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Community Development Department
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October 30, 2019, 4:00 p.m.
Ackerman Room

AGENDA

e  (ld Business
e  Project Update

e  Move to Enter Executive Session to Discuss:
o Request for Funding — New Site Acquisition

» The acquisition and value of real property will be
discussed in executive session as discussing it in open
session could have a detrimental effect on
negotiations;

» all votes will be taken by roll call; and,

» the Trust will not reconvene in open session.

» Adjournment




DRAFT
CAMBRIDGE AFFORDABLE HOUSING TRUST
MEETING MINUTES
September 26, 2019

Ackerman Room, Cambridge City Hall
795 Massachusetts Ave.
Trustees Present:  Louis DePasquale, Chair; Peter Daly, Bill lebs Jim Stockard, Gwen Noyes, Elaine

Thorne,

Trustees Absent:  Florrie Darwin, Susan Schlesinger

Staff Present: Iram Farooq, Asst. City Manager fof:CDD ChI‘lS Cotter, Housing Director, Anna
Dolmatch, Housing Planner, Emlly Salomon, Assoelate Housmg Planner, Maura
Pensak, Housing Liaison e

Others Present: Zheng Qu, Jianwei Li
The meeting was called to order at 407pm
MEETING MINUTES |

Upon a motion moved and seconded it was voted unammously to approve the minutes for the
meeting of Thursday, .Tuly 25th, 2019 mee‘[mg L e

PROJECT UPDATE
Frost Terrace Capstone/Hope has elosed fmal fundmg and construction has begun.

2072 Mass Ave Capstone/Hope are begmnmg to plan for a community process and preliminary
project deslgn : S

Concord nghiands — Construction is moving along with completion expected in early 2020. HRI is
working on marketing:and will be accepting applications for a two-month period beginning in
October. HRI indicated that the marketing staff estimate 10,000 applications could be submitted.
Following application deadhn.e__ applicants will be selected by lottery. They expect the building will
be ready for tenants to move.in late winter or early spring.

Squirrelwood — Just-A-Start has started construction.

Homebridge — There are five approved buyers in the process of searching for homes. Two units are
under agreement and two units have recently closed. Staff explained that historically, most buyers
through Financial Assistance Program were seeking 1-bedroom units. Since the relaunch as
HomeBridge in 2017, which included several programmatic changes, more applicants are now
seeking family-sized units. Recent HomeBridge purchases have been areas less proximate to MBTA
stops, and in buildings newly converted to 2- to3- bedroom condos.




Vail Court — No update.

Inclusionary Housing — Affordable covenants are in the process of being signed for Cambridge
Crossing (Northpoint) and 50 Cambridge Park Drive.

OTHER UPDATES
Community Preservation Act

On September 23, 2019, the City Council unanimously supported to keep the Community
Preservation Act (CPA) housing allocation at 80%. e

Cheryl Ann’s Place dedication
On Wednesday, September 25, the Cambridge Housing Authorlty and Cambridge YWCA hosted a
_ dedication to rename 5 Temple Place as Cheryl-Ann’s Place, in memoty of the late Affordable
Housing Trust member Cheryl-Ann Pizza-Zeoli. The speakers’ remarks at the dedication were a
reminder of the Cheryl-Ann’s tireless work to mﬂuenee housing policy in Cambndge and her fierce
advocacy for affordable housing. .

Affordable Housing Trust Vacancy . Lo Sk

There is a vacancy on the Affordable Housmg Trust and the Clty Wlll soon post for re51dents who are
interested in serving on the Trust. Staffasked that Trust members to spread the word of this, and
especially among residents who would could bring the perspectlve of tenants or tenant advocates.
Trust members note that they hoped no one: ‘would be intimidated or hesitant to apply if they lack
formal board expeuenee and that Trust members would be wﬂlmg to mentor any new trustees.

