CITY OF CAMBRIDGE

. Christopher Cotter
Housing Department

Director of Housing

Affordable Housing Trust

June 26, 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. 35 Cherry Street: request from Just A Start for $7,434,000 to assist with the construction
of 10 affordable homeownership units;

4. 12-14 Laurel Street: request from Just A Start for $125,000 in predevelopment funding to
create 4 new affordable homeownership units;

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
MEETING MINUTES
May 22, 2025 at 4:00 p.m.
Conducted via Zoom and in person (City Hall, Ackermann Room)

Trustees Present in Person: Teresa Cardosi, Raffi Freeman, Jim Stockard

Trustees Present via Zoom: Krissandra Robinson, Alyson Stein, Elaine Thorne

Trustees Absent: Yi-An Huang, Elaine DeRosa, Susan Schlesinger

Staff Present: Chris Cotter, Housing Director; Anna Dolmatch, Senior Manager for

Homeownership; Cassie Arnaud, Senior Manager for Housing Development;
Janet Haines, Housing Planner; Christine Yu, Associate Housing
Development Planner; Antonia Finley, Homebuyer Coordinator

Others Present: City Councilor Catherine Zusy, James Williamson, Lee Farris, Jessica
Burdin, Jean Hannon

The meeting was called to order at 4:01 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

Prior to the acceptance of the meeting minutes of May 6, 2025, Mr. Stockard suggested making an edit
in the Housing Department Update to clarify that one of the two newly approved positions will be
managing the investment of Trust resources.

Upon a motion moved, seconded, and approved by roll call of five in favor and four absent (Chair Huang,
Ms. DeRosa, Ms. Robinson, and Ms. Schlesinger), it was voted to approve the amended minutes for the
meeting of May 6, 2025.

HOUSING DEPARTMENT UPDATE

HomeBridge Program: There are currently 12 active buyers in this program looking for a home. There
are 8 units under agreement.

Resale Program: There are 7 units in the process of being sold.
Mr. Stockard asked if people tend to apply to both the Resale Program and the HomeBridge program at

the same time, to which Ms. Dolmatch responded that people do. However, there is currently more
demand for HomeBridge than the Resale Program.



52 New Street: The marketing process for its 106-unit affordable development at 52 New Street in
Cambridge has begun. Applications will be available beginning July 1 with a lottery to be held in
September. Construction is expected to wrap up in December 2025.

Jefferson Park Federal: Staff are beginning discussions with the Cambridge Housing Authority (CHA)
about the financing closing of phase 2 of Jefferson Park Federal.

4 Mellen/1627 Massachusetts Avenue: On May 16", Homeowner’s Rehab. Inc, (HRI) has closed on all
the financing needed for their 4 Mellen Street development (formerly known as 1627 Massachusetts
Avenue) after many months of preparation. Construction is expected to begin soon, with an anticipated
completion date by the end of 2026.

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

Corcoran Park: The CHA is hosting their second AHO community meeting for this project on June 18,

2072 Massachusetts Avenue: Capstone is hosting their second AHO community meeting for this project
on May 29,

116 Norfolk Street: The CHA is hosting a ribbon cutting event on June 12" to celebrate the completion
of this project. The site is fully occupied.

The Print Shop: Staff are continuing to monitor the status of this project. The owners of the property
have decided to delay the roof replacement until the fall and are looking at HVAC replacement first,
which is not part of the Trust-funded project scope.

OTHER UPDATES

Incentive Zoning: The Trust received $1.6 million from the New England Development. This brings the
total incentive funding received this year to $17 million.

NEW BUSINESS

Recapitalization Funding Request for HomeBridge Program

Mr. Cotter presented a funding request for $4,000,000 to recapitalize the HomeBridge program.
Demand for HomeBridge continues to be higher than at any time in program history. 12 units have
closed this fiscal year, with another 8 under agreement. There are more than 20 applications waiting for
review. This funding would support HomeBridge buyers earning between 100% and 120% AMI and is
expected to fund an estimated nine to ten additional buyers. Ms. Dolmatch commended Ms. Finley’s
hard work in helping create these affordable units.

In response to a question about how many affordable homeownership units the City has in its stock, Ms.
Dolmatch responded that the City has approximately 580 homeownership units including HomeBridge
and all-affordable developments funded by the Trust and units created through Inclusionary.



