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ABAG Report to MCCMC1 
   October 2025 

 
EXECUTIVE SUMMARY:  This report highlights the legislative scoreboard for 2025 and the recent progress to 
develop a financing program for housing. 

 

LEGISLATIVE SCOREBOARD FOR 2025:   

 The 2025 state legislative session ended following a year defined by continued fiscal constraints, complex 
federal-state dynamics, and the need for a strong state partnership to stabilize and strengthen the Bay Area’s 
transit network. MTC and ABAG advanced a legislative agenda focused on securing near-term stability and 
long-term resources for transportation and housing, reauthorizing California’s Cap and Trade program, and 
supporting policies and programs to advance Plan Bay Area 2050. Following are some of the major issues: 

Senate Bill (SB) 63 (Wiener/Arreguín), which MTC supported and helped shape, authorizes placement of a 
regional transportation sales tax on the November 2026 ballot in five Bay Area counties. MTC also coordinated 
with coalition partners to combat proposals to claw back prior-year SB 125 state funding commitments for 
transit operations and capital projects and supported a $750 million bridge loan for Bay Area transit, which is 
currently under negotiation with the Newsom Administration. 

MTC and ABAG supported reauthorization of the state’s Cap and Trade program, which was extended to 2045 
with an updated funding framework. Consistent with MTC-ABAG’s Cap and Trade Advocacy Principles, the 
program will continue to serve as a tool to support implementation of Sustainable Communities Strategies 
(SCS), including through providing continuous appropriations for rail, transit and affordable housing programs. 
Also related to housing, MTC and ABAG sought $30 million in state support for the Bay Area Housing Finance 
Authority operations. While the request was not funded, it helped lay the foundation for future partnership 
through potential housing bond efforts with a letter of support from the Bay Area legislative delegation. 

MTC and ABAG also co-sponsored Assembly Bill (AB) 670 (Quirk Silva), which allows jurisdictions to count 
toward their housing element targets units that are converted from “naturally occurring” affordable housing 
to deed-restricted units, and supported major housing finance and production proposals. MTC played a central 
role on AB 697 (Wilson), which enables near-term mobility and habitat restoration improvements on the State 
Route 37 corridor to proceed under a streamlined construction timeline. The bill is the culmination of a multi-
year effort from North Bay partners. MTC and ABAG also co-sponsored SB 239 (Arreguín) to update the state’s 
Brown Act law to expand options for members of advisory boards to participate in meetings remotely. Mid-
year, Senator Arreguín agreed to integrate SB 239’s provisions into SB 707 (Durazo) and advance a more 
comprehensive Brown Act bill. SB 707 is awaiting the Governor’s signature. 

In total, MTC and ABAG took positions on 11 bills this year (cosponsored two), provided technical assistance 
on seven others, as well as engaged in budget and Cap and Trade discussions. At the federal level, MTC and 
ABAG tracked evolving policy under the new administration and provided information and support to regional 
and national partners. Federal tax legislation made significant changes, including positive developments for 
housing through the expansion of the Low-Income Housing Tax Credit.  

HOUSING COMMITTEE:   The ABAG Housing Committee and Bay Area Housing Finance Authority (BAHFA) 
continued the discussion on next steps to design and launch a new financing product(s) for housing prior to a 
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future ballot measure, both demonstrating and testing whether BAHFA could be a potential public lender and 
creating a stable revenue stream for the agency.     

The purpose is to develop a new, regional project financing program. If feasible and subject to availability of 
funding, this program concept would allow BAHFA to launch a new financing product(s) prior to a future 
successful ballot measure, both demonstrating and testing BAHFA’s potential as a public lender and creating a 
stable revenue stream for the agency. Essential components of this effort would draw from current 
established BAHFA programs as well as introduce new elements, to provide a holistic menu of tools to 
affordable housing entities, and enhance the value BAHFA can provide toward the preservation and 
production of housing in the region.   

As a result of the most recent round of stakeholder feedback, along with the case study analysis, the following 
high-level changes to the program were proposed: 

1) Expand Upper Limit Income Restrictions from 80% AMI to 120% AMI: There are some parts of the 
region where 120% of AMI is below market and public benefit can be derived at this level. In all cases, 
any income-restricted unit would still be required to set rents set at a level that is at least 10% below 
market.  

2) Allow New Construction to the Extent Feasible: While staff had intended the suite of program elements 
to be targeted toward acquisition and preservation projects, there are program elements that can 
provide value to new construction and certain instances under which BAHFA’s entire suite of proposed 
program elements will provide value. As BAHFA’s ability to increase its Subordinate Debt loan amounts 
changes, new construction could become an increasing portion of the portfolio.  

3) Consider an Equity Product: In addition to the Subordinate Debt product, staff is exploring the viability 
and need for an Equity product, whereby BAHFA would co-invest equity pari-passu with a 
developer/project sponsor. This would inherently come with increased risks but also additional 
potential upside, and may be appropriate where additional debt is not possible. This type of 
investment would only be made if underwriting and structure projected regular, current returns to the 
equity investors (to meet BAHFA’s cashflow needs) and the project sponsor has a strong track record.  

4) Eliminate Top Tier Loss Program in Near Term: As indicated above, the cost and risk of this proposed 
program element did not appear to provide sufficient value to dedicate BAHFA’s limited resources at 
this time. Staff will continue to explore other ways in which BAHFA can assist with reducing the cost of 
taxable debt. The efficacy of a Top Tier Loss program could be re-evaluated at a later date, as part of a 
future program evaluation process.  

5) Expand Welfare Exemption Program to Apply to New Construction: While originally contemplated as 
an important tool for preservation of affordable housing in the region, BAHFA has also experienced 
demand for this program for new construction projects. A change to allow new construction will help 
increase production of new affordable units, furthering BAHFA’s mission. 

The Chan Zuckerberg Initiative has awarded BAHFA a grant of $6 million for the upcoming program, consisting 
of $1 million for operating & start-up costs and the remaining $5 million for the subordinate debt program. On 
September 24, MTC approved reprogramming $5 million previously set aside for election related costs for 
Regional Measure 4 to satisfy a match requirement for the subordinate lending capital. Pending refinement 
and approval of the program design, the Mixed-Income Financing Program is anticipated to launch with an 
initial $10 million pilot subordinate debt fund in spring 2026.  
 
The ABAG Housing Committee and BAHFA will continue to work together to determine whether this financing 
program is feasible. 