Incentive Zoning Study : '

Staff shared that the Incentlve Zonmg Study will be complete in mid- to late- Fall. The same
consultant ag last time is domg the study; however, thls study also includes the job linkage
component; whieh is new. The rate will first increase in-late October when it is adjusted for the
consumet price index (CPI) Incentlve zonmg contrlbutlons are becoming a significant source of
revenué for the Trust ] s

HOMEBRIDGE FUNDING REQUEST

Staff presented a request for $3.5MM in funding to recapitalize the HomeBridge program. Since
rebranding and remarketing HomeBl idge in 2017, demand has increased and the $2.5 million
recapitalization the Trust made in 201 8is now fully committed.

Staff shared that most of the buyers whom utilize HomieBridge have household incomes between
80%-100% area median income. HomeBridge functions as a good complement for homebuyers
because options offered through the Homeownership Resale Pool are limited.

Trust members expressed that there seems to be renewed commitment from City Council to support
this program and that it is good to have a program of this nature to increase the portfolio of
affordable homeownership units when so much new residential development is rental,




Trust members and staff discussed the types of housing that best yield itself to affordable
homeownership. Many of the units that are purchased though HomeBridge are in buildings too small
to be viable for non-profit housing builders to rehab,

Upon a motion moved and seconded, it was voted unanimously to approve the request for $3,500,000
in Trust CPA funds for the HomeBridge program.

Introducing Maura Pensak

City Manager Pasquale introduced Maura Pensak who has been appomted to the position of Housing
Liaison in the City Manager’s Office. She began in September 2019:in her new role. Formerly, Maura

was employed at Metro Housing/Boston as Director of Housing _St_;pp_orts

ADJOURNMENT

Meeting adjourned at 4:40 p.m. Next meeting will :be"EOCfebel' 24th.

Materials: w
e Meeting Minutes from the Trust’s September 6 2019 meetmg
e Status of Active Affordable Housmg T1 ust Comm1tments
¢ HomeBridge Funding Request 000 =
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CITY OF CAMBRIDGE
Community Development Department

MEMORANDUM

To: Affordable Housing Trust

From: The Project Review Committee

Date: October 30, 2019

Re: 52 New Street — acquisition and predevelopment request

Just A Start (JAS) is requesting an acquisition and predevelopment loan of $9,800,000
from the Affordable Housing Trust for a large new construction project in North
Cambridge. The funding being requested would support the acquisition of a 43,793
square foot property located on New Street directly adjacent to Danehy Park.

The 52 New Street site is located in an area of the city which has been undergoing change
in recentyears, with multiple market-rate residential developments occurring on nearby
parcels on New Street. The 52 New Street site is long and narrow and is zoned IA-1 which
would allow upto 81 units with the Inclusionary bonus. A preliminary design assessment
indicates that a project larger than 81 units would work at the site, including a large
number of family sized units. At this early stage, JAS is envisioning a development of
approximately 100 units, though the actual number of units may be greater or fewer
depending on a closer examination of what design works best for the project.

Thereis currently a single-story commerecial building at the rear of the site which is leased
to afitness center on a month to month lease. The seller has told JAS that the tenant is
expected to leave in the coming months. JAS is in the process of assessing the current
lease. The building would ultimately be demolished as part of the redevelopment of the
site.

Just A Start has an accepted offer to purchase the site for $9,300,000, with an
anticipated closing in December 2019. Assuming a unit count of roughly 100-units, the
acquisition cost would be in the range of $93,000 per unit which is in line with other
recent land sales.

The site has known environmental issues which will limit options but not prohibit the
construction a residential building. An activity and use limitation (AUL) will likely need to
be recorded which will limit below grade excavation and require ongoing monitoring. As
aresult, it is expected that there will be added development and operating costs, and
features such as below grade parking will not be feasible. JAS’s LSP will develop a
remediation plan based on the new and existing environmental studies and reports and
any new testing deemed necessary.