Staff and Trustees discussed the importance of keeping HomeBridge funding available for both the
households earning between 60% and 100% AMI and another pot of funding for those making between
100% and 120% AMI. HomeBridge provides an affordable purchase option for middle-income buyers
who are being increasingly priced out of homeownership opportunities anywhere in Greater Boston.

In response to a question regarding what future funding requests may look like, Ms. Finley answered
that it depends on the demand of the size of units. Three-bedroom units will cost more than one-
bedroom units, so the funds will be used more quickly if more families are buying larger units. It also
depends on how much assistance each household needs. In response to a question regarding whether
activity has been ramping up during the spring, Ms. Finley responded that demand has been consistent,
but spring usually is the busiest and most competitive.

Upon a motion moved, seconded, and approved by roll call of six in favor and three absent (Chair Huang,
Ms. DeRosa, and Ms. Schlesinger), it was:

VOTED: to approve the request for $4,000,000 to recapitalize the HomeBridge Program, as detailed in
the memo provided.

Update on Tenant Selection Plans (TSPs)

Mr. Cotter announced that the City has reached agreement with the Executive Office of Housing and
Livable Communities (EOHLC), and other state lenders, on a standardized approach to tenant selection
which will allow us to retain our local preference policies for new state-funded affordable rental
housing. The terms of this agreement are memorialized in a memorandum of understanding (MOU)
recently signed by all parties.

The City and Trust have had a longstanding policy of including a preference for Cambridge residents,
Cambridge employees, and family-sized households when filling available affordable units. In recent
years, the state has pushed to limit the local preference policy, which has added complexity and
challenges to closing on funding for new affordable housing developments in Cambridge. Staff shared
data with EOHLC that the City’s local preference does not have a negative impact on diversity in
Cambridge. EOHLC also has concerns about the long-term effects of local preference policies on
diversity, which has led to the creation of this MOU.

The MOU describes the pilot, which allows Cambridge to retain the maximum EOHLC allowed 70% local
preference at initial lease-up and for that preferences to continue as units turnover for at least five
years, until 2030, at which time the pilot will be reviewed and can be extended. The MOU will only apply
to new and recently completed affordable rental housing.

Staff will work with affordable housing providers to amend existing tenant selection plans to incorporate
the MOU requirements and to collect data of applicants and residents selected for affordable units in
developments covered by the MOU.

Staff also recommended that the Trust authorize staff to update the local preferences for tenant
selection plans for Trust-funded rental properties to align more closely with criteria used in the



Inclusionary Housing Program (IHP) by removing the additional preference for children under 6 (while
keeping the families with children under 18 preference) and using IHP definitions of “Cambridge
resident” and “Cambridge-based worker”.

In response to a question regarding when the Cambridge residency preference applies, Ms. Arnaud
answered that it would apply to current residents at the time of application. Mr. Freeman asked if the
City could have a policy that has a one- or two-year lookback for households who were forced to move
out of their Cambridge homes but wanted to come back. Mr. Cotter answered that it would be difficult
for the housing developers to implement.

In response to a question regarding whether these preferences apply to CHA units, Ms. Arnaud replied
that staff would work with the CHA on the selection processes, even though the City’s and the CHA’s
preferences are almost the same, there are some differences. She explained that these definitions are to
be generally applied, so staff will look at situations on a case-by-case basis as needed.

Staff and Trustees discussed the definition of “family”. Mr. Cotter added that the definition was
modified so that it could be applied more generally. He also explained that the children under six years
old preference goes back to the concerns about lead paint and the drop in school enroliment. Mr.
Stockard added that the City is different than it was before, and that programs should change to reflect
current values, such as this definition change.

Upon a motion moved, seconded, and approved by roll call of six in favor and three absent (Chair Huang,
Ms. DeRosa, and Ms. Schlesinger), it was:

VOTED: to approve the general definitions to be used for Trust-funded resident selection, with
additional and/or specific details to be determined by staff during implementation, as detailed in the
memo provided.

ADJOURNMENT

Upon a motion moved, seconded, and approved by roll call of six in favor and three absent (Chair Huang,
Ms. DeRosa, and Ms. Schlesinger), it was voted to adjourn the meeting.

The meeting adjourned at 4:48 p.m.

The next meeting is scheduled for June 26, 2025 at 4:00 p.m.

