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AGENDA

e  Old Business
e  Project Update
e New Business
e  Park View Cooperative
J | 100%-Affordable Housing Zoning Overlay

e  Adjournment
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CAMBRIDGE AFFORDABLE HOUSING TRUST
MEETING MINUTES '
March 14, 2019

Ackerman Room, Cambridge City Hall
795 Massachusetts Ave.

Trustees Present: Louis DePasquale, Florrie Darwin, Gwen Noyes, Cheryl-Ann Pizza-Zeoli (by
telephone), James Stockard ¥ \_p aufe

Trustees Absent: Peter Daly, Susan Schlesinger, Bill Tibbs

Staff Present: Iram Farooq, Assistant City Manager, ChI‘iS.CO&GI Housing Director; Cassie
Arnaud, Housing Planner; Emily Salomon Assoclate Housing Planner

Others Present:  Councillor Sumbul Siddiqui, Lee Farrls Nancy Ryan

The meeting was called to order at 4:12 with: the Chalr noting that a quorum was present and
that one member, Ms. Pizza-Zeoli, had notified him of her desire to partlmpate remotely in
the meeting and has identified the reason and facts supporting her request.

The Chair noted that he determined that because Ms. Plzza-Zeoh s physical attendance at
today's meeting would be unreasonably difficult, that Ms. Pizza-Zeoli would remotely
patticipate in the meeting by phone.’ The Chair verified that Ms. Pizza-Zeoli could hear the
proceedings and confirmed that she was audlble to other members and the public and could.

Upon a motion moved and seconded, 1t was Voted unammously, by roll call: To approve the
minutes for the meetmg of Thunsday, J anuary 24 '2019 as: submltted

PROJECT UPDATL‘

Squlrrelwood ~Just A Start is preparmg to. close on the consolidation and rehab of two
ex1st1ng deveiopments Linwood.Court and Sqmrrel Brand, and the new construction of 23
new: affordable units on the meood 51te

Frost Terrace —Capstone is preparmg to begm construction on its 40-unit affordable rental
project in Porter Square

Concord nghlands Homeowner’s Rehab Inc continues construction on its 98-unit affordable
rental project on Concord Avenue

Homebridge — Staff reported that the program would like need to be recapitalized due to a
significant uptick in interest in the program; several units have closed and an additional 11
applicants have been approved and are out looking for units.

Inclusionary — several large new buildings are under review, including one which is
expected to include 55 affordable units.

NEW BUSINESS

Letter of Support for proposed Affordable Housing Overlay




Staff distributed copies of a letter summarizing the Trust’s recommendations for the proposed
affordable housing overlay. The Trust had voiced their interest in submitting a support letter
at prior meetings and confirmed that the version distributed reflected their discussions and
recommendations, Specifically, Trust members confirmed that the affordability thresholds
being proposed — seemed appropriate. The Trust had a brief conversation about the process
to date, including anticipated timeline and next steps. Ms. Pizza-Zeoli noted that several
attendees at recent public meetings seemed to be unclear how affordable housing works,
including how income limits work. Staff agreed and said that the next FAQ would include
information on basic affordable housing components such as income limits.

Upon a motion and seconded, it was voted unanimously, by roll call, to sign and forward the
support letter to the Housing Committee, as drafted.

Housing Preservation — Funding Increase

Staff requested up to $60,000 in Trust funds to be used to continue efforts to preserve
expiring use properties. The primary use of the fuinds will be to support activities related to
the preselvatlon of Fresh Pond Apartments including expert preservation consultation
services. Over the last ten years, nine of the fen properties identified as being at risk of
expiration have been successfully preserved, due in large part to the Trust’s funding of the
Housing Preservation funds. Staff continue to work with the owner of Fresh Pond
Apartments and hope to reach terms.in the coming weeks. Trust members acknowledged the
high quality of consulting services accessed with these funds

