Park View
Cooperative

SUMMARY OF MATERIAL TERMS FOR TRUST APPROVAL

The Coop is requesting that the Cambridge Affordable Housing Trust vote up or down the
following proposal. A Covenant that does not include reasonable protections for budget
approval and/or allows for the possibility of loan repayment during the term of the loan is very
unlikely to be accepted by the board.

CAHT COMMITMENT

* CAHT $3,999,215 loan for renovation with a provision of additional funds for a fire
suppression system if required by the City.

* Based on the agreement, in principle, with CDD to roll over the loan in perpetuity, the
Coop is requesting that that language be memorialized as:

» Forgiveness of accrued interest after the first 50-year term;
* Renewal for 25 years upon request of PVC after that initial 50-year term;

* Forgiveness of all principal and accrued interest after 75 years provided that all
material terms have been complied with and any violations cured within the terms of
the note and covenant; and

* No prepayment requirement.

PARK VIEW COOPERATIVE COMMITMENT

* $500,000 commercial mortgage with Cambridge Savings Bank;
* $148,000 cash contribution from the Coop’s reserves, to include prior amounts paid for the
project;
* $100,000 from Cambridge Historical Commission;
e $39,000 from Mass Save grant;
e $25,000 ($2,000 a year for 12.5 years) reserve fund for one of the following purposes:
1) Reduce the value of shares;
2) Subsidize interest on share loans; and/or
3) Establish a share loan fund to fund two 2BR family units.

» Make additional contributions to this sub-fund if cash flow permits, and the Coop’s board
deems it possible.

 Elimination of accruing share value based on the $500,000 mortgage loan;

Park View Cooperative — Summary of Material Terms — April 2021
Page 1 of 3



Increase carrying charges based on sound budgetary/financial criteria;
Implement criteria-based budgeting and oversight;
Annual operating budget based on prior year expenses and projected increases;

Maintain cash reserves based on vacancy rate; and 6 months of operating expenses as a
baseline;

Fully funded 20-year Capital Reserves:
e $9,600 annually; and
* Reviewed every 5 years;
Capital and Cash reserve lines budgeted on the basis of:
¢ Performance;
e Allocation of Prior Year Surpluses; and
* Inflation.

$2,000 annual contribution for principal pay down when mortgage is refinanced to ensure
affordability if interest rate increases;

$25,000 reserve fund to maintain affordability:

* $2,000 annually for 12.5 years, with the possibility of extending the time;
Establish adequate sinking fund, with $3,000 annually as a baseline;
Consult with the City, not for approval, when creating the annual budget;

The Coop is likely willing to give the Trust and CDD the power to approve or reject the
Coop’s proposed budgets; provided, however, that the Trust and CDD agree not to
withhold unreasonably their approval of any proposed budget.

The criteria against which the budget will be judged, and approval for which may be
reasonably withheld, include the following:

* Failure to prepare timely an operating budget based on prior year expenses, projected
and foreseeable increases, allocation of prior year surpluses and inflation;

* Failure to maintain cash reserves based on vacancy rate, with 6 months of operating
expenses as a baseline;

* Failure to adequately save for and pay property and other taxes owed by the Coop;
* Failure to ensure cash availability for mortgages with rights superior to the Trust;
* Failure to fund a 20-year Capital Reserve plan with the following baselines:

* $9,600 annually; and
* Reviewed every 5 years;

* Failure to accumulate $2,000 annually for principal pay down on the mortgage loan to
ensure affordability upon refinancing in the face of uncertain future interests rates and
other risks;

* Failure to address saving for a reserve fund to maintain affordability with:

e Committing to $25,000; and
* Built by saving $2,000 annually for 12.5 years, with the possibility of extending
the time.
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* It will be considered unreasonable for the Trust or CDD to fail to approve a budget based
on the Coop’s inability or refusal to:
* Prepay any debt;
* Raise carrying charges based on Members’ income alone (all such increases must be
based on the reasonable budgeting criteria set above); or
* Modify their affordability standards from those agreed in the covenant.

* As a measure of objective reasonableness, the Coop may rely on the advice and review of
their proposed budgets by a third-party professional with expertise in affordable housing
budgeting of the Coop’s choice. This professional’s opinion will carry a rebuttable
presumption of reasonableness, leaving the burden on the Trust and CDD to prove that the
proposed budget does not objectively meet the agreed-upon budgeting criteria.

 Creation of a preference for families regarding the two two-bedroom units. Coop
members/owners with children, an aging parent, or other dependent(s) will be given first
priority to move from a smaller unit to a two-bedroom unit;

* Outreach and preference to section 8 voucher holders for purchase as long as the Coop can
work out the details regarding share loans, and as long as it is not a strict requirement;

» Develop selection criteria based on income targets and equity goals, including, without
limitation, an ability to do Coop work;

* Means testing per Trust standards will be undertaken for all new, and only new, Coop
members;

* Document required outreach;

* Include a non-voting Trust representative (or designee) in shareholder selection process,
including participation in interviews; and

* Incorporate covenant agreement requirements as part of bylaws where necessary.

In addition to a straight up or down vote on the above, the Coop is asking that the
CAHT consider:

 Establishing a fund from unspent project money, if any, to preserve affordability of buy-ins
for low-income purchasers.
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