Meeting Materials:

e Agenda

e Minutes from the Trust’s May 6, 2025 meeting

e Project Update

e HomeBridge Recapitalization 100-120 AMI Request 5.22.2025
e Memo re EOHLC MOU and Tenant Selection 5.22.2025



Cambridge Affordable Housing Trust
June 26, 2025

Status of Active Commitments

) A Rental ) ) Trust Loan Amount
Active Projects Sponsor R Ownership Units Status Total Cost . . Trust Approval Date
Units Commitment Per Unit
currently 112 scattered site units purchased by first time buyers to-date. Trust 1-br: 50% sale . )
. A ) ) . several, including most recent:
HomeBridge program CDD approved 6 approved expanded subsidy share in August 2023. Seven units closed since N/A $34,200,000 2-br: 60% sale November 2024
buyers: last meeting; one under agreement. 3-br: 65% sale
Homeownership Resale oD afrrentl'y 23 Re-purchase, re'zhab a‘nd re-sale of affordable homeownership units to new N/A $10,000,000 December 2011
Program active units: homebuyers. Five units under agreement for sale to new owner.
Trust and City hosted public meeting in 2017 to hear from the community
Vail Court (139 Bishop T8D T8D T8D on a_ffordable housing'needs_and ideas for the redevelopment of Vail Court. 8D T8D T8D N/A
Allen) Additonal public meetings will be scheduled but are currently on hold
pending the legal action taken by former owner.
Capstone/Hope purchased site in April 2018 and initially sought a
comprehensive permit for an affordable housing development but withdrew
thei t at th t 2021 BZA h ing; th i ited t
2072 Mass. Ave. Capstone Hope | TBD 8D eir request at the September 2021 caring; they remain commited to 8D $5,071,000 TBD February 2018 and June 2021
creating affordable housing at this site and are proceeding under the AHO.
AHO community meetings held on 10/9/24, 10/30/24 (repeat of first
meeting), and 5/29/25.
JAS purchased the site in early 2020 and completed the AHO process in
ly 2022. Construction b in D ber 202 d is still und A t 2019, 2021, and
52 New Street IAS 106 early 20 ons r_uc ion ega.n in Decem er_ 0 3?”_ is sti u'n erwz_ay S 90,359,816 $18,025,390 170,051 October 2019, June 2021, an
began the marketing process in May 2025 with additional sessions this January 2022
summer ahead of a September lottery and early 2026 occupancy.
In March 2021, the Trust approved funding to create 15 affordable
homewnership units at this JAS-ownded site. JAS began a community
process with the intention of seeking a comprehensive permit for the
Broadway Park (240 IAS 8D homeownersf_ﬂp plan but put the p_roject_ on p_ause _and is now p!anning to 8D $3,600,000 #DIV/0! March 2021
Broadway) 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 and has applied for state funds for the scattered-site Broadway
Park/Brookline St development.
Jefferson Park Federal In September 2021, the Trust approved funding to assist with the
(45-60; 61-75; 77-92; 93| comprehensive modernization of Jefferson Park Federal. The CHA
108; Jackson Circle; 1; 21 CHA 278 completed the AHO process in early 2022 and began construction of Phase $309,675,326 $43,611,615 $156,876 September 2021
19, 21-42; 109-124; 1in early 2024, after a late 2023 'dry closing'. The CHA is currently preparing
1000 Jackson Place) for the construction closing of Phase 2, to begin later this summer.
In January 2022, the Trust approved funding for the purchase of this
property from Lesley University to create affordable housing. The Trust
4 Mellen / 1627 Mass. approved additional predevelopment funding in August 2022. HRI acquired Janaury 2022, August 2022, and
HRI 29 33,034,091 10,425,000 359,483
Ave. the site in August 2022 and completed the AHO process in late 2023. State s > s January 2024
funding approved June 2024. HRI closed on construction on 5/16/25.
Groundbreaking held on 6/17/25.
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
indivdual ing b d h | . CHA leted the AHO i
116 Norfolk Street CHA 62 indivduals moving beyond homelessess. LHA completed the AR process In $41,830,167 $10,161,150 $163,890 August 2022

late 2022 and closed on funding in December 2022; construction completed
early 2025; property is now fully occupied, with supportive services in
place. CHA held ribbon cutting ceremony 6/12/25.




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. Final design work underway.

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 closed on construction on 6/16/25.

