CITY OF CAMBRIDGE

. Christopher Cotter
Housing Department

Director of Housing

Affordable Housing Trust

February 27, 2025, 4:00 p.m.
Ackermann Room, City Hall, 795 Massachusetts Avenue
Cambridge, Massachusetts

OR

Webinar Registration - Zoom

To participate in this meeting through the Zoom video meeting platform, please register
using this link in advance of the meeting.

AGENDA

1. Review of Meeting Minutes
2. Update from the Housing Department

3. 28 & 30 Wendell Street: request from Homeowner’s Rehab, Inc. (HRI) for $800,000 in
predevelopment funding to create new affordable rental housing;

4. Homeownership Resale Fund: Housing Department is requesting a commitment of
$3,000,000 to add to the Homeownership Resale Fund for use in repurchasing,
rehabbing, and recapitalizing affordable homeownership units for sale to new
homebuyers;

5. Adjournment

Members of the public can provide written comments to the Affordable Housing Trust by email sent to
affordablehousingtrustcomment@cambridgema.gov, or by delivery to the Housing Department, by
5:00 p.m. the day before the meeting.

City HallAnnex ¢ 344 Broadway ®* Cambridge ® Massachusetts 02139
617-349-4600 » www.cambridgema.gov/housing




Cambridge Affordable Housing Trust
February 27, 2025

Status of Active Commitments

Active Projects

Sponsor

Rental
Units

Ownership Units

Status

Total Cost

Trust
Commitment

Loan Amount
Per Unit

Trust Approval Date

HomeBridge program

CDD

currently
approved
buyers:

10

102 scattered site units purchased by first time buyers to-date. Trust
approved expanded subsidy share in August 2023. Online application now
available. Two units under agreement.

N/A

$34,200,000

1-br: 50% sale
2-br: 60% sale
3-br: 65% sale

several, including most recent:
November 2024

Homeownership Resale
Program

CDbD

currently

active units:

23

Re-purchase, rehab and re-sale of affordable homeownership units to new
homebuyers.

N/A

$10,000,000

December 2011

Vail Court (139 Bishop
Allen)

TBD

TBD

TBD

Trust and City hosted public meeting in 2017 to hear from the community
on affordable housing needs and ideas for the redevelopment of Vail Court.
Additonal public meetings will be scheduled but are currently on hold
pending the legal action taken by former owner.

TBD

T8D

T8D

N/A

2072 Mass. Ave.

Capstone
Hope

TBD

TBD

Capstone/Hope purchased site in April 2018 and sought a comprehensive
permit to enable the construction of a new 48 unit affordable housing
building but withdrew their request at the September 2021 BZA hearing;
they remain commited to creating affordable housing at this site and are
assessing next steps and options. First AHO community meeting held on
10/9/24; due to technical issues, repeat of this community meeting to be
held on 10/30/24.

TBD

$5,071,000

TBD

February 2018 and June 2021

52 New Street

JAS

106

JAS purchased the site in early 2020 and is permitting the project through
the Affordable Housing Overlay. After JAS held 3 AHO community meetings,
the proposal was reviewed by the Planning Board at the two advisory design
review meetings on 10/16/21 and 1/4/22 and a final Planning Board report
has been issued. Construction closing completed in December 2023;
construction underway.

$81,059,816

$18,025,390

$170,051

October 2019, June 2021, and
January 2022

Broadway Park (240
Broadway)

JAS

TBD

In March 2021, the Trust approved funding to create 15 affordable
homewnership units. JAS began the community process with the intention
of seeking a comprehensive permit for this development but put the project
on pause and will be revisiting plans for the site. JAS is now planning to
develop the site as rental housing in conjunction with 37 Brookline Street.
JAS held a community meeting to introduce new plan for the site on
1/14/25.

TBD

$3,600,000

#DIV/0!

March 2021

Jefferson Park Federal
(45-60; 61-75; 77-92;
93-108; Jackson Circle;
1;2-19, 21-42; 109-
124; 1000 Jackson
Place)

CHA

278

In September 2021, the Trust approved funding to assist with the
comprehensive modernization of Jefferson Park Federal. After the CHA held
3 AHO community meetings, the proposal was reviewed by the Planning
Board at the two advisory design review meetings required by the AHO on
11/9/21 and 2/15/22. A final Planning Board report has since been issued.
The CHA completed a 'dry closing' in late December 2023, in preparation of
the full construction closing to occur in 2024. Construction closing
completed July 2024. Under construction.