Voice: 6JA84RifRPBrk with their consultants to assess design and development scenarios. The actual number
Fax: 6gn%86412§~1ration of units will be determined as design and feasibility work is completed. JAS will make

TTY: 617 349-4
www.cambridgema.gov




every effort to maximize the number of family-sized units at the site and will consider a variety of
affordability mixes depending on financial feasibility assessments.

JAS has prepared some very preliminary estimates of the potential per unit cost of a variety of
developmentscenarios. Itis expected thattotal development costs for the project will be in the range
of $600,000 per unit depending on the number of units and the type of building design. While high,
this is comparable to other recent new construction projects. Preliminary estimates suggest a total
funding request from the Trust of approximately $15.8 million including the $9.8 million currently being
requested for acquisition and predevelopment. These are very early estimates and actual costs will
depend on number of units, construction type, affordability mix, availability of Section 8 rental
subsidies, leveraged resources and financing terms.

In addition to the $9,300,000 for acquisition, JAS is requesting up to $500,000 in Trust funding to cover
predevelopment work and carrying costs, as estimated below:

Predevelopment Budget Estimate Notes

A&E 253,000 | Design Development, Permitting and Schematic design costs.
Legal 50,000 | Acquisition costs, zoning and permitting, financial structuring
Property Taxes 87,000 | FY 2019 taxes $42,372 over 2 year holding period

Phase | and Phase Il reporting, RAO statement, and monitoring

Environmental 57,000 wells (if needed)

Other Consultants 25,000 | Traffic, Geotechnical, Communications, Permitting

Accounting 15,000 | Property accounting and audits during holding period

Relocation 7,000 | URA compliance review/commercial reloc. counseling (if needed)
Application Fees 6,000 [ Loan and LIHTC Application fees

Estimated Total 500,000

While there are still many unknowns, we believe that the opportunity to purchase and develop the
New Street site represents an exceptional opportunity to create a significant affordable housing and to
advance City and Trust priorities to create a large number of family-sized units.

Staff will continue to work with JAS and regularly update the Trust during the upcoming months as
development scenarios are evaluated and refined.

RECOMMENDATION:
This project is an opportunity to acquire a large site in an excellent location. There is great potential to
develop new permanently affordable rental units. The Project Review Committee recommends that
Just A Start’s request for $9,300,000 in acquisition financing and up to $500,000 in predevelopment
funding be approved by the Affordable Housing Trust. The funds should be made contingent on the
following:
The loan shall be subject to the following terms:
- The loan shall be structured as a first mortgage loan of up to $9,800,000;
- The Lender will disburse up to $9,300,000 at closing. The remaining balance will be disbursed
for approved predevelopment costs in accordance with a Loan Disbursement Agreement to
be entered into with Lender;
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Term shall be 36 months or until construction loan closing, whichever occurs sooner; it is
anticipated that some of all of the loan will be converted to permanent financing at
construction loan closing;

Interest shall accrue at a rate of 3% annually;

All principal and interest shall be due at maturity; however, at construction closing, accrued
interest shall either be waived, at Lender discretion, or deferred;

Loan shall be non-recourse;

An Agreement to Reconvey shall be executed at closing;

All units built shall be subject to the City’s affordable housing covenant, restricted to
households earning at or below 80% of Area Median Income (or other standard approved in
advance by Lender), and subject to a tenant selection plan acceptable to Lender.

At or prior to loan closing, the following conditions shall be met:

CDD staff approval of predevelopment budget and scope of work;

CDD review of preliminary budgets, design and development scenarios;
CDD receipt of appraisal of value sufficient to support acquisition;
Environmental assessment and/or remediation plan acceptable to staff.

Following acquisition closing, prior to construction loan closing:

CDD staff approval of final design and development plan;
CDD staff approval of final budgets and operating proforma;

In addition, at Lender’s request, Borrower shall provide written updates to the Cambridge Affordable
Housing Trust on project status including proposed design and development scenarios and
anticipated development timeline.
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