CITV OF Housing
CAM BRIDGE Department

MEMORANDUM

To: Cambridge Affordable Housing Trust

From: Cassie Arnaud, Senior Manager of Housing Development
Christine Yu, Associate Housing Development Planner

Date: November 13, 2025

Re: Corcoran Park - Construction Funding Request

The Cambridge Housing Authority (CHA) is requesting up to $14,405,000 ($215,000 per unit) in
Trust funds to assist with the first phase of a comprehensive redevelopment of Corcoran Park. This
first phase will involve the construction of 67 new affordable rental units to replace the 29 current
units in the northern part of the Corcoran Park.

BACKGROUND:

Corcoran Park is a 153-unit former public housing development located on an 8-acre site in the
Strawberry Hills neighborhood. Built in 1951, Corcoran Park consists of 24 townhouse-style
buildings, as well as an 8-unit building, a maintenance garage, and a community building. The
property was converted from public housing in 2017 and granted 153 rental vouchers which are
time-limited and could expire if the CHA is not able to begin construction and project-base the
vouchers by the end of 2026. The CHA has received approval from HUD for the conversion due to
the deteriorated condition of the Corcoran Park site and structures.

Cocoran Park was built on a former drainage pond, which has resulted in significant drainage and
flooding issues on the site, particularly in the last few years. Additionally, the buildings themselves
are outdated and in need of significant work including all new systems, interior and exterior work,
as well as accessibility and fire protection upgrades. Due to the severity of the issues, it was
determined that rehabilitation was not a feasible option due to the deteriorated conditions.

The CHA has spent the last several years developing a plan to modernize the entire Corcoran Park
development. Following a series of meetings with Corcoran residents and neighbors last year, the
CHA began the process to advance a plan to replace the existing 153 units with a newly developed
modernized Corcoran Park consisting of approximately 290 units under the provisions of the
Affordable Housing Overlay (AHO).

They held their first AHO community meeting in February 2025 and had been planning to host a
second AHO community meeting later in the year, but decided to pause that process when they
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learned that the City’s new Long-Term Flood Elevations (LTFE) projections impacted the bulk of
the Corcoran Park campus. Because of this, the CHA has decided to move forward in two phases,
beginning with the development of the northern edge of the site, which sits higher than the rest of
the site and is less impacted by the City’s updated flood projections. This will allow CHA to move
forward and allow construction to begin next year to avoid risking the loss of the TPVs. After years
of planning and engaging with the community, the CHA is ready to begin the first phase of the
modernization of Corcoran Park.

The proposed plan for the first phase is to demolish four existing buildings containing 29 units and
construct two new buildings containing a total of 67 units, increasing the unit count by 38 new
units. They are proposing that the first building will be five-stories with 46 units (17 one bedrooms
and 29 two bedrooms), and the second building will contain 21 units in a three-story building (6
two bedrooms and 15 three bedrooms). There will be five accessible units ranging from one to
three bedrooms across both buildings. Below is a breakdown of the current and proposed unit
mixes:

Current Proposed
Unit # of % of # of % of
Mix Units Total Units Total

1BR 0 0% 17 25%
2BR 22 76% 35 52%
3 BR 6 21% 15 22%
4 BR 0 0% 0 0%
5BR 1 3% 0 0%

Total 29 100% 67 100%

All units will be supported with project-based vouchers, ensuring deep affordability and stabilized
operating resources.

The plans for the first phase were influenced by current Corcoran residents who favored more
parking over increased open-space and preferred buildings at or below four stories. The current
plans for the new buildings include a common laundry room, community space, and a bike
storage room. Outdoor planned amenities include a small play area, a community patio with
seating, and a barbeque area with charcoal grills and a picnic table. The projectis expected to
meet Passive House and Enterprise Green Communities standards. The CHA hosted an AHO
community meeting on February 13, 2025 and October 9, 2025 and is preparing to begin the AHO
advisory design review process with the Planning Board.

PROPOSED BUDGET AND FUNDING REQUEST:

The total development cost (TDC) for the first phase of Corcoran Park is estimated at $64.9 million
or approximately $968,000 per unit. Hard costs, including contingency, are budgeted at $561 per
square foot. Soft costs are estimated at $202,000 per unit. Cost estimates will be further refined
as designs are finalized. CHA’s request for $14,405,000 in Trust funding is $215,000 per unit. In
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addition to the requested Trust funding, the project is expected to be funded with approximately
$15.2 million in permanent debt, $28 million in federal 4% tax credit equity, $1.9 million in state
low-income housing tax credit, $3.8 million in other state soft funding, $634,713 in deferred
developer fee, and $942,382 in CHA funding.