$ 309,675,326

$43,611,615

$156,876

September 2021

4 Mellen / 1627 Mass.
Ave.

HRI

29

In January 2022, the Trust approved funding to assist with the purchase of
this property from Lesley University to create affordable housing. The Trust
approved additional predevelopment funding in August 2022. HRI acquired
the site in August 2022. AHO community meetings held on 9/15/22 and
3/15/22. Advisory design consultation with Planning Board held 7/18/23 and
12/5/23. Planning Board final design report issued on 12/20/23. State
funding approved June 2024. Preparation for construction closing underway.

TBD

$10,425,000

$359,483

Janaury 2022, August 2022, and
January 2024




116 Norfolk Street

CHA

62

In August 2022, the Trust approved funding to assist in the renovation and
expansion of an existing 38-unit SRO to create 62 studio apartments for
indivduals moving beyond homelessess. CHA completed AHO advisory
design review in late 2022 and closed on funding in December 2022;
construction is underway and expected to be completed in early 2025.

$ 41,830,167

$10,161,150

$163,890

August 2022

10.

35 Cherry Street

JAS

10

In March 2022, City Council approved the disposition of this property to the
Trust for creation of affordable homeownership housing. Transfer from MIT
complete. After RFP, Just A Start selected as developer at its October 2023
Trust meeting. AHO Community meetings held 5/15/24, 6/26/24, and
8/21/24. JAS preparing for AHO advisory design review.

TBD

$300,000

TBD

March 2022 and May 2024

11.

49 Sixth Street

POAH

46

In October 2022, the Trust approved funding to assist in the conversion of a
portion of the Sacred Heart church property to affordable housing. POAH
has completed the AHO process. POAH is assembling remaining financing in
advance of beginning construction in 2024. Increase of Trust funds request
approved 3/6/24; increase of Trust funds approved at 8/1/24 meeting.
POAH is preparing for construction closing.

TBD

$11,250,000

$244,565

October 2022, March 2024, and

August 2024

12.

37 Brookline Street

JAS

13

JAS acquired the site in July 2023 and held a meet and greet meeting on
4/25/24. AHO community meetings held 7/10/24 and 9/11/24. JAS
preparing for Planning Board AHO advisory design review.

TBD

$2,064,000

TBD

March 2023

13.

650 Concord Ave

Neville
Communitie
s Inc (NCI)

71

In May 2023, the Trust approved funding to assist with capital repairs at
Neville Place, the affordable assisted living portion of its campus. Staff are
working with NCI on due diligence items in advance of closing, including the
forming of a working committee to review tenant selection procedures.
Increase of Trust funds request approved 3/28/24. New funing has clsoed
along with refinancing of existing debt.

$2,445,000

$5,670,500

$79,866

May 2023 and March 2024

14.

28-30 Wendell Street

HRI

TBD

HRI completed the acquisition of 30 Wendell Street from Lesley University
on 11/30/23. First AHO meeting held 2/14/24 and AHO community
meetings for combined sites held 6/20/24 and 11/14/24. Third AHO
community meeting scheduled for 3/6/25.

TBD

$16,657,000

TBD

August 2023 and March 2024

15.

87-101 Blanchard Rd

B'nai B'rith

110

In March 2024, the Trust approved $18,169,120 in funding to BBH for the
new construction of 110 affordable rental units for seniors. BBH plans to
permit the site under the AHO. AHO PB meetings held on 1/30/24 and
6/4/24. Planning Board final design report issued on 6/18/24. HLC funding
awarded in February 2025.

TBD

$18,169,120

$165,174

August 2023 and March 2024

16.

16-18 Wendell Street

CHA

22

Trust approved funding for CHA to purchase an existing 24-room dormitory
to convert to new permanent supportive housing; property acquired 7/2/24.
Residents now living in the property, and Elliot Services is fully staffed and
on site.

$8,609,800

$4,950,000

$225,000

April 2024

17.

102 Sherman
St/Walden Square
Apartments |l

Winn

95

Trust approved funding for the construction of two new buildings containing
95 affordable rental units on a portion of the existing Walden Sq | site; Winn
completed the AHO community process in Fall 2023 and presented the
proposed to the Planning Board at the two advisory design review meetings
on 3/12/24 and 7/2/24. Planning Board final design report issued on
8/1/2024 and accepted by Trust on 10/24/24. Winn now seeking remaining
funding needed to begin construction.

$80,413,447

$18,750,000

$197,368

April 2024

18.

Rindge Commons South

JAS

77

JAS is seeking the remaining financing needed to begin construction on the
second phase of their two-phase Rindge Commons development which
received a comprehensive permit in August 2020. The Trust approved
funding of $9,051,615 for the second phase, Rindge Commons South, at its
September 2024 meeting.

