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Affordable Housing Trust 
November 13, 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. Corcoran Park: request from the Cambridge Housing Authority (CHA) for 

$14,405,000 to assist with the development of 67 affordable rental units in the 

first phase of its comprehensive redevelopment of Corcoran Park; 

4. 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.  



 

CAMBRIDGE AFFORDABLE HOUSING TRUST 
MEETING MINUTES 

October 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, Jim Stockard 

Trustees Present via Zoom: Raffi Freeman, Susan Schlesinger, Alyson Stein, Elaine Thorne 

Trustees Absent:  Teresa Cardosi, Krissandra Robinson 

Staff Present:  Chris Cotter, Director of Housing; Cassie Arnaud, Senior Manager for 
Housing Development; Janet Haines, Housing Planner; Christine Yu, 
Associate Housing Development Planner 

Others Present:  Councilor Cathie Zusy, Catiana Jean-Pierre, James Williamson, Sue 
Reinert, Stella Saih, John Summers 

The meeting was called to order at 4:07 p.m. Mr. Cotter explained that this meeting of the 
Affordable Housing Trust is being held in a hybrid fashion pursuant to applicable requirements, and 
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 motion moved, seconded, and approved by roll call of seven in favor and two absent (Ms. 
Cardosi and Ms. Robinson), it was voted to approve the minutes for the meeting of September 25, 
2025.  

 

HOUSING DEPARTMENT UPDATE  

Resale Program: There are three Resale units under agreement.  

HomeBridge Program: There are three HomeBridge units under agreement.  

52 New Street: Construction is expected to wrap up in early 2026.  

Active Projects Under Construction: The construction at 49 Sixth Street, 4 Mellen Street, and 
Jefferson Park Federal are well underway.   

2072 Massachusetts Avenue: Capstone Communities and Hope Real Estate Enterprises 
presented their 2072 Massachusetts Avenue project to the Planning Board on October 7th. This was 
the first of two required Planning Board Advisory Design Review meetings. 



 

Corcoran Park: The Cambridge Housing Authority held their second AHO community meeting on 
the first phase of Corcoran Park on October 9th. Staff received a funding request from CHA for 
funding for this project and will bring it to the Trust at an upcoming meeting.  

Print Shop: The replacement of the roof is nearing completion. Staff are expecting to son have the 
report on the building envelope and are still waiting for the capital needs assessment, which is 
expected to be completed in the fall.  

 

OTHER UPDATES 

Zoning Changes to Massachusetts Avenue and Cambridge Street Corridors: The Planning 
Board held a meeting on October 21st about the zoning amendments. Two Ordinance meetings on 
the same amendments are scheduled for October 30th and November 13th.  

 

NEW BUSINESS 

37 Brookline Street/Broadway Park Project Update and Loan Term Request 

Mr. Cotter presented a request to the Trust to authorize Just A Start (JAS) to use its remaining 
predevelopment funds from 37 Brookline Street for 240 Broadway (Broadway Park). In April 2023, 
the Trust approved up to $1,700,000 for the acquisition of 37 Brookline Street by JAS, as well as 
$364,000 in predevelopment funds for this development. JAS now plans on combining 37 Brookline 
Street and Broadway Park into one development for financing to allow for some efficiencies in 
accessing needed funding for each. JAS has already drawn on predevelopment funding for early 
development costs related to 37 Brookline Street, and would like the remaining funds to also be 
available for predevelopment work related to the combined development or work on the 240 
Broadway site.  

Mr. Cotter also updated the Trust on the status of 37 Brookline Street and Broadway Park. JAS 
began the AHO community process for Brookline Street in summer 2024 with a proposal for a four-
story 13-unit building and were preparing for the Planning Board AHO advisory design consultation 
when the February 2025 AHO amendments made that level of review no longer required for 
developments of that size and allowed for additional height in the district. In light of the new 
amendments, JAS is reviewing whether it would be advisable to update the design plan for 37 
Brookline Street to take advantage of more height that would now be permissible..  