$44,050,313

$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
Communities
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. Increase of
Trust funds request approved 3/28/24. Neville closed on the refinancing of
their existing mortgage and Trust funding in February 2025. The initial capital
repairs underway include the replacement of the roof and the replacement of
immediate building system components, including two HVAC chillers. The
chillers are installed, and the roof is approximately 75% complete.

$5,670,500

$5,670,500

$79,866

May 2023 and March 2024

14.

28-30 Wendell Street

HRI

TBD

HRI purchased 30 Wendell Street from Lesley University on 11/30/23 and
purchased 28 Wendell from Lesley on 6/7/24. An inital AHO meeting for the
30 Wendell site was held 2/14/24. HRI restarted the process with AHO
community meetings for the combined sites held 6/20/24, 11/14/24, and
3/6/25. HRI is now preparing for the first Planning Board advisory design
review.

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 completed
the AHO process on 6/18/24. State funding awarded in February 2025.

TBD

$18,169,120

$165,174

August 2023 and March 2024

16.

Print Shop
Condominiums

Print Shop
Condominiums

24

In October 2023, the Trust approved up to $3,000,000 approved to assist
this all-affordable condominium building with building envelope repairs
starting with the reaplcement of the roof. First phase of loan (up to
$820,000) closed 11/21/24 for roof work. Bids received on the roof April
2025; work to be scheduled. Full CNA to be completed.

TBD

$3,000,000

TBD

October 2023

17.

102 Sherman
St/Walden Square
Apartments Il

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

June 2024

18.

Rindge Commons South

JAS

77

JAS will be 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

20.

1, 3, 5 Frost Street &
20, 22, 28 Roseland
Street/ Frost Terrace Il

Capstone Hope
Zahler

TBD

Trust approved funding for the development team behind Frost Terrace |
Apartments to purchase six sites in Porter Square to develop a second
affordable housing development, Frost Terrace |l Apartments, as well as
some predevelopment funding. Properties were acquired 12/13/24.

TBD

$19,839,500

TBD

September 2024

950

Total Units




Cambridge Affordable Housing Trust

Status of Affordable Housing Overlay (AHO) Developments

- Rental Ownershi
AHO Development Developer AHO Status & Activity R . P Development Status
Units Units
AHO Community meetings held on 2/25/21,3/25/21, and 4/15/21. Planning Board design consultation
1 52 New Street Just-A-Start Corporation held orT 10/26/21 and 1/4/22. Design Cf)nsultatlon completed January 2022; FII;13| Planning Board 106 Design Consultation Complete;
report issued 1/20/22 and was transmitted to the Trust on 1/27/22. Construction underway. see above
Marketing for units began Spring 2025 with initial occupancy scheduled for end of 2026.
Jefferson Park Federal (45-60; 61-75; 77-92; 93- AHO Community meetings held on 3/2/21, 4/1/21, and 10/19/21. Planning Board design consulation Design G tation G lete:
2. 108; Jackson Circle; 1; 2-19, 21-42; 109-124; Cambridge Housing Authority held 11/9/21 and 2/15/22. Final Planning Board report issued 3/9/22 transmitted to the Trust on 278 e5|gkr: onsultation tomplete;
1000 Jackson Place 3/24/22. Construction of Phase 1 underway; construction closing of Phase 2 scheduled for July 2025. 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 based on . X
X . . . . Design Consultation Complete;
3. Walden Square Il (102 Sherman Street) WinnDevelopment Companies community comments. Community meetings held 2/23/22, 8/29/23 (rescheduled from 8/1/23) and 95 b
9/14/23. Planning Board advisory design meetings held 3/12/24 and 7/2/24. Final Planning Board see above
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
4. 49 6th Street POAH & Urban Spaces consultation rﬁeetmg held 4/5/22. Secon'd design consultation meeting was held on 6/28/22; Plan.mng 6 Design Consultation Complete;
Board report issued 7/14/22 and transmitted to the Trust on 8/4/2022. POAH closed on construction see above
on 6/16/25.
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
. 116 Norfolk Street Cambridge Housing Authorit:
5 8 € v held 9/13/22. Planning Board report issued on 10/28/22 and transmitted to the Trust on 11/17/22. 62 Complete
Construction complete; property fully occupied.
First AHO community meeting held 9/15/22. Second community held 3/15/23. First advisory design
6. 1627 Mass. Ave./4 Mellen Homeowner's Rehab Inc consu.ltatlon with Planr.ung Board held 7/18/23, sec_ond design consultation held 12/5/23. Flni-i| 29 Design Consultation Complete;
Planning Board report issued 12/20/23 and transmitted to the Trust on 1/25/2024. Construction see above
closing closed on 5/16/25. Construction underway.
AHO community meetings held 10/4/23 and 11/10/23. First Planning Board advisory design meeting . .
o . . ; . . Design Consultation Complete;
7. 87-101 Blanchard Road B'nai Brith Housing held 1/23/24 and 6/4/24. Final Planning Board report issued 6/18/24 and transmitted to the Trust on 110
see above
6/27/2024.
First AHO community meeting held 2/14/24. HRI restarted the AHO community meeting to include 28 i .
. B . . 5 AHO community meetings
8. 28-30 Wendell Street Homeowner's Rehab Inc Wendell Street. AHO community meetings for combined sites held 6/20/24, 11/14/24, and 3/6/25. TBD d
Preparing for Planning Board advisory design review. underway.
) AHO community meetings held 5/15/24, 6/26/24, and 8/21/24. Project no longer AHO and is Project no longer AHO and s
N/A 35 Cherry Street Just-A-Start Corporation . R . X . 10 proceeding under new multi-
proceeding under new multi-family zoning as of right. X : -
family zoning as of right.
. . . . . AHO community meetings
] 37 Brookline Street Just-A-Start Corporation AH(? communlty meetings held 7/24/24 and 9/11/24. JAS preparing for Planning Board AHO advisory 13 complete; design consultation
design review. )
process in progress.
10. 2072 Massachusetts Avenue Capstone Communities AHO community meetings held on 10/9/24, 10/30/24 (repeat of first meeting), and 5/29/25. TBD AH: community meetings
underway.
11. Corcoran Park Cambridge Housing Authority First AHO community meeting held on 2/13/25. TBD AHO community meetings
underway.
Cambridge Redevel t i i
12. 71 Cherry Street ambridge Redevelopmen First AHO Community meeting held on 2/19/25. TBD AHO community meetings