TBD

$9,051,615

$117,553

September 2024

19.

1826 & 1840
Massachusetts Avenue

JAS

TBD

Trust approved funding for JAS to purchase two parking lots from Lesley
University to develop into new affordable housing, as well as some
predevelopment funding. Properties were acquired 11/26/24.

TBD

$10,900,000

TBD

September 2024




1, 3, 5 Frost Street &

Trust approved funding for the development team behind Frost Terrace |

20. 20, 22, 28 Roseland Capstone 18D Apartments to ;?urchase six sites in Porter Square to develop a second 8D $19,839,500 18D September 2024
Street/ Frost Terrace Il Hope Zahler affordable housing development, Frost Terrace |l Apartments, as well as
some predevelopment funding. Properties were acquired 12/13/24.
952 Total Units
Cambridge Affordable Housing Trust
Status of Affordable Housing Overlay (AHO) Developments
- Rental Ownershi
AHO Development Developer AHO Status & Activity Units Units P Development Status
I I
AHO Community meetings held on 2/25/21,3/25/21, and 4/15/21. Planning Board design
. consultation held on 10/26/21 and 1/4/22. Design consultation completed January 2022; Final Design Consultation Complete;
. 52 New Street Just-A-Start Corporation ) 106
1 SUIrEe P Planning Board report issued 1/20/22 and was transmitted to the Trust on 1/27/22. see above
Construction underway.
Jefferson Park Federal (45-60; 61-75; 77-92; AHO Community meetings held on 3/2/21, 4/1/21, and 10/19/21. Planning Board design . i
’ . . . . X . . . Design Consultation Complete;
2. 93-108; Jackson Circle; 1; 2-19, 21-42; 109- Cambridge Housing Authority consulation held 11/9/21 and 2/15/22. Final Planning Board report issued 3/9/22 transmitted to 278 b
124; 1000 Jackson Place) the Trust on 3/24/22. Construction underway. see above
AHO Community meetings held on 3/23/21, 4/13/21 and 5/27/21. Submission for first Planning
Board advisory design consultation was withdrawn by developer on 11/16/21. Design revised . i
. . R . . Design Consultation Complete;
3. Walden Square Il (102 Sherman Street) WinnDevelopment Companies based on community comments. Community meetings held 2/23/22, 8/29/23 (rescheduled 95 b
from 8/1/23) and 9/14/23. Planning Board advisory design meetings held 3/12/24 and 7/2/24. see above
Final Planning Board report issued 7/24/23 transmitted to the Trust on 8/1/24.
AHO Community meetings held on 7/27/21 and 11/3/21. First Planning Board advisory design
i i 2. desi Itati ti held 28/22; i i ;
4 49 6th Street POAH & Urban Spaces consu'ltatlon meeting held 4/5/22. Second design Fonsu ation meeting was held on 6/. §/ 5 6 Design Consultation Complete;
Planning Board report issued 7/14/22 and transmitted to the Trust on 8/4/2022. Preparing for see above
construction closing.
First AHO community meeting held 2/10/22. Second community meeting held 4/26/22. First
: ) - Planning Board advisory design consultation meeting was held on 7/5/22. Second advisory Design Consultation Complete;
116 Norfolk Street Cambridge Housing Authorit !
5 OHORSIee 8 s v design consultation held 9/13/22. Planning Board report issued on 10/28/22 and transmitted 62 see above
to the Trust on 11/17/22. Construction underway.
First AHO community meeting held 9/15/22. Second community held 3/15/23. First advisory
i i i i held 7/18/2 i Itation held 12/5/23. i i ;
6. 1627 Mass. Ave./4 Mellen Homeowner's Rehab Inc dle5|gn con?ultatlon with Pla'nnlng Board held 7/18/23, s?cond design consultation held 12/5/23 29 Design Consultation Complete;
262/ Mess. Ave, /2 Mellan Final Planning Board report issued 12/20/23 and transmitted to the Trust on 1/25/2024. see above
Preparing for construction closing.
AHO community meetings held 10/4/23 and 11/10/23. First Planning Board advisory design . .
e . . X . . . Design Consultation Complete;
7. 87-101 Blanchard Road B'nai Brith Housing meeting held 1/23/24 and 6/4/24. Final Planning Board report issued 6/18/24 and transmitted 110
see above
to the Trust on 6/27/2024.
First AHO community meeting held 2/14/24. HRI restarted the AHO community meeting to . X
' . s . . . AHO community meetings
8. 28-30 Wendell Street Homeowner's Rehab Inc include 28 Wendell Street. AHO community meetings for combined sites held 6/20/24 and TBD nderwa
11/14/24. Third AHO meeting scheduled for 3/6/25. undaerway.
. . . . AHO community meetings
AHO t t held 5/15/24, 6/26/24, and 8/21/24. JAS preparing for Plannin,
9. 35 Cherry Street Just-A-Start Corporation communt y mee '”55 € R /15/24, 6/26/ /21/ preparing ing 10 complete; design consultation
Board AHO advisory design review. i
process in progress.
) . AHO community meetings held 7/24/24 and 9/11/24. JAS preparing for Planning Board AHO AHO commun!ty meetings X
10. 37 Brookline Street Just-A-Start Corporation . R . 13 complete; design consultation
advisory design review. i
process in progress.
i i i 0/9/24 and 10/30/24 t ting due to technical i i
11 2072 Massachusetts Avenue Capstone Communities .FII‘St AHO community meeting held on 10/9/24 an /30/24 (repeat meeting due to technica 8D AHO community meetings
issues). underway.
. . 5 . . . AHO community meetings
12. Corcoran Park Cambridge Housing Authority First AHO community meeting held on 2/13/25. TBD