For Broadway Park, JAS is planning on developing a six-story building with 16 units on the site. Their 
current unit mix contains majority family-sized units (2+ bedrooms). JAS is underway with the AHO 
community process and will be holding a second AHO community meeting on November 6th. They 
plan on applying for state funding in the upcoming funding round. Staff expect to bring a Trust 
funding request for construction/permanent funding for the combined sites once budgets and plan 
have been finalized.  



 

In response to a question regarding the cost of redesigning 37 Brookline Street, Ms. Arnaud 
responded that JAS has asked their architect to look into it and will share details when ready.  

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

VOTED: to authorize JAS to use 37 Brookline Street predevelopment funds for predevelopment 
work related to 240 Broadway/Broadway Park. 

 

Redevelopment of Vail Court Property (139 Bishop Allen Drive) 

In September 2016, the City Council approved the taking by eminent domain of 139 Bishop Allen 
Drive which, at the time, contained several vacant and dilapidated residential structures. The site 
was approved to be transferred to the Trust for the development of affordable housing in June 2017. 
The Council also approved funding in June 2017 for the demolition of the vacant buildings, which 
were in severe disrepair and had been deemed a safety hazard. The former owners of the Vail Court 
site took legal action to prevent the demolition of the structures and to challenge the City’s taking 
of the property. While the courts eventually allowed the City to proceed with demolition in 2018, 
other aspects of the challenge continued until a settlement was reached in August 2025. 

Staff explained that the Trust can now restart planning for the creation of affordable housing once 
they determine the best use of the site as affordable housing and selects a development team to 
build that housing. Staff reviewed the process the City and Trust had begun after the City took 
ownership of the property, took steps to move forward with developing affordable housing, and 
approved the transfer of the property to the Trust for that.  Staff reviewed the process the Trust had 
begun with the community to gather ideas on affordable housing needs and ideas for the property.  
This process was suspended when the litigation was filed.  Staff opened the discussion to the Trust 
to decide what advisable next steps  would be given how  much time has passed since the Trust’s 
initial community meeting and planning process.  

In response to a question regarding whether the development of Vail Court can be combined with 
the parking lots next to it, Mr. Cotter replied that it is not possible since the parking lots are privately 
owned and not part of the planning for reuse of the Vail Court property by the City. In response to a 
question regarding whether the site has to be developed into affordable housing, Mr. Cotter replied 
that the site was transferred to the Trust for the development of affordable housing.  

Trustees and staff discussed the role of the Trust in overseeing the development of Vail Court. Staff 
informed Trustees that the property has not yet been conveyed to the Trust but that the  City 
Council has approved that step, leaving the planning for the type of affordable housing to be built 
there to the Trust. Staff reviewed the anticipated process to select a developer, which is envisioned 
to be similar to the process for the development of 35 Cherry Street, and would start off with the 
release of a Request for Proposals (RFP) or a Request for Qualifications (RFQ). The RFP/RFQ is 
based on what the Trust’s criteria are for what should be built on the property based on its best use 
as affordable housing.  



 

Trustees agreed that they need more information on what is allowed to be built on the site under 
the current zoning before they can determine what type of housing they would support. They also 
wondered about the current condition of the site and whether environmental testing was 
conducted. Trustees asked if staff could create a list of the top items that the Trustees need to 
evaluate before making a decision. Ms. Stein requested that staff examine whether a community-
based commercial space can be created on the first floor of the site given its central location.  

In regard to community engagement, staff informed the Trust about the City’s previous efforts in 
collecting feedback on what the site should be. Although it is public that the litigation is over, staff 
will also work to be sure the community is aware of the status of the site and current discussions 
about next steps. The development of the site is likely to occur under the provisions of the AHO, the 
selected development team will also follow community review steps applicable there once the 
team has been selected. 

Staff agreed to put together material responsive to the Trust’s questions and discussion for more 
discussion at an upcoming meeting. 

