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MEMORANDUM

To: CRA Board
From: Erica Schwarz
Date: December 18, 2019

Re: Margaret Fuller Neighborhood House: Consultant Selection and Timeline Update

INTRODUCTION

The CRA and the Margaret Fuller Neighborhood House (MFNH) signed a Cooperation Agreement in
April 2018 in order to explore options to redevelop the MFNH-owned site at 69-71 Cherry Street in
Cambridge. The site currently includes a 9,000 square foot parking lot that MFNH seeks to develop,
the historic house from which the nonprofit operates and an attached partially below grade space
where MFNH runs its after-school and youth programs. The historic house and youth programs
include approximately 9,000 square feet among four floors.

The CRA and the MFNH’s shared project goals are to:

e Supply mixed-income housing for the Cambridge community.

e Apply the value of the undeveloped parking lot owned by MFNH to expand the organization’s
capacity, and strengthen and grow programs.

e Strengthen MFNH’s immediate and long-term financial position and improve its community-
serving facilities.

This memo is provided to update the Board on the progress of the MFNH project, and to support two
approvals from the Board approval on items that will facilitate the project moving forward: Authorizing
a real estate financing consultant contract and amending the Cooperation agreement to revise the
project feasibility study timeline.

REAL ESTATE FINANCING CONTRACT SCOPE

In order to advance the project goals, the CRA sought a qualified real estate financing consultant to:

* Develop and refine a development budget and pro forma for the project. This includes identifying
suitable financing, considering how the housing portion of the project may cross subsidize the social
services facilities improvements and historic house renovation, and ensuring that the project will
have a neutral impact or positive impact on MFNH’s operating budget.



* Provide advice and assistance to support the submission of financing applications to ensure complete
funding for the project, and provide technical support as needed through closing on all financing

sources.

* Provide strategic advice and technical assistance as needed during the construction phase in order to
support the project in realizing its forecasted development and operating budgets.

RFQ PROCESS

Date

Activity

Additional Detail

October 28, 2019 -
Central Register;
October 30, 2019 -
Boston Globe

Public Notice and
Posting of RFP

Notices Posted to Central Register, Boston Globe, and
on CRA website. Emails also sent to firms known for
this work and recommended to the staff as potentially
suitable.

November 7, 2019

Site Visit

2 firms were represented at the site visit. An
additional 4 replied that they were too busy with other
projects to respond to this RFP.

December 3, 2019

Response Deadline

1 Response was received, made up of a partnership of

(extended from two consulting firms.
original deadline of
11-22-19)
December 10, 2019 Interview The partnership that provided the response was
interviewed by the selection committee at the MFNH
December 11 -13 References References contacted for both consulting firms that
contacted make up the partnership
December 18, 2019 Board Vote CRA Board to consider a motion to enter into a

contract with the consultants recommended by the
Selection Committee

SELECTION RECOMMENDATION

The selection committee was made up of CRA staff Tom Evans and Erica Schwarz, MFNH Executive
Director Kim Massenburg, and MFNH board members Mike Tilford and Sam Seidel.

The single response came from a partnership of two consultants who attended the site visit: Stone
Soup Collaborative’s Maura Comosse Tsongas and Traggorth Companies’ Tanya Hahnel. They have
worked together in the past and are familiar with each other’s strengths. Their mix of experiences and
knowledge is perfectly suited to support this unique and complex project with multiple components.
Working together they will bring greater capacity, responsiveness, and strategic thought.

This team met all of the requirements in the RFQ, and demonstrated deep expertise in:

2|Page




* The range of financing sources that may be possible for the uses in the project, including the
processes for securing them

* The need for the project to follow MFNH’s organizational vision and goals

* Helping nonprofit board and staff members from organizations whose mission does not include real
estate understand complex financing and make well informed real estate choices for their
organization.

CONTRACT TERM

The CRA expects to enter into a contract that will start in early January 2020. The scope will have an
initial phase covering feasibility through financing, expected to conclude in mid 2022. A second phase
will run through the end of construction, which may conclude by 2024.