underway.




Cambridge Redevelopment

AHO community meetings

13. 71 Cherry Street X First AHO Community meeting held on 2/19/25. TBD
Authority underway.
749 Total Units
Status of Active Inclusionary Housing Developments
Rental Ownership
Approved Active Projects Developer Status . . Applicable zonin
PP ! P Units Units PP 8
1 55 Wheeler Street Toll Brothers Coven.ant reco_rde.d 3/12_/2_1. Building permit isst{ed 3/16/21. Residents moving in; tenant 99 Revis_ed ordinance at 20% sf
selection continuing; units in final phase now being leased. requirement
2. 40 Thorndike Street, Court House Leggat/McCall Covenant recorded 7/23/21. Building permit issued 3/2/21. Tenant selection underway. 48 All units are affordable
3. 605 Concord Ave. Abodez Acorn Covenant rec.orded 1/6/20. Building permit issued 12/9/21. Under Construction. Preparing for 7 Revis_ed ordinance at 15% sf
tenant selection. requirement
MXD ing - 20% Inclusi
4, 121 Broadway Boston Properties (BXP) Covenant recorded 12/28/23. Building permit issued 3/21/24. Under construction. 102 zo.mng % Inclusionary
+5% Middle-Income
Revised ordi t 20% of
5. 8 Winter Street DND Homes Covenant recorded 7/18/2024. Building permit issued. 3 ews'e orainance a °0
requirement.
Under Development: 259 0
Completed Units: 1125 215
All Units: 1384 215
1599
. - . Rental . . . .
Active Pipeline Projects Developer Status Units Ownership Units | Applicable zoning

Current subsidy amount needed to create Affordable Dwelling Unit Net Floor Area for Inclusionary Housing not created pursuant to Section 11.203.3 (i):

$534 / per square foot

last update: 1/23/2025

Incentive Zoning Contributions - FY2025

Development Contribution Amount Rate
1. 109 Smith Place (101 Smith Place) $2,794,087 $ 2031
2. 40 Thorndike Street (Sullivan Court House) $8,670,705 S 20.31
iti | tributi
3. 40 Thorndike Street (Sullivan Court House) $4,500,000 n/a additional con ”, ution .
pursuant to leasing spaces in
4. 201 Amherst Street (MIT Music Building) $75,594 S 20.31
$16,040,385 Total FY2025

Current Incentive Zoning Housing Contribution Rate pursuant to Section 11.202 (b):

$34.58 / per square foot

last updated: 3/1/2024




CAMBRIDGE AFFORDABLE HOUSING TRUST
MEETING MINUTES
January 23, 2025 at 4:00 p.m.
Conducted via Zoom and in person (City Hall, Ackermann Room)

Trustees Present in Person: Yi-An Huang, Chair; Elaine DeRosa, Raffi Freeman, Jim Stockard, Susan
Schlesinger, Alyson Stein, Elaine Thorne

Trustees Present via Zoom: Teresa Cardosi
Trustees Absent: Krissandra Robinson
Staff Present: Chris Cotter, Housing Director; Cassie Arnaud, Senior Manager for Housing

Development; Christine Yu, Associate Housing Development Planner

Others Present: Councilor Catherine Zusy, Councilor Sumbul Siddiqi, Catiana Jean-Pierre,
James Williamson, Suzanne Blier, Ahmad Khamis

The meeting was called to order at 4:05 p.m. Mr. Cotter explained that this meeting of the Affordable
Housing Trust is being held in a hybrid fashion pursuant to applicable requirements, that all votes would
be taken by roll call. He then confirmed via roll call that each remote participant could hear the meeting
and was audible to others.