 

ADJOURNMENT 

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

The meeting adjourned at 4:40 p.m. 

The next meeting is scheduled for November 13, 2025 at 4:00 p.m.  

 

Meeting Materials:  

 Agenda 
 Minutes from the Trust’s September 25, 2025 meeting 
 Project Update 
 37 Brookline and Broadway Park Update and Term Change Request 10.23.2025 
 Vail Court Update Memo 10.23.2025 
 Vail Court – Community Meeting Notes 3.23.2017 
 Vail Court – City Disposition Request 6.12.2017 
 Vail Court – AHT Presentation 7.24.2017 
 Vail Court – AHT Minutes 7.27.2017 



Active Projects Sponsor
Rental
Units

Ownership 
Units 

Status Total Cost
Trust 

Commitment
 Loan Amount 

Per Unit
Trust Approval Date

1. HomeBridge program CDD
currently
approved 

buyers:  
9

116 scattered site units purchased by first time buyers to-date. Trust 
approved expanded subsidy share in August 2023.  Three units currently 
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

2.
Homeownership 
Resale Program

CDD
currently 

active 
units:

20
Re-purchase, rehab and re-sale of affordable homeownership units to 
new homebuyers. Two units under agreement with a new buyer. 

N/A $13,000,000 December 2011

3.
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 have been on hold while the litigation has been 
underway. The litigation has been settled. Planning for next steps 
underway. 

TBD TBD TBD N/A

4. 2072 Mass. Ave. Capstone Hope 73

Capstone/Hope purchased site in April 2018 and initially sought a 
comprehensive permit for an affordable housing development but 
withdrew their request at the September 2021 BZA hearing; they remain 
commited to 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. First Planning Board Design 
Advisory Consultation held on 10/7/25. 

TBD $5,071,000 TBD February 2018 and June 2021

5. 52 New Street JAS 106

JAS purchased the site in early 2020 and completed the AHO process in 
early 2022. Construction began in December 2023 and is underway. JAS 
received more than 2,000 applications and is in the process of selecting 
residents. 

$90,359,816 $18,025,390 $170,051
October 2019, June 2021, and 

January 2022

6.
Broadway Park (240 
Broadway)

JAS 16

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 
homeownership plan but put the project on pause and is now planning 
to develop the site as rental housing in conjunction with 37 Brookline 
Street. JAS has applied for state funds for the scattered-site Broadway 
Park/Brookline St development. AHO community meetings held on 
7/24/25, 9/18/25 (repeat of first meeting), and 11/6/25. 

TBD $3,600,000 #DIV/0! March 2021

7.

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. The CHA 
completed the AHO process in early 2022 and began construction of 
Phase 1 in early 2024 and began Phase 2 in August 2025.

$309,675,326 $43,611,615 $156,876 September 2021

8.
4 Mellen / 1627 Mass. 
Ave.

HRI 29

In January 2022, the Trust approved funding for 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 and completed the AHO process in late 
2023.  State funding approved June 2024. HRI closed on construction on 
5/16/25. Groundbreaking held on 6/17/25. Construction underway.

$33,034,091 $10,425,000 $359,483 
Janaury 2022, August 2022, and 

January 2024

9. 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 in 
October 2023. At June meeting, Trust approved construction and 
permanent financing. Construction closing calls underway, targetting 
November closing date. 

$8,352,000 $7,734,000
$773,400 
($475,200 
permanent)

March 2022, May 2024, June 
2025

Cambridge Affordable Housing Trust

Status of Active Commitments

November 13, 2025



10. 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. Construction 
underway.

$44,050,313 $11,250,000 $244,565
October 2022, March 2024, and 

August 2024

11. 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. Design 
work is underway. 

TBD $2,064,000 TBD March 2023

12. 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. Initial work complete.  

$5,670,500 $5,670,500 $79,866 May 2023 and March 2024

13. 28-30 Wendell Street HRI 95

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. The first Planning Board Advisory Design meeting 
was held on 8/5/25. The second Planning Board Advisory Design meeting 
is scheduled for 11/18/25.