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
. " S
1. 55 Wheeler Street Toll Brothers Covenant recorded 3/12/21. Building permit issued 3/16/21. Finishing tenant selection. 99 ReV|§ed ordinance at 20% sf
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 CovenAant recorded 1/6/20. Building permit issued 12/9/21. Under Construction. Preparing for tenant ; Revisjed ordinance at 15% sf
selection. requirement
09 .
4. 121 Broadway Boston Properties (BXP) Covenant recorded 12/28/23. Building permit issued 3/21/24. Under construction. 102 MXD zolnlng 20% Inclusionary
+ 5% Middle-Income
A " "
5. 8 Winter Street DND Homes Covenant recorded 7/18/2024. Building permit issued. New ownership; updated plans under review. 3 Revnsled ordltnance at 20% of
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
1. 75 First Street Urban Spaces 90

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 S 20.31
2. 40 Thorndike Street (Sullivan Court House) $8,670,705 S 20.31
additional contribution
3. 40 Thorndike Street (Sullivan Court House) $4,500,000 n/a pursuant to leasing spaces in
City garage
4. 201 Amherst Street (MIT Music Building) $75,594 S 20.31
5. 20 Cambridgeside $1,615,234 S 20.31
$17,655,619 Total FY2025
Current Incentive Zoning Housing Contribution Rate pursuant to Section 11.202 (b): $36.36 / per square foot last update: 5/2/2025




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.

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



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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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: 12-14 Laurel Street Predevelopment Funding Request

Just A Start (JAS) is requesting up to $125,000 in predevelopment funding to assist with the
proposed development of four affordable homeownership units at 12-14 Laurel Street.

Located in Cambridgeport, the site currently has a 2.5-story duplex operated as low-cost
communal housing. There are seven current residents. The building is owned by a non-profit
created solely to operate the building. The long-term owners approached JAS to transfer the
building for redevelopment as affordable housing.

In January 2024, JAS sighed a Memorandum of Understanding (MOU) with the owners to
purchase the site for $1, as long as JAS can get financing for the development. Another
condition is rehousing one elderly resident when the new building is complete. Other residents
will be provided with relocation assistance as required. Income-eligible residents have been
connected to other affordable housing options. JAS expects all residents to be relocated by the
end of 2025.