MEETING MINUTES

Upon a review of the minutes, the minutes were amended to indicate Ms. Thorne as present in person
during the last meeting. Upon a motion moved, seconded, and approved by roll call of eight in favor and
one absent (Ms. Robinson), it was voted to approve the amended minutes for the meeting of December
12, 2024.

HOUSING DEPARTMENT UPDATE

HomeBridge Program: There are currently 7 active buyers in this program looking for a home. There is
currently one unit under agreement.

Resale Program: There are 24 units in process of being rebought through this program.

4 Mellen/1627 Massachusetts Avenue: Homeowners Rehab Inc. (HRI) is preparing for construction
closing and is expected to close in early 2025.

49 6 Street: Preservation of Affordable Housing (POAH) is preparing for construction closing and is
expected to close in early 2025.

Neville Place: Staff are in discussions with Neville Communities about a construction closing happening
in early 2025.



Corcoran Park: The Cambridge Housing Authority (CHA) is hosting their first AHO community meeting
for Corcoran Park on February 13™ at 6 p.m.

2072 Massachusetts Avenue: Capstone Communities is planning to schedule its second AHO community
meeting in early 2025.

In response to a question regarding what the development team is planning on the site, Mr. Cotter
responded that plans have not been announced yet and that designs will be shown in future public
meetings.

16-18 Wendell Street: The CHA has leased up 20 out of the 22 units at the site to 24 residents. The
remaining two units will be filled by the end of the month.

240 Broadway/Broadway Park: Just A Start (JAS) is looking to move forward with its development at
240 Broadway in conjunction with its 37 Brookline Street project. JAS held a meeting for the community
on January 14" to introduce plans to create affordable rental housing on the site.

OTHER UPDATES

Multi-Family Zoning (MFZ): Discussions are ongoing. The City Council will address this matter and is
expected to vote on it in the upcoming City Council meeting.

In response to a question regarding whether there is an impact on the AHO, Mr. Cotter responded that
the maximum height in the current petition is four stories with an additional two stories if there are
some affordable units available. AHO projects will still have an advantage with the ability to build up to
nine stories.

In response to a request about getting an update on 35 Cherry Street, Mr. Cotter informed the Trust
that JAS is preparing for the Planning Board Advisory Design Review process. In response to a question
on the order in which projects move through the Planning Board process, Ms. Arnaud responded that it
depends on when the developer submits their application to the Planning Board and that multiple
projects can be presented to the Planning Board simultaneously.

In response to a question regarding if staff could create a report on how much Trust funds are
encumbered, ongoing, and committed, Mr. Cotter responded that staff will work on providing that
report.

Trustees discussed concerns about the impact of the new federal administration on federal grants.
Trustees also discussed the City’s ability to take advantage of funding the acquisition of several
properties, such as the Roseland portfolio and 1826-1840 Massachusetts Avenue. Trust members
agreed that the City should continue working with nonprofits to add more opportunities to this pipeline
even if it takes longer to for them to be developed.

NEW BUSINESS



Inclusionary Housing Monetary Contribution Rate

Mr. Cotter presented a recommendation to increase the current monetary contribution rate for floor
area not created in new inclusionary housing projects to $534 per square foot. The Inclusionary Housing
provisions of the Zoning Ordinance require that a monetary contribution amount be established for
cases in which the total amount of inclusionary housing floor area cannot fully be accommodated in
whole units in new buildings. The monetary contribution is made to the Affordable Housing Trust when
the final amount of the net floor area of all the inclusionary units is less than the affordable dwelling unit
net residential floor area required in a new building.

The new rate is based on three recent construction projects: 52 New Street, Jefferson Park Federal, and
430 Rindge Avenue. These developments needed a combined total of $195,475,665 in subsidy from all
subsidy sources (including the Trust) to create 366,298 square feet of affordable housing. Using this
information would result in a monetary contribution of $534 per square foot.

Ms. DeRosa asked if this number should be inflated since the number may not change for another few
years. Mr. Cotter responded that this number needs to be defensible with the best cost data available.
This is not intended to be a significant source of funding for the Trust. Staff will look at this number
every year, so when this number needs to change to keep pace with the costs of creating this affordable
floor area, a request will be brought to the Trust.

Upon a motion moved, seconded, and approved by roll call of eight in favor and one absent (Ms.
Robinson), it was:

VOTED: to approve the recommendation of staff to calculate the inclusionary monetary contribution
amount with the identified developments and forward this information for use in updating the
inclusionary monetary contribution amount.