Upon a motion moved and seconded, it was voted unammously, through roll call, to approve
the request for up to $60,000 in Trust ﬁmdmg to support actIVItleS re]ated to the preservation
of existing affo1dab1e housmg in Cambrldge ;

Affordable Housmg Trust 30“1 Anmversarv Accomphshment Report

Staff have begun work a new Trust brochure to mark the Trust’s 30" anniversary. The report
will highlight the range of Trust accompl:shments over the last three decades including
development and preservatlon projects, programs, and policies. Staff distributed copies of
the Trust’s last report and asked members to share ideas for input. It is anticipated that there
will be an event in May to celebrate the Trust and launch the report. Staff said that they
would be reaching out to get some quotes from members and might also take photos at an
upcoming meetmg - :

ADJ OURNMENT

Upon a motion move'd' al_ld:'seconded, by unanimous roll call, it was voted to adjourn the
meeting at 4:37PM. The next meeting date is March 28, 2019.

Materials:

e 100% Affordable Housing Overlay
Funding Request for Expiring Use Consulting
Affordable Housing Trust Accomplishment Report
Minutes from the Trust’s January 24, 2019 meeting.
Project Update



IRAM FARCOQ
Assistant City Manager for
Community Development

SANDRA CLARKE
Deputy Direclor
Chief of Administration

KHALIL MOGASSABI
Deptity Director
Chief of Planning

344 Broadway
Cambridge, MA 02139
Voice: 617 349-4600
Fax: 617 349-4660
TTY: 617 349-4621
www.cambridgema.gov

CITY OF CAMBRIDGE
Community Development Department

MEMORANDUM

To: The Affordable Housing Trust,

From: The Project Review Committe@é/
Date: March 28, 2019

Re: Parkview Cooperative Funding Request

The Patkview Cooperative is a twelve-unit limited-equity coop located at 24-26
Corporal McTernan Street in Cambridgeport. The coop was created in 1984 as
part of the City program to assist tenants in purchasing their buildings during
rent control. The coop was created without any public funding other than a
second mortgage from CNAHS that was fully repaid. The affordability is
secured through the coop’s by-laws, but there is no other restriction on the

property.

The building was built in 1908 and is considered historically significant. At the
time of conversion to a limited-equity coop, very little rehab work was done.
The coop has maintained the building and used reserves to fund large projects
such as replacement of plumbing stacks, some kitchens and baths, and a new
heating system.

Current Needs

The building needs significant rehab, The red slate roof is leaking; to repair the
roof, contractors have stated that the wiring in the attic area needs to be
upgraded from knob-and-tube to current code. The windows need to be
replaced, along with the siding material. The electrical load to the building,
along with the connections for water and sewer, will also need to be upgraded.

Given the unique architectural features and age of the building, the estimates for

‘the rehab work are high. The coop initially approached the City for assistance

with only a roof replacement. As we learned more about the building, it became
apparent that there were other compelling rehab needs that would also be
beyond the ability of the coop to finance, and it was more efficient to look at the

total capital needs of the building.

The goal of the project is to bring the building up to code, address deferred
maintenance, and ensure that the building is sustainable as affordable housing
for the next several decades without the need for any additional subsidy.

The scope of work includes replacement of the roof, exterior stucco, and all
windows with historically-appropriate materials; additional insulation




throughout the building; new electrical service to the entire building and
replacement of all knob-and-tube wiring; plumbing stacks; new kitchens and
baths for most units; new sewer lines and required sitework; and installation of a
sprinkler system.

The estimated hard costs are $1.9MM, including a contingency of $247,000.
This estimate is based on preliminary numbers from a contractor for the roof,
electrical and exterior, and consultation with other contractors on the additional
scope of the wok. If they receive a commitment from the Trust, the next step is
to put the entire project out to bid: :

We have worked extensively with the coop and their development consultant to
leverage other funding sources. The coop structure makes it difficult to use
historic tax credits, as the coop would need to transfer ownership to another
entity, which would fundamentally alter the resident-ownership model. They
consulted with state funding sources, who felt that the project would not be a
good fit for current subsidy program. ~

Several local banks have expressed interest in providing conventional financing
for the project. This would be a first mortgage secured by the entire building.
This is a structure that has been successfully used by other coops. The coop
expects to secure a mortgage in the amount of $500,000.

