facing the Commonwealth to 
improve the lives of its people.”   
 
With these new tools, MassHousing sees an opportunity to leverage public capital to mobilize private 
capital toward mixed-income rental production in Massachusetts to ensure we keep our momentum in 
residential production. MassHousing also believes this could be a model of innovation in equity finance 
for other housing finance agencies across the country facing similar challenges.  
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MassHousing (ATTACHMENT) 
The Future is Now: MassHousing’s Momentum Fund 

Rental Housing – Encouraging New Construction & Promoting Preservation



������������	�
��
����
������������������
���
���������
������ 
������
��!����� 
�
������"������#$�%�� 
��������������������#����&��������
��#�
������
�'
(�� 
�������
��)�������
��
�������*�� �� 
������
�����
���� ����+
�$���
����������������
��#�
������ 
���)�������*��
�
�����������
*� *
����
��� 
�����,�����#�����������
���+��#���*
���
�������������#��*
�����
$-./0123/�4315�406237089� ����,�����#�����"����
�:;<��!����� �
������!������
*
 ���
��������#�����
���������������� 
���)�������*��
�
�����&��
�� ���#��������*
��  � �)
��������!�
�����$9� ���
��������������*
���
����)�  ��
����
��������)������
��
����� ���$9� =�����#�
��
��������+
����"������#9� ���
������������)�  ��
�������
�
�����
 �#�� 
��������>
��"������#������
����
��?����
��@AB$
CDEFEGEDE2H�I0J3E70/01289� K
*
 ���
���������������
��
���
)�������L�
)�����������������������*
��
M��
N������������ 
����;A����� �������L)��������
!
�
��
�!��� ��#
���
*
 ���
���N$9� K
*
 ���
�����������
��
�����
�������
�������� ��
�)�  ��
�#�*
����������$9� K
*
 ���
�����������*
����������!!������ ���� 
*
 ���!�:A<��!��������
������
�����OA<��!�P�Q$�R��S�TU��V�W���
�=XYZ��[����������
)�����,�����#��
��� ���(�� 
� 
����#����������!!
�
�������  ����������)����=�
���
����$�=���
����=XYZ��[���&�����,�����#����*��
��\A<��!���
��
������������������
� ���������"���� ���� ������������$������
��� 
����
������)
��������
���=�
���
����]�������!�*���� 
���(�� 
��
���&���� ����#� ����������#&� 
*
��#
&�����!��)�������
M ��+��
�����$��
�=XYZ��[���������
���� �>
��
���
������������� ��
�"������#��� �����&�������������������)��������,�����#]�����
��������������*
���
��$4̂ I_C�̀.61�406237089� abM������!��)�����������
��&�������"(
�����
9� ��
�=XYZ��[����������������\;M�
��� �����
��&�)������@AM�
���������>���������
�� 
9� c�����OA<�[�d&�)����\$:;(�Ke?Y9� ��
�=XYZ��[����)�  ��
�������
�
�����
 �#�� 
��������>
��"������#������
����
��?����
��@AB$
CDEFEGEDE2H�I0J3E70/01289� K
*
 ���
�����������*
���� 
����;A����� �������L)��������
!
�
��
�!��� ��#
���
*
 ���
���N$9� K
*
 ���
�����������
��
�����
�������
�������� ��
�)�  ��
�#�*
����������$9� K
*
 ���
�����������*
����������!!������ ���� 
*
 ���!�:A<��!������&��
������
�����OA<��!�P�Q$

MassHousing (ATTACHMENT) 
The Future is Now: MassHousing’s Momentum Fund 

Rental Housing – Encouraging New Construction & Promoting Preservation



��������	
��
��������������������
������������������
���
���� �����!"�#�$���
%%�!��
�����&�#� '��%�&��(������������()���#� '��%�&�� �*�!��&�����&
+�"�����&���� �
� �%������%�� ����(����� ���!�%
!���%!�����
�+�,�������� ��
�%��-������ ���.(
�����/0�)�1��
�%���������
&���� �����������
���������!!�!����� �*�!��&����%�����$������2�%������
� �
���� ��(���������%���-�%������%���������
$$�� 
"!��(�&����� ����������!�%
!���%!�����
�+�,��������!�%���)�3���� ���(���������%���-��(����.(
�����/0����&
����
�4�+���������$�&�#� '��%�&��(������������(-���������
���������!!�%��
�������%�&������*�!+'���%� �5�
�%������������$���/0�� �*�!�����)�� �6789�:;�7<������=&
��(������)%�&>?@�A?@B�CDE?@AFGC?DH8;8<�:;�7<�&
��(������)%�&I����
MassHousing (ATTACHMENT) 

The Future is Now: MassHousing’s Momentum Fund 
Rental Housing – Encouraging New Construction & Promoting Preservation



MassHousing (ATTACHMENT) 
The Future is Now: MassHousing’s Momentum Fund 

Rental Housing – Encouraging New Construction & Promoting Preservation



����������	
��
������������������������ ���������������  !�"�#�$�"�����%���%��� �&'���(���)*+,�-.�/)�0�1�)�.2�  !3����44*�561�)�.2�  7(���8��*��.2�3*-9�5��6.�*-9�  :�;<�$���� �=/>?�1�.�@A�B�CD/�E*6-�  FGH�IJKLM� NOPH�QJJM� NORH�GSSTITUVGW�KJXYTKJLJVIM� NZSH�[KURJMM�U\JK\TJ]� NZJH�[KJWTLTVGK̂�G[[WTRGITUV�LGIJKTGWM� N_/>?�1�.�!A�̀*,�-.a,�/ba�.2�c��,9�  dGH�U\JK\TJ]� NePH�JWTfTPTWTÎ�RKTIJKTG� NeRH�IJKLM�GVS�SJQTVTITUVM� Ne
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