MOVE TO EXECUTIVE SESSION

Mr. Cotter indicated that the Trust will consider moving into Enter Executive Session to comply with, or
act under the authority of, any general or special law or federal grant-in-aid requirements, and
specifically, to comply with G.L. c.30A, s.22(f) and (g) to review executive session minutes. At 4:32 PM,
Mr. Cotter entertained a motion to go into Executive Session to discuss this matter and indicated that
the Trust would adjourn at the conclusion of the Executive Session.

Upon a motion moved, seconded, and approved by roll call of eight in favor and one absent (Ms.
Robinson), it was:

VOTED: for the meeting to go into Executive Session.

Mr. Cotter noted that all votes in the Executive Session would be taken by roll call, and that the Trust
would not reconvene in open session.



ADJOURNMENT

Upon a motion moved, seconded, and approved by roll call of eight in favor and one absent (Ms.
Robinson), it was voted to adjourn the meeting.

The meeting adjourned at 5:03 p.m.

The next meeting is scheduled for February 27, 2025 at 4:00 p.m.

Meeting Materials:

e Agenda

e Minutes from the Trust’s December 12, 2024 meeting

e Project Update

e Inclusionary Housing Contribution Rate Memo 1.23.2025



CAMBRIDGE AFFORDABLE HOUSING TRUST
EXECUTIVE SESSION MEETING MINUTES
January 23, 2025 at 4:00 p.m.

Conducted via Zoom and in person (City Hall, Ackermann Room)

Trustees Present in Person: Yi-An Huang, Chair; Elaine DeRosa, Raffi Freeman, Jim Stockard, Susan
Schlesinger, Alyson Stein, Elaine Thorne

Trustees Present via Zoom: Teresa Cardosi
Trustees Absent: Krissandra Robinson
Staff Present: Chris Cotter, Housing Director; Cassie Arnaud, Senior Manager for Housing

Development; Christine Yu, Associate Housing Development Planner

MOVE TO EXECUTIVE SESSION
Review of Material Discussed in Executive Session

Mr. Cotter explained that Housing staff have reviewed material from past executive sessions to make
recommendations for approval of making public material used in these sessions if the purposes for the
matters being considered in executive sessions are no longer relevant. With the exception of the
materials from the September 28, 2023 meeting, staff believe that the remaining executive sessions
materials can be released and posted to the City’s website.

One of the Trustees asked why the materials need to be made public, to which Mr. Cotter responded
that they are following the provisions of the law, which require that materials be made public after the
matters no longer are relevant.

Trustees discussed whether existing minutes may disadvantage the Trust in future negotiations.
However, the benefit of releasing these executive session materials allows for more transparency with
the public about anticipated plans for a specific project.

Upon a motion moved, seconded, and approved by roll call of eight in favor and one absent (Ms.
Robinson), it was:

VOTED: to approve and release all prior executive session materials and minutes with the exception of
material for the 9/28/23 executive session because the matter is still ongoing.

Upon a motion moved, seconded, and approved by roll call of eight in favor and one absent (Ms.
Robinson), it was:

VOTED: to approve the minutes from this executive session.

ADJOURNMENT

Upon a motion moved, seconded, and approved by roll call of eight in favor and one absent (Ms.
Robinson), it was:



VOTED: to adjourn the meeting.

Meeting adjourned at 5:03 P.M.

The next meeting is scheduled for February 27, 2025 at 4:00 P.M.

Executive Session materials:

e Executive Session Minutes and Memos — Memo 1.23.2025
e Executive Session Minutes — Pending Approval 1.23.2025



CITY OF CAMBRIDGE

. Christopher Cotter

Housmg Department Director of Housing
MEMORANDUM
To: Affordable Housing Trust
From: Cassie Arnaud, Senior Manager for Housing Development

Christine Yu, Associate Housing Development Planner

Date: February 27, 2025
Re: 28-30 Wendell Street — Request for Predevelopment Funding + Project Update

Homeowners Rehab Inc. (HRI) is requesting up to $800,000 in additional Trust funding to support
continued predevelopment activities related to 28-30 Wendell Street, the two adjacent parcels
purchased from Lesley University in 2023 and 2024. The Trust has already provided $15,900,000
to acquire both sites and $657,000 in predevelopment funds.

BACKGROUND:

The 30 Wendell Street site currently contains a tennis court and was purchased in November
2023. The 28 Wendell Street site currently contains a former dormitory and a vacant residential
building and was purchased in June 2024. When HRI first requested predevelopment funds, they
anticipated using them only for 30 Wendell Street as their initial offer for 28 Wendell Street had
been rejected. The following year, HRI’s revised offer for 28 Wendell was accepted and the Trust
updated the terms of the initial predevelopment loan to enable HRI to spend funds on
predevelopment work related to the redevelopment of both sites.