In addition to a new first mortgage, the coop has also secured a grant from the
Historical Commission for $100,000. Parkview will contribute $148,000 in
reserve funds, while ensuring sufficient reserves to maintain the building going
forward. In addition, they will secure a $60,000 grant from MassSave for energy
efficiency upgrades. This leaves a gap of approximately $1.4MM. ‘

Estimated sources and uses are:

Source _ Amount . Use Amount
First Mortgage S 500,000 - Hard Costs $1,650,000

| “Historic Grant | "$ 00,0000 = | Contingency $ 247,000 — -
Reserves S 148,000 Soft Costs S 275,000
MassSave S 60,000 Reserves S 30,000
CAHT Request 51,394,000 .
TOTAL $2,202,000 - $2,202,000

The TDC per unit is $183,000 based on estimated costs. If bids come in higher
than anticipated, there will be a funding gap.



Affordability

All but one of the coop’s current shareholders earn less than 100% AMI Due to
. the low cost of creating the cooperative in 1984, Parkview’s monthly carrying
charges remain low. At the current rates, eight shareholders pay more than 30%
of their income for housing. A 3% increase in the carrying charge will enable
the coop to service debt, maintain sufficient reserves for ongoing maintenance
and futare rehab, and keep the monthly costs low.

The coop is very well-run, and decisions are made by a consensus of all twelve
owners. They understand that a commitment of Trust funding will require
entering info an affordable housing restriction that will protect the affordability
for decades to come.

Limited-equity coops are a unique part of the affordable housing stock in
Cambridge. Coop sharcholders are not able to access individual mortgages or
home equity lines. These units are not eligible for most affordable housing
programs without altering the cooperative ownership structure.

This request represents the only permanent public subsidy put into units that
have already been affordable for more than 35 years. Without this investment,
the coop will not have the means to sustain the building. The proposed project
will bring the building up to code; preserve the historic exterior; and-ensure that
the coop has the means to address capital needs for the next several decades.
They do not have other options to complete this amount of work at one time.
The investment of Trust funds will ensure that Parkview remains an affordable
resource.

RECOMMENDATION: -

This project will preserve twelve limited-equity coop units that provide deeply
affordable housing in Cambridgeport. The proposed plan will address all current
capital needs and ensure that the building will sustain itself for at least the next
several decades. While this is a large per-unit request, this the only permanent
public subsidy invested in maintaining the affordability of these units.

The Project Review Commiittee recommends that the Affordable Housing Trust
approve Parkview Cooperative’s request for a commitment for a rehabilitation
loan of up to $1,394,000 in funding from City budget funds appropriated to the
Trust to support this project. The funds should be made contingent on the
following:




CDD staff final approval of budgets and proforma;

CDD staff approval of design, construction plans and specifications;

Firm written commitments from other funding sources as needed to comp‘lete

the project;

4. An Affordable Housing Covenant (or Agreement) acceptable to CDD staff;

5. CDD staff approval of the Coop ouireach plan for future vacancies, including
outreach to Cambridge Honsing Authority Section 8 voucher holders;

6. Loan advances shall be made only for approved project costs in accordance with
the T.oan Disbursement Agreement to be entered into at closing;

. 7. Standard Trust terms and conditions, including but not limited to:

a) Loan(s) will have an interest rate of 3% compounding, or such other rate
approved by CDD Staff, and a term of 50 years;

b) Interest shall accrue, but principal and accrued interest shall not be due and
payable until the end of the term. If, prior to maturity, loan term is extended,
the accrued interest shall either be waived, at lender discretion, or deferred. -

¢) Loan(s) will be subject to a penalty rate of 8%. The penalty rate is only
applied upon violation of the affordability restriction.

d) Allloans will be non-recourse.

bl o
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