Through a competitive process, JAS selected Boehm Architects to complete preliminary
designs. The principalis an abutter to the site. The building, which dates from 1840, is not
feasible for renovation. JAS proposes demolishing the existing building and replacing it with a
building with a similar facade design along Laurel Street and expanded space to the side and
rear of the original footprint. The Cambridge Historical Commission (CHC) has reviewed the
conceptual plan and confirmed that they will not oppose demolition or put any conditions on
the project.

The proposed design creates family-sized units with separate entrances and private outdoor
space. There will be four spacious units consisting of three 3-bedrooms and one 1-bedroom
unit. The one-bedroom unit will be reserved for the current elderly tenant to return. All units will
be restricted to households at or below 80% AMI. The homes will be designed to meet the
Housing Division’s Homeownership Unit Livability Standards.

The project will proceed as-of-right under the Multi-Family Zoning (MFZ). Housing staff have
reviewed the initial plans and are satisfied with the preliminary design. Staff will continue
working with JAS as designs progress.

FUNDING REQUEST:



JAS is requesting a commitment of $125,000 in Trust funding to support predevelopment work.
They have already invested $25,000 of their own funds and secured a $15,000 loan from CEDAC
for predevelopment activities. Preliminary design and environment testing are underway. The
completed Phase | environmental report showed no issues. The anticipated predevelopment
budget uses are:

Category Cost

A&E $ 52,000
Survey/Civil and Permits | $ 10,000
Environmental $ 3,000
Legal $ 22,500
Title and Recording $ 2,500
Relocation $ 35,000
TOTAL $125,000

JAS anticipates a future Trust request for permanent and construction financing. The estimated
permanent Trust request is around $2.2MM. In addition to sales proceeds, other expected
sources include a construction loan from East Cambridge Savings Bank. JAS has received a
$210,000 award from the Federal Home Loan Bank of Boston’s Affordable Housing Program
(AHP). They are also working with the Cambridge Redevelopment Authority (CRA) to explore
potentially receiving $300,000 for the project. Staff are reviewing the terms and conditions of
the FHLBB and CRA funding sources to determine compatibility with the Trust’s affordability
and buyer selection priorities.

NEXT STEPS AND PROJECT SCHEDULE:

JAS will complete designs and final budget. They plan to host at least one community meeting in
Summer or Fall 2025. Residents of the building will relocate by January 1, 2026. JAS anticipates
construction will begin in 2026 and be complete in 2027.

RECOMMENDATION:

12-14 Laurel Street is a unique opportunity to work with community members who want to
donate a site to create new affordable housing. Located between Central Square and the
Charles River, the site is close to transit, amenities, and open space. The proposed project will
create three large family homeownership units and an adaptable one-bedroom.

JAS has invested their own equity as well as taken a CEDAC loan for predevelopment work. Staff
recommend that the Trust approve JAS’s request for up to $125,000 in predevelopment funding
for 12-14 Laurel Street.

The funds should be made contingent on standard Trust terms and conditions including, but
not limited to, the following, satisfactory to Lender in its sole discretion:



e The loan shall be structured as a first mortgage loan of up to $125,000;

e Term shall be 36 months or until construction loan closing, whichever occurs sooner; it
is anticipated that some or all of the loan will be converted to permanent financing at
construction loan closing;

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

e Zoning approval and permitting necessary to project;

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

e Loanshall be non-recourse.

At or prior to loan closing, the following conditions shall be met, satisfactory to Lender in its
sole discretion:

e Staff approval of predevelopment budget;

e Evidence of site control;

e Execution of all loan documents including but not limited to the Loan Agreement;
¢ Environmental assessment and/or remediation plan.

Prior to construction closing, the conversion of any funds to permanent financing shall be
subject to additional conditions including, but not limited, to the following, satisfactory to
Lender in its sole discretion:

¢ Final design and development plan;

¢ Final budgets and operating proforma;

¢ Agreement to enterinto the City’s Affordable Housing Covenant, restricting all units
built to households earning at or below 80% of Area Median Income (or other standard
required by Trust); and,

e Final buyer selection plan.

In addition, written updates shall be provided, upon request, to the Cambridge Affordable
Housing Trust on project status including proposed desigh and development scenarios and
anticipated development timeline.