As of January 2025, HRI has expended all of their CAHT predevelopment funds and has estimated
that they will need an additional $1.6 million for remaining predevelopment work prior to
construction closing, as detailed below. HRI is requesting that the Trust fund half of this need
(5800,000) while the remaining $800,000 is being funded by HRI (at 4.3% simple interest due at
construction closing). The proposed predevelopment budget for the remaining work is
summarized below:

Predevelopment Uses Balance Needed
Acquisition Closing Costs 81,440
Carrying Costs 50,000
A&E 1,080,500
Real Estate Taxes 217,221
Environmental/Geotech 98,268
Non-Acquisition Legal 10,000
Appraisal 3,500
Application for LIHTC 2,520
AHO/Community Process 11,299

City HallAnnex ® 344 Broadway ®* Cambridge ® Massachusetts 02139
617-349-4600 » www.cambridgema.gov/housing



Contingency/Misc
Total

45,253
1,600,000

Current Development Plans:

HRI’s most current plan, as presented to the public at its second AHO community in November
2024, is the new construction of an 8-story building containing 95 affordable rental units, all of
which will be affordable to households earning at or below 80% AMI with some deeply affordable
units supported by Project-Based Vouchers (PBVs). As noted at the October 2024 Trust meeting,
HRI is proposing to include a component for seniors in the development whereby approximately
half of the units would be age-restricted one-bedroom units. The current anticipated unit mix is as
follows:

AMI 1 Bedroom 2 Bedrooms 3 Bedrooms | Total
30% 16 4 12 32
60% 26 8 8 42
80% 2 13 6 21
Total 44 25 26 95

HRI’s proposal for an intergenerational program will both help address a need for this type of
housing and will also improve the financing plan as the inclusion of one-bedroom units for seniors
would enable them to access a greater amount of tax credit equity through a twinned 4% and 9%
transaction. This approach also allows them to potentially double the number of PBVs and would
also lower the total development cost (TDC) per unit.

The development plan also includes some non-residential space to house a large property
management office and community space. HRI is proposing that management staff working at
this building will also serve residents residing at 4 Mellen Street/1627 Massachusetts Avenue and
other HRI properties located nearby.

PROPOSED BUDGET:

At this early stage, HRI estimates that the TDC for 28-30 Wendell will be in the range of $950,000
per unit. The actual TDC will not be known until their designs are finalized and they have updated
construction estimates. As noted above, HRI anticipates structuring this project as a twinned 9%
and 4% tax credit transaction to maximize the amount of tax credits and to enable them to access
a greater number of PBVs. Their current development budget assumes an estimated total of
$28.2 million in Trust funding, or $297,048 per unit, of which $16.6 million has already been
provided for acquisition and predevelopment (not including the $800,000 currently being
requested). In addition to Trust funding other sources are expected to include permanent debt,
4% and 9% tax credit equity, state low-income housing tax credit equity, state soft funding, and a
deferred developer fee.

Housing Staff will continue to work with HRI to seek ways to reduce the anticipated Trust request as
they refine their design and development plans and update their cost estimates.
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NEXT STEPS AND PROJECT SCHEDULE:

HRI has held two AHO community meetings to date and will be holding a third AHO community
meeting on March 6, 2025 prior to beginning the Planning Board Design Advisory process. They
plan on applying for state funding in the next available funding round with the goal of having
funding and zoning secured in time for a Spring 2026 construction start with initial occupancy in
early 2028. Staff will continue to work with HRI to refine their budgets and will update the Trust
as the project proceeds.

RECOMMENDATION:

Staff recommend that the Trust approve HRI’s request for up to $800,000 in predevelopment
funding, as described in more detail above. This request would bring the Trust’s total
commitment to date to $17,357,000, of which $16,557,000 has already been disbursed for
acquisition and predevelopment.

Staff have reviewed this request with Raffi Freeman, , Susan Schlesinger, Alyson Stein, and Jim
Stockard who agreed with the recommendation to bring this request to the Trust for review and
approval.