The following table provides a summary of the CHA’s development budget:

Corcoran Park — Phase | | Total Uses Per Unit

TDC 64,859,853 | 968,058
Acquisition* 339,618 5,069

Hard Costs 46,229,597 | 689,994

Soft Costs 13,505,405 | 201,573
Reserves 553,812 8,266
Fees/OH 4,231,422 63,156

*Acquisition figure reflects construction period ground lease payments

Corcoran Park — Phase | UeiEL Per Unit
Sources

City/CAHT 14,405,000 | 215,000

Debt 15,191,474 226,738
EOHLC/State Soft 3,800,000 56,716

Tax Credit Equity 29,884,284 | 446,034
Def Fee/Eq 634,713 9,473
CHA Program Loan 942,382 14,065

NEXT STEPS:

Housing and CDD staff are now working with CHA as they are preparing for their first of two
required advisory design review with the Planning Board. CHA has also been holding regular
meetings with their residents on the project’s design.

Current residents will be relocated during construction and will be allowed to return to new units if
they choose. The CHA has Relocation Coordinators who will be working with households to
explain their options and to provide support.

The CHA is also working to meet HUD deadlines in order to retain the vouchers that have been
committed to this project. The CHA is hoping to have all needed permitting and financing secured
in time to begin construction in December 2026.

RECOMMENDATION:

The physical conditions at Corcoran Park have necessitated the need to demolish the existing
structures and build new housing in order to ensure its long-term viability. The redevelopment of
Cocoran Park will enable the CHA to replace the existing, deteriorating units with a large number
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of new high-quality affordable housing rental units in an area of the city where there is not already
a lot of affordable housing.

In preparing this request and recommendation, staff reviewed the CHA’s request with Raffi
Freeman, Susan Schlesinger, Alyson Stein, and Jim Stockard, who agreed with our
recommendation to bring this request to the Trust and recommend approval.

Housing staff recommend that the Trust approve CHA’s request for up to $14,405,000 in Trust
funding, as described in more detail above, to support the construction of the first phase of
Corcoran Park. The funding should be made contingent on standard Trust terms and conditions
including, but not limited to, the following:

Final development and operating budgets;

Environmental assessment and/or remediation plan;

Construction plans and specifications;

Submission of final construction bid and trade items from general contractor along with

construction contract Borrower has entered into with contractor;

Zoning approval and permitting necessary to project;

Firm written commitments from all funding sources, sufficient to complete transaction;

7. Tenant selection and marketing plan, which shall be consistent with the City’s marketing
preferences including but not limited to maximum preferences for Cambridge residents;

8. The Trust’s review and consideration of Planning Board final AHO advisory design review
report and any responses from CHA pursuant to the advisory design review;

9. Agreement to enterinto a Loan and Security Agreement and Mortgage at loan closing which
shall allow for the Trust to compel the sale of this site if sufficient progress is not being
made and, as applicable, shall include provisions for the Trust to capture market
appreciation;

10. Standard Trust terms and conditions, including:

e All affordable units shall be subject to the Trust’s affordable housing covenant to be
signed at loan closing including the requirement for permanent affordability; the
term of the Trust AHC shall be fifty (50) years or one year longer than the longest
restriction on the property;

e Allunits shall be restricted to households earning at or below 80% AMI, as defined in
the affordable housing restriction;

e The loan shall be secured as a second mortgage loan of up to $14,405,000,
subordinate only to private first mortgage financing;

e The loan shall have an interest rate of 3% compounding, or such other rate approved
by Housing Staff, and a term of 50 years;

e Loanshall be subject to a penalty rate of 8% compounding; applicable upon
violation of the affordability restriction;

e Allprincipal and accrued interest shall be due and payable at the end of the term;
however, the repayment date may be extended for an additional term upon approval
by the Trust and extension of the affordability period;
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e The loan shall provide for repayment of principal and interest from 50% of net cash
flow from the development, or through other means, or other terms acceptable to
Housing Staff;

e Loan shall be non-recourse; and,
e Anyreductions in project costs orincreases in non-Trust funding sources shall be
used to reduce the amount of the Trust commitment.

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 CopyLenderon all change orders;

e Copy Lender on all funding requisitions to other sources; and,

e Submitrequisitions in form acceptable to Lender.

Following lease-up, the Borrower shall comply with the following requirements:

e Provide demographic information on the race and ethnicity of applicants at initial
marketing, initial lease up, initial occupancy, and on waitlists and ongoing occupancy over
time, as requested and in a form acceptable to the Lender; such reporting requirements
will be included in the tenant selection plan documentation approved by Staff at or prior to
Loan closing; and,

e Provide data on the project’s operating costs, upon request, in format acceptable to
Housing Staff.
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