The length of the contract will be determined by how long it takes to be awarded adequate financing.
State sources tend to be highly competitive and may take several rounds to secure.

CRA-MFNH COOPERATION AGREEMENT AMENDMENT

Initiating the project in earnest has led CRA staff and MFNH staff and board members to realize that
the timeline shown in Exhibit C of the Cooperation Agreement requires an adjustment. The proposed
updated timeline better accounts for the many steps required in a complex project, and
accommodates the time MFNH needed to successfully conduct an executive transition. The proposed
new timeline provides more time for the CRA and MFNH to complete the feasibility phase and come to
a decision point on the scope and structure of the project.

CRA BOARD MOTIONS

Authorizing the Executive Director to enter into a contract with the partnership of Stone Soup
Collaborative and Traggorth Companies in order to support the real estate financing needs of the
Margaret Fuller Neighborhood House development project, to start with the feasibility phase, and
continue through construction.

Approving Amendment One of the Cooperation Agreement between the CRA and Margaret Fuller
Neighborhood House, in order to update Exhibit C, the project timeline.

EXHIBITS

Exhibit A: Amendment One of the Cooperation Agreement
Exhibit B: RFP for real estate financing services at 71 Cherry Street

Exhibit C: Response received from partnership of Stone Soup Collaborative and Traggorth Companies
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EXHIBIT A: Amendment One for Cooperation Agreement

Amendment One
of the CRA-Margaret Fuller House Cooperation Agreement of April 18, 2019

This amendment (Amendment One) is made this 19th day of December, 2019 by and between the
Cambridge Redevelopment Authority (CRA), and Margaret Fuller Neighborhood House (MFNH) in
regard to the Cooperation Agreement made and entered into by these parties on April 18, 2019 (the
“Agreement”).

Whereas, the CRA and MFNH wish to update the timeline shown in Exhibit C of the Agreement
to enable a more effective pace for the partnership and potential development project.

Now therefore, in consideration of the mutual provisions and covenants contained herein and
in the agreement, and for good and valuable consideration, the receipt and sufficiency of which are

hereby acknowledged, the CRA and MFNH, intending to be legally bound, agree as follows:

Exhibit C of the Agreement shall be replaced with the following:

Exhibit C: Anticipated Timeline

Feasibility

Dates below are anticipated. Slight variances will not be seen as a violation of this agreement.
Existing Conditions/Early Feasibility Study May 2019 — January 2020
Conceptual Design Starts November 2019

Real Estate Financing Consultant Engaged January 2020

Identify and Analyze the Range of Development Options January — February 2020
Create Development Budget and Pro Forma January —June 2020
Schematic Design Starts March 2020

Decision Making on Project Scope and Pathway: March —June 2020

New Agreement Signed by CRA and MFNH June 2020

(to complete a specific scope, under a proposed development budget, pro forma &

schematic design)
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Financing, Design and Construction

Subject to change based on new agreement to be executed in June 2020.

Owner’s Project Manager Selection: June — August 2020
Design Development Phase Starts June 2020

Start Permitting Process: September 2020

Start Submitting Application(s) for Financing: September 2020
Construction Documents Phase Starts September 2020

MFNH Capital Campaign Planning: June — September 2020
MFNH Capital Campaign Kick-off: September 2020
Secure program swing space during construction: by September 2021
Sub-Bidding Process June — September 2021
General Contractor Selection: September — November 2021
Start of Construction: February 2022
Certificates of Occupancy Summer/Fall 2023

The CRA and Consultant hereto acknowledge and agree that, except as specifically amended by
the terms of this Amendment One, all of the terms, covenants and provisions of the Agreement are
hereby ratified and confirmed and shall remain in full force and effective throughout the balance of the
term of the Agreement. From and after the date hereof, all references in the Agreement to “the
Agreement” or “this agreement” shall mean and be the Agreement as affected by this Amendment
One.

The CRA and Consultant have respectively caused this Amendment to the Agreement to be duly
executed as a sealed instrument as of the day and year written above.

