CITY OF CAMBRIDGE Drestorottiouming

Housing Department
MEMORANDUM
To: Cambridge Affordable Housing Trust
From: Anna Dolmatch, Senior Manager for Homeownership
Christine Yu, Associate Housing Development Planner
Date: June 26, 2025
Re: 35 Cherry Street Permanent and Construction Funding Request

Just A Start (JAS) is requesting $7,434,000 in construction and permanent financing for the creation
of ten units of affordable ownership housing on the Trust-owned lot at 35 Cherry Street. JAS was
selected by the Trust in October 2023 through an RFP process. The Trust has already provided
$300,000 in predevelopment funds, bringing the total requested financing for this project to
$7,734,000.

The project will create six two-bedroom and four three-bedroom units in a combination of flats and
duplexes across three buildings. Building height is limited by the guidelines issued by the City
Council for redevelopment of the lot; these guidelines are the result of an extensive community
engagement prior to the RFP process. The project is scaled to match the existing neighborhood.
Units will be solar-ready and energy efficient while also focusing on systems that moderate-income
homeowners can maintain long-term.

Affordability will be mixed, with some units restricted to households with incomes under 80% AMI
and some under 100% AMI. Each unit will have private open space in addition to common green
space. Staff have worked with the JAS team to ensure the units meet or exceed the
Homeownership Unit Standards included in the RFP. The Trust reviewed the preliminary designs in
August 2024. The units prioritize functional living space for families, including large bedrooms,
multiple bathrooms, and generous storage.

The project began under the provisions of the Affordable Housing Overlay (AHO) and completed
most of that review process prior to the adoption of the new Multi-Family Zoning Ordinance in
February 2025. The project has since shifted to an as-of-right development. To allow for
engagement and discussion that would have happened at the AHO Planning Board Design Advisory
meetings, an informational update was provided to the Planning Board on March 18", The project
received positive comments. In addition to two public meetings during the AHO process, JAS also
held walk-in hours on April 2" for the community to learn more about the project and provide
feedback.
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The total development budget is $8,352,000, or $835,200 per unit. The project will be funded by
condo sales in addition to the requested Trust funding. Sales proceeds are estimated at $3.6MM or
an average of $360,000 per unit. Unit prices will differ based on unit size and maximum income
limit and will finalized to be affordable as targeted based on market conditions prior to completion.
Hard costs are budgeted at $447 per square foot and soft costs are budgeted at approximately
$126,200 per unit. Some budgeted costs that will be paid from sales proceeds and are not included

in this funding request.

Uses Amount Per Unit

Hard Costs $ 6,285,000 S 628,500
A&E S 685,000 $ 68,500
Other Soft Costs S 577,336 S 57,734
Reserves S 50,000 S 5,000
Fees/OH S 754,664 S 75,466
TOTAL $ 8,352,000 $ 835,200
Permanent Sources Amount Per Unit
CAHT (Predevelopment) | $ 300,000 $ 30,000
CAHT Permanent $ 4,452,000 S 445,200
Unit Sales $ 3,600,000 $ 360,000
TOTAL $ 8,352,000 $ 835,200

JAS is requesting that the Trust provide both permanent and construction financing. Previous
homeownership projects have used Trust funding for construction to save on interest and other
financing costs. The estimated savings for this project are $15,000 per unit in borrowing costs. The
construction period is short. Single-source financing will enable the project to move to construction
more quickly.

The total request is for an additional $7,434,000 in Trust funding, with an estimated $4,452,000 in
permanent funding and $2,982,000 in construction financing. The construction financing will be
repaid from unit sales. Actual sales prices will be set close to project completion, so the final split
between permanent and construction sources may vary. Factors influencing the sales prices are the
income limits; interest rates; and the condominium budget; final sales prices may vary somewhat
from current estimates based on factors noted above. We recommend structuring the financing as
one loan with the requirement that the Trust be repaid with all unit sales proceeds remaining after
payment of JAS’s developer fee.

JAS is targeting a September closing, including the transfer of the property from the Trust. They
estimate an October construction start and completion in Fall 2026. We anticipate that the Housing
Department will manage the marketing and buyer selection.
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RECOMMENDATION:

We recommend that the Trust approve JAS’s request for up to $7,434,000 in permanent and
construction funding, with an estimated $4,752,000 in permanent funding and $2,982,000 repaid
from sales proceeds, and the conversion of the existing $300,000 predevelopment loan to
permanent funding. This project will transform the long-vacant lot at 35 Cherry Street into
attractive, sustainable, and permanently affordable homes for ten low- and moderate-income
families.

As a condition of loan closing, the Borrower shall complete the following requirements, satisfactory
to Lender in its sole discretion:

1. Final development and operating budgets;

Construction plans and specifications;

3. Submission of final construction bid and trade items from general contractor along with
construction contract Borrower has entered into with contractor;

4. Zoning approval and permitting necessary to complete the project;

Buyer selection and marketing plan, satisfactory to the Lender in its sole discretion;

6. Standard Trust terms and conditions, including:

e All affordable units shall be subject to the Trust’s Affordable Housing Covenant (AHC) for
homeownership to be signed at loan closing, including the requirement for permanent
affordability; the term of the Trust AHC shall be at least ninety-nine (99) years from the
date of the sale of the affordable units to the first eligible homeowner;

e All units shall be restricted to households earning a maximum of either 80% or 100% AMI,
as defined in the AHC;

e The loan shall be secured as a first mortgage loan of up to $7,734,000;

e The loan shall have an interest rate of 0%, or such other rate approved by Housing Staff;

e Loan shall be subject to a penalty rate of 8% compounding; applicable upon violation of
the AHC prior to the sale of the final unit;

e Upon completion of the project, the loan shall be partially repaid from all sales proceeds
remaining after payment of both seller’s reasonable closing costs and the per-unit share
of the developer fee outstanding at the time of the unit is sold;

e Upon sale of a unit approved by the Lender, the per-unit share of the remaining unpaid
principal and interest will be forgiven and the loan partially released for that unit;

e Loan shall be non-recourse; and,

e Any reductions in project costs or increases in non-Trust funding sources shall be used to
reduce the amount of the Trust commitment.

N

o

During the construction period, the Borrower shall comply with the following requirements:

¢ Notify Lender’s Construction Manager of all construction meetings and copy on meeting
minutes;
e Copy Lender on all change orders; and,
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e Submit requisitions in form acceptable to Lender.
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