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MEMORANDUM

To: Cambridge Affordable Housing Trust

From: Project Review Committee

Date: June 25, 2020

Re: Rindge Commons Phase 1 - funding request

Just A Start (JAS) is proposing a new development, Rindge Commons, which
would involve the construction of two new buildings at the site of their existing
Rindge Towers development located at 402 Rindge Avenue in North Cambridge.
The project will be undertaken in two phases and will result in the creation of
101 new units of affordable rental housing.

JAS is requesting $4,250,000 in Trust Funding to support the first phase of Rindge
Commons which will include the new construction of 24 affordable rental units.

Phase 1: The first phase of Rindge Commons will involve site work and the
construction of a six-story mixed-use structure, Building A, at the corner of
Rindge Avenue and Alewife Brook Parkway, across from the Alewife MBTA
station. The building will be approximately 64,500 square feet in total, including
approximately 38,500 square feet of non-residential space and 24,000 square
feet of residential space.

The residential portion of Building A will be located on the upper floors and
include 10 one-bedroom and 14 two-bedroom units. JAS believes that smaller-
sized units will be more compatible the non-residential uses in Building A. (They
will include units for larger families in the second phase, as shown below).

The non-residential portion of Building A will be located on the ground floors,
and is being designed to accommodate JAS’ existing training and education
programs, including their Biomedical and Information Technology adult career
programs and YouthBuild program. The space will include a combination of
classrooms, workshop and laboratory space to allow JAS to consolidate its
workforce programs in a single location which is easily accessible to program
participants. In addition, JAS is in conversations with the City about creating new
early childhood education classrooms in the remainder of the non-residential
space.



Phase 2: The construction of the second phase of Rindge Commons, Building B, will begin after
the first phase is complete. Building B will be located at other edge of the property along
Alewife Brook Parkway, closer to the existing 402 Rindge building. An interior courtyard will
be created between the two buildings to provide an enhanced play space. Building B will be
entirely residential, consisting of 77 apartments including 22 three-bedroom, 39 two-bedroom
and 16 one-bedroom apartments.

Unit Mix and Income Levels: All units in both phases will be affordable to households earning
less than 80% of AMI. At this time, it is expected that all units will also be tax credit eligible,
which would allow for them to be more deeply affordable with eligibility targeted at
households earning less than 60% AMI. Eligibility will be limited to households earning less
than 30% AMI for 10% of units. .

The bedroom size breakdown for the both phases of Rindge Commons is as follows:
Phasel Phase2 Total % of Total

1-Bedrooms 10 16 26 26%
2-Bedrooms 14 39 53 52%
3-Bedrooms 0 22 22 22%
Total 24 77 101 100%

Permitting and Zoning Relief: JAS has applied for a comprehensive permit in order to obtain
the relief necessary for the project, including relief for density, height, setbacks and parking.
The proposed project, while needing relief from current zoning, has been designed to comply
with the City’s urban design and sustainability goals. The project is being designed to meet
Passive House standards, and will include a number of desirable features including enhanced
open space and a new Blue Bikes station. Over the past year, JAS has held multiple public
meetings to obtain community input and met frequently with staff from several City
departments to review and refining their site, open space, and building designs.

Construction Costs and Financing: At this time, JAS is requesting funding for Phase 1 and will
apply for Phase 2 funding at a later date. The total development cost (TDC) for Phase 1,
including site work and the construction of Building A, is expected to be approximately $30.9
million.

The estimated TDC for the residential portion of Phase 1 is expected to be $12,685,231 or
$528,551 per unit. In addition to the $4,250,000 ($177,083/unit) being requested from the
Trust, funding for the residential portion is anticipated to include $4.4 million in 4% tax credit
equity, $2.5 million in combined DHCD funds, and a first mortgage of approximately $1.5
million.
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The TDC for the non-residential portion of Phase 1 is estimated to be $18,197,199 and will be
funded with a combination of New Market Tax Credit equity, deferred developer fee and first
mortgage debt.

JAS has applied for both DHCD funding and New Market Tax Credits. They expect to secure the
New Market funding shortly. They will need to reapply for DHCD funding as the project was
not invited into DHCD’s 2020 funding round because permitting approvals were not yet in
place.

Schedule and Next Steps: The COVID-19 crisis has necessitated a number of delays in JAS
original schedule. At this time, JAS is beginning the permitting process and hopes to have
approvals secured in the coming months, and financing committed in time to allow them to
begin construction on Phase 1 in spring 2021, with an anticipated completion date of
September 2023. Phase 2 will be built after Phase 1 is completed.

Summary:
Rindge Commons will create needed affordable housing that is near the many amenities of the

Fresh Pond neighborhood and across the street from Alewife MBTA. Moreover, the
development will have community-wide benefits by addressing climate mitigation and
sustainability goals, and enhancing the experience of pedestrians and cyclists along Alewife
Brook Parkway and Rindge Avenue. Finally, the consolidation of JAS” many highly valued
training programs into a single, well-designed space will benefit both current program
participants and staff, as well as the broader community who will be better able to access
these resources in a centralized location.

The $4,250,000 in funding requested from the Trust amounts $177,083 per unit which is
consistent with prior Trust commitments. Staff will continue to work with JAS to refine the
budget, including seeking opportunities to reduce the amount of Trust funding for the project
through identification of other available funding.

Note on COVID-19:

The impact which the COVID-19 crisis has had on the community, including the affordable
housing finance system, is yet to be determined. We also do not yet know whether there will
be COVID-related impacts to construction pricing or other development costs. Like all past
Trust approvals for development funding, this commitment will be conditioned on JAS
obtaining firm written commitments from all other funding sources needed to complete the
project. Staff will continue to monitor the project and keep the Trust apprised of any
challenges as the development planning continues.

Recommendation:

Given the need for new affordable housing and the challenges in securing new sites on the
open market, we value and support Just A Start’s efforts to create new affordable
opportunities on properties they own. When both phases are completed, Rindge Commons
will create 101 affordable rental units to the City’s affordable housing stock.

Page 3 0of 4




The Project Review Committee recommends that the Trust approve the request from Just A
Start for up to $4,250,000 in Trust funding for the first phase of Rindge Commons, as described
above and subject to the following conditions:

Loan shall be subject to standard Trust terms and conditions including, but not limited to:

All affordable units will be subject to the City’s standard affordable housing restriction
to be signed at loan closing, which shall have a term of XXXXXX.

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

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

Loans shall be non-recourse.

Prior to loan closing:

CDD staff approval of final design and development plan;

CDD staff approval of the final development and operating budgets;

Zoning and permitting necessary to complete project;

CDD staff approval of a repayment provision(s) of Trust financing, whereby 50% of
net cash flow be used to repay Trust loan or such other similar provision;

CDD staff approval of construction plans and specifications;

Firm written commitments from all project funding sources sufficient to complete
Phase 1, including both commercial and residential space;

CDD staff approval of the tenant selection and marketing plan, which shall conform
to Trust’s selection priorities and include provisions to ensure maximum local
preference in tenant selection expected to be limited to 70% local preference per
state requirements.

During the construction period:

Notify CDD staff of all construction meetings and copy on meeting minutes;
Copy CDD on all change orders;
Copy CDD on all funding requisitions to all other sources.
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