CAMBRIDGE REDEVELOPMENT AUTHORITY MARGARET FULLER NEIGHBORHOOD HOUSE

By: By:
Kathleen Born, Chair Kim Massenburg, Executive Director
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P 617-492-6800 | F 617-492-6804

Q CAMBRIDGE 255 Main Street | 8th Floor | Cambridge, MA 02142
\\\ REDEVELOPMENT
% AUTHORITY cambridgeredevelopment.org
R F P 71 Cherry Street
Real Estate Development Financing
Issued: October 29, 2019
Issued by: Cambridge Redevelopment Authority

255 Main Street, Eighth Floor
Cambridge, MA 02142

Contact: Erica Schwarz, Project Manager: eschwarz@cambridgeredevelopment.org
Contact Phone: 617-492-6800 x17

Questions Due: Received by email no later than 4:00 PM on November 8, 2019

Proposals Due: Received by mail or email no later than 4:00 PM on November 22, 2019

The Cambridge Redevelopment Authority (“CRA”) invites firms and organizations
(“Respondents”) to submit Real Estate Financing Proposals (“Proposals”) in accordance with this
Request for Proposal (“RFP”).

Responses to this request will be evaluated to determine the qualifications of Respondents and
the quality of reach proposal. Proposals will not be evaluated unless all parts requested are
submitted in a complete package. Proposals must adhere to the format and content of this RFP.
The CRA reserves the right, in its sole discretion, to allow minor additions and substitutions to
the format and content requested under this RFP.

The successful Respondent shall be invited to enter into a Professional Services Contract
(“Contract”) based on the specifications outlined in this RFP.

Respondents are encouraged to register their interest in the RFP via email to
eschwarz@cambridgeredevelopment.org. Requests for clarifications or questions concerning the
RFP may be submitted via email to Erica Schwarz at eschwarz@cambridgeredevelopment.org
by 4:00 pm, on November 8, 2019. Questions submitted after that time may not be addressed.

There will be a site visit on November 7" at 9:30 am at 71 Cherry Street in Cambridge.
Attendance at the site visit is recommended but not required.

Answers will be posted on the CRA website on the Jobs/Contracting page, and will be emailed to
everyone who registered their interest by November 8, 2019, by 4:00 pm. Proposals are due on
November 22, 2019 by 4:00 pm.

Any addenda will be emailed to the registered contacts on file, and to those who have asked
questions. Addenda will also be posted on the CRA’s website under the Jobs/Contracting
section.
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Expected Timeline of key activities

Key Activities Deadline
RFP Issued October 29, 2019
Site Visit November 7, 9:30 am, 71 Cherry Street
RFP and Questions from Registered November 8, 2019
Proponents Due
CRA Responses to Questions from November 15, 2019
Registered Proponents Issued
Proposals Due November 22, 2019
Interviews with Finalists Between December 2nd and 13th, 2019
Contract Awarded By January 15, 2020
1. CONTEXT

Project Overview

The CRA and the Margaret Fuller Neighborhood House (MFNH) have been jointly exploring
options to redevelop the MFNH-owned site at 69-71 Cherry Street in Cambridge. The site
currently includes a 9,000 square foot parking lot that MFNH seeks to develop, the historic
house from which the nonprofit operates and an attached partially below grade space where
MFNH runs its after-school and youth programs. The historic house and youth programs
include approximately 9,000 square feet among four floors.

The CRA and the MFNH have entered into a Cooperation Agreement in order to:

Supply mixed-income housing for the Cambridge community.

o Apply the value of undeveloped land owned by MFNH (Parking Lot) to expand the
organization’s capacity,
and strengthen and grow programs.

o Strengthen MFNH’s immediate and long-term financial position and improve its
community-serving facilities.

The parties are considering a project with a potential development scope of the following items,
collectively considered the Project, and individually referred to as Project Components:

¢ New construction mixed-income housing that will produce revenue for the MFNH
(Housing Construction).

o New program facilities, including redeveloping the