The funds should be made contingent on the same terms and conditions as the previously closed
funding including, but not limited to, the following:

e The increase of $800,000 shall be structured as an amendment to the existing CAHT
acquisition and predevelopment loan of $16,557,000;

e Term for the combined loan of $17,357,000 (including $16,557,000 of prior funding and
new $800,000 predevelopment funding) shall be up to 36 months or until construction
loan closing, whichever occurs sooner;

e Interest shall accrue at a rate of 3% compounding annually;

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

e Loan(s) shall be non-recourse.
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ChristopherCotter

Directorof Housing

MEMORANDUM

TO: Cambridge Affordable Housing Trust

FROM: Christopher Cotter, Housing Director
Anna Dolmatch, Senior Manager for Homeownership

DATE: February 27, 2025

RE: Homeownership Resale Fund Recapitalization Request

We are requesting a commitment of $3,000,000 of Community Preservation Act funds to
increase the balance of the Homeownership Resale Fund (the “Fund”). These funds are

needed to continue to repurchase units through a designee, fund rehab work and holding
costs until the unitis sold to a new eligible buyer, and in some cases, subsidize the price.

Since 2006, the Affordable Housing Trust has allocated a total of $10,000,000 to the Resale
Fund. The Fund revolves and sinks by providing temporary loans for the repurchase of
existing units, as well as permanent subsidy for necessary rehab work and price reduction
to keep units affordable. The Resale Fund revolves through repayment (or partial
repayment) when units are sold. Since 2006, the City has exercised the repurchase right on
approximately 180 units.

Several factors are creating both short-term cash flow challenges and increasing the rate of
“sinking”, permanently reducing the Fund balance. As anticipated in previous
conversations, the change to the resale formula has increased repurchase prices. There
has also been a continualincrease in rehab costs as well as the number of projects with
large rehab needs. There also continue to be units that cannot be turned over quickly,
including at the Print Shop. In addition, high mortgage interest rates continue to erode
affordability.

As the affordable homeownership program matures, we are more frequently seeing units
that have been owned for decades and have significant deferred maintenance or were
purchased by homebuyers without any rehab being completed. Currently, there are
multiple projects where construction costs are significantly more than what can be
recouped at sale, requiring a large amount of new subsidy to keep the unit affordable. Many
of these units were originally created with very low amounts of public funding, so we feel
this large investment is worthwhile as we preserve units and create quality housing for less
than the subsidy costs for new HomeBridge units. However, this investment reduces the
remaining balance of the Fund.
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Approximately $3,400,000 has been permanently reinvested in the homeownership stock,
leaving a balance of approximately $6,600,000 to “revolve”. Prior to 2024, the average net
new subsidy for resale units was $15,000, going back to 2006. In the past year, that average
for all units has increased to more than $23,000 per unit in net subsidy. The last ten units
completed and sold had average new subsidy amounts of more than $100,000. We
continue to look for ways to preserve the fund, including not exercising the City’s purchase
option, but there are many situations where declining the purchase right does not support
program priorities. When the City declines the purchase right we do not control buyer
selection as we do when we repurchase units, but we do ensure that new buyers are
income-eligible.

In addition to increasing costs, there continue to be a significant number of units held back
from sale for a variety of reasons, including larger building issues. There are currently eleven
units held by JAS pending resolution of these issues; we anticipate that some of these units
will be marketed in 2025. However, the schedule of the Print Shop renovation project will
impact the timing for the majority of these units. The future sales of these units will return a
significant portion of the costs to the Resale Fund; funds allocated to holding current Print
Shop units are tying up approximately 25% of the current Fund balance.

The potential need for more frequent fund recapitalization was discussed during the
program review, and we are seeing the impact more rapidly than expected. Without
additional funding, we will be constrained on when we can exercise the City’s purchase
right. This would not impact the affordability of most units. In these cases, the owner would
be required to find an income-eligible buyer and sell for no more than the affordable price
under the restriction. When the City does not select the buyer, there are no requirements for
Cambridge residents or families with children for larger units.

In recent years, we have increased the number of units where the City declines the
purchase right to reduce costs and preserve capacity. While this option may work well for
certain units, there are many cases where we want to exercise the purchase right, including
units where the affordability may be at risk; sales in lieu of a foreclosure; and larger family-
sized units that rarely become available. The additional funds being requested will ensure
we can continue to manage the program in line with Trust and City priorities, we are
requesting an additional $3,000,000 to recapitalize the Resale Fund. These additional funds
will support our efforts to preserve the affordable homeownership stock, maintain
affordability, and continue to offer units to waiting buyers in the Resale Pool.

RECOMMENDATION:

We recommend that the Affordable Housing Trust approve the request to recapitalize the
Homeownership Resale Fund with an additional $3,000,000 to address the ongoing need to
purchase and maintain the condition and affordability of the existing affordable

homeownership stock. Proceeds from the unit sales will return to the Fund.

The funds should be made contingent on the following:
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1. CDD staff approval of renovation budgets;
2. CDD staff approval of renovation plans and specifications;
3. Selection of new homebuyers from the Homeownership Resale Pool.
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