TBD $16,657,000 TBD August 2023 and March 2024

14. 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.  Beginning to prepare for a 2026 construction closing.

TBD $18,169,120 $165,174 August 2023 and March 2024

15.
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. Roof replacement complete. Awaiting 
preliminary report on building envelope.

TBD $3,000,000 TBD October 2023

16.
102 Sherman 
St/Walden Square 
Apartments II

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 I 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. State 
funding award in July 2025. 

$80,413,447 $18,750,000 $197,368 June 2024

17.
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

18.
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

19.
1, 3, 5 Frost Street & 
20, 22, 28 Roseland 
Street/ Frost Terrace II

Capstone Hope 
Zahler

TBD

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

TBD $19,839,500 TBD September 2024



20. 12-14 Laurel Street JAS 4
Trust approved funding to assist with predevelopment activites related 
to the development of 12-14 Laurel Street. First AHO meeting held on 
9/11/25. 

TBD $125,000 $31,250 June 2025

21.
(confidential until 
purhcased) 

CHA TBD Trust approved funding to assist with acquisition of new site. TBD September 2025

Total Units  

Rental
Units

Ownership 
Units 

Development Status

1. 106
AHO Process Complete; see 
above

2. 278
AHO Process Complete; see 
above

3. 95
AHO Process Complete; see 
above

4. 46
AHO Process Complete; see 
above

6. 29
AHO Process Complete; see 
above

7. 110
AHO Process Complete; see 
above

8. 95
Design Consultation 
Underway

9. 10
AHO Process Complete; see 
above

10. 13
AHO Process Complete; see 
above

11. 73
Design Consultation 
Underway

12. TBD
AHO community meetings 
underway

37 Brookline Street Just-A-Start Corporation AHO community meetings held 7/24/24 and 9/11/24. 

87-101 Blanchard Road

Walden Square II (102 Sherman Street)

1627 Mass. Ave./4 Mellen Homeowner's Rehab Inc
AHO community meetings held 9/15/22 and 3/15/23. First advisory design consultation with 
Planning Board held 7/18/23, second design consultation held 12/5/23. Final Planning Board 
report issued 12/20/23 and transmitted to the Trust on 1/25/2024.

B'nai Brith Housing
AHO community meetings held 10/4/23 and 11/10/23. First Planning Board advisory design 
meeting held 1/23/24 and 6/4/24. Final Planning Board report issued 6/18/24 and transmitted to 
the Trust on 6/27/2024.

28-30 Wendell Street Homeowner's Rehab Inc

First AHO community meeting held 2/14/24. HRI restarted the AHO community meeting to 
include 28 Wendell Street. AHO community meetings for combined sites held 6/20/24, 11/14/24, 
and 3/6/25. The first Planning Board Advisory Design meeting held on 8/5/25. The second 
Planning Board Advisory Design meeting is scheduled for 11/18/25.

35 Cherry Street Just-A-Start Corporation AHO community meetings held 5/15/24, 6/26/24, and 8/21/24. 

1076

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 
Planning Board report issued 1/20/22 and was transmitted to the Trust on 1/27/22. 

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

Cambridge Housing Authority
AHO Community meetings held on 3/2/21, 4/1/21, and 10/19/21. Planning Board design 
consulation held 11/9/21 and 2/15/22. Final Planning Board report issued 3/9/22 transmitted to 
the Trust on 3/24/22. 

WinnDevelopment Companies

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 community comments. Community meetings held 2/23/22, 8/29/23 (rescheduled from 
8/1/23) and 9/14/23. Planning Board advisory design meetings held 3/12/24 and 7/2/24. Final 
Planning Board report issued 7/24/23 transmitted to the Trust on 8/1/24.

