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November 24, 2025 
 
Senator Julian Cyr   
Chair, Joint Committee on Housing   
State House, Room 111   
Boston, MA 02133   
 
Representative Richard Haggerty   
Chair, Joint Committee on Housing 
State House, Room 146   
Boston, MA 02133  
 
RE: Testimony in SUPPORT of S.998/H.1544, An Act to guarantee a tenant’s first right of 
refusal and H.2328, An Act enabling cities and towns to stabilize rents and protect tenants 
 
Dear Chair Cyr and Chair Haggerty: 
 
On behalf of Fenway Forward (formerly Fenway CDC), I offer our comments in support of 
Tenant Opportunity to Purchase Act (S.998/H.1544) and Rent Stabilization (H.2328).  
Fenway Forward is a 52-year-old nonprofit affordable housing organization with over 1,000 
members. We own and operate over 550 homes for more than 800 people of affordable 
housing and engage residents in efforts to improve life in our community. We work to 
preserve the Fenway as a vibrant and diverse neighborhood by developing affordable 
housing, providing programs that enrich lives, and strengthening community voices. 
 
Tenant Opportunity to Purchase Act (S.998/H.1544) 
Thank you for your continued leadership and the work you are doing every day to make 
Massachusetts a better place, and for the opportunity to submit written testimony in support 
of  S.998/H.1544, An Act to guarantee a tenant’s first right of refusal, filed by Senator Pat 
Jehlen and Senator Adam Gomez and Representatives Jay Livingstone and Rob Consalvo.  
 
This bill, known as the Tenant Opportunity to Purchase Act (TOPA), is an enabling act that 
would allow cities and towns a local option to provide tenants in multi-family buildings the 
right to match a third-party offer at the market-rate when their homes are being sold. 
Tenants can designate their rights to a non-profit or local housing authority, or partner with 
an affordable housing purchaser. This legislation maintains the autonomy of cities and 
towns, explicitly excludes small landlords, and is entirely cost-neutral. Most importantly, the 
policy targets the harmful housing policies that disproportionately impact people of color, 
seniors, people with disabilities, and other vulnerable groups -- and increases segregation in 
our communities. TOPA works to address the same dangerous speculation practices that 
led to the 2008 housing market crisis, which caused huge amounts of wealth to be lost by 
communities of color who have historically-entrenched wealth disparities. 
 
Moreover, rising costs and a shortage of housing units has created a housing crisis in 
Massachusetts that has made this legislation more urgent now than ever. TOPA is an 
essential component to fighting the resident displacement and speculative purchases 
brought on by the pandemic-spurred housing market turmoil by preserving naturally 
occurring affordable housing (NOAH). This legislation will not only help cities and towns to 
face the housing crisis, but prevent further housing loss by vulnerable tenants. 
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TOPA helps residents transition into home ownership, creating a wealth-building opportunity 
for historically excluded communities and ultimately helping to stabilize the state’s housing 
market. This legislation aims to keep residents in Massachusetts and to put them on a more 
even playing field with real estate developers, especially those out of state. It does so while 
not hindering development or deterring sales timelines, as the timeframes that TOPA would 
establish mirror that of normal real estate transactions.  
 
Most importantly, the evidence shows that TOPA works. In the forty years since TOPA has 
been in effect, the policy has helped to preserve more than 16,000 homes as affordable in 
Washington, D.C.  And, since 2019, more than 40,000 new housing units were created in that 
city, far outpacing any other jurisdiction in the surrounding region, showing that TOPA does 
not hinder development.  
 
Rent Stabilization (H.2328) 
The majority of Fenway Forward homes are designated for households with an income of 
60% AMI or lower (for a family of two, that means a household income of $78,000). Without 
this subsidized affordable housing in the Fenway, many long-term residents would not be 
able to stay in their community. Market-rate rents in the Fenway are high, even by Boston 
standards. In the Fenway, a 2-bedroom apartment costs $3,500/month. And rents are 
continuing to rise; we frequently hear about rent increases in the hundreds of dollars, well 
beyond 5% increases.  
  
In the Fenway, a neighborhood that is increasingly dominated by students, landlords can 
charge upwards of $1,500 per student. In 2024, the average rent for a 4-bedroom in the 
Fenway was $6,000 compared to $4,800 across Boston. These high rent costs have 
noticeably shaped the makeup of our neighborhood, driving families to less expensive 
neighborhoods, because they cannot compete with students. Without a rent stabilization 
policy in place, we foresee rents continuing to rise and all but the most affluent residents 
becoming displaced. 
 
Massachusetts is not building or preserving housing quickly enough to alleviate our housing 
shortage; it is estimated that we need 222,000 additional units by 2030. However, it will take 
decades for us to build enough housing to stabilize housing costs. Meanwhile, nearly half of 
all the state’s renters are housing cost-burdened. There are too many residents who are 
under housing pressures now, and need immediate relief, not solutions that are decades 
away.  
  
Instead of furthering the displacement and exclusion of people of color and working-class 
residents, rent stabilization is an opportunity for us to add an additional tool as we consider 
our vision for the future of our communities. With rent stabilization, we can build a more 
equitable Commonwealth where everyone can thrive. Housing is a human right, and we need 
policies that prioritize the needs of our communities. Fenway Forward supports a modern 
rent control policy that includes:  

• a limit on rent increases (the rate of inflation or 5%, whichever is lower); 
• an exemption for new construction for 5 years; 
• rent increases regulated through tenant turnover (tenancy control); and 
• banning no-fault evictions. 

 
Every day, families and residents are pushed out of their communities. We need TOPA and 
rent control now because Fenway residents can’t wait. These bills are critical to ensure that 
we give municipalities all of the tools we can in order to maintain affordable housing and 
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address our housing crisis. I respectfully ask that you favorably report out S.998/H.1544 and 
H.2328. Thank you again for this opportunity to submit testimony and for your consideration 
of this legislation.      
 
Sincerely,  
 

 

Cassie White 
 She/her 
 Director of Policy and Community Organizing  

(857) 217-4370  |  cwhite@fenwayforward.org 
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