49 6th Street POAH & Urban Spaces
AHO Community meetings held on 7/27/21 and 11/3/21. First Planning Board advisory design 
consultation meeting held 4/5/22. Second design consultation meeting was held on 6/28/22; 
Planning Board report issued 7/14/22 and transmitted to the Trust on 8/4/2022. 

Cambridge Affordable Housing Trust

Status of Active Affordable Housing Overlay (AHO) Developments

AHO Development Developer AHO Status & Activity

52 New Street Just-A-Start Corporation

2072 Massachusetts Avenue Capstone Communities
AHO community meetings held on 10/9/24, 10/30/24 (repeat of first meeting), and 5/29/25. First 
Planning Board Design Advisory Consultation held on 10/7/25. 

Corcoran Park Cambridge Housing Authority AHO community meetings held on 2/13/25 and 10/9/25. 



13. TBD
AHO community meetings 
underway

14. 16
AHO community meetings 
underway

15. 4
AHO community meetings 
underway

Total Units

Rental
Units

Ownership 
Units 

Applicable zoning 

1. 48 All units are affordable

2. 7
Revised ordinance at 15% sf 
requirement

3. 102
MXD zoning - 20% 
Inclusionary + 5% Middle-
Income

4. 3
Revised ordinance at 20% of 
requirement. 

160 0

1224 215

1384 215

Rental
Units

Ownership 
Units 

Applicable zoning 

1. 90
Revised ordinance at 20% of 
requirement. 

last update: 1/23/2025

Contribution 
Amount

Rate

1.

$17,655,619

last update: 5/2/2025

1599

Active Pipeline Projects

875

Developer Status

Status of Active Inclusionary Housing Developments

40 Thorndike Street, Court House Leggat/McCall Covenant recorded 7/23/21. Building permit issued 3/2/21. Tenant selection underway.

Approved Active Projects

8 Winter Street S. Jafry Covenant recorded 7/18/2024. Building permit issued. New ownership; project on hold.

605 Concord Ave. Abodez Acorn

12-14 Laurel Street Just-A-Start Corporation First AHO community meeting held on 9/11/25. 

71 Cherry Street First AHO community meeting held on 2/19/25. 
Cambridge Redevelopment 
Authority

Broadway Park Just-A-Start Corporation AHO community meetings held on 7/24/25 and 11/6/25.

$534 / per square footCurrent subsidy amount needed to create Affordable Dwelling Unit Net Floor Area for Inclusionary Housing not created pursuant to Section 11.203.3 (i):

Status

All Units: 

Under Development:

Completed Units:

Covenant recorded 1/6/20. Building permit issued 12/9/21. Under Construction. Tenant selection 
underway

Developer

121 Broadway Boston Properties (BXP) Covenant recorded 12/28/23. Building permit issued 3/21/24. Under construction.

75 First Street Urban Spaces IHP plan under review

Total FY2025

Current Incentive Zoning Housing Contribution Rate pursuant to Section 11.202 (b): $36.36 / per square foot

Incentive Zoning Contributions - FY2026

Development

Total FY2026
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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:  

Unit 
Mix 

Current Proposed 
# of 

Units 
% of 
Total 

# of 
Units 

% of 
Total 

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

Sources 
Per Unit 

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 



 

4/5 

 

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: 

1. Final development and operating budgets;   
2. Environmental assessment and/or remediation plan;   
3. Construction plans and specifications;   
4. Submission of final construction bid and trade items from general contractor along with 

construction contract Borrower has entered into with contractor;   
5. Zoning approval and permitting necessary to project;    
6. 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 enter into 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:   
• 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;   

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

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

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

• Loan shall be subject to a penalty rate of 8% compounding; applicable upon 
violation of the affordability restriction;   

• All principal 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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• 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;   

• Loan shall be non-recourse; and,    
• Any reductions in project costs or increases 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;    

• Copy Lender on all change orders;   
• Copy Lender on all funding requisitions to other sources; and,    
• Submit requisitions in form acceptable to Lender.  

  

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

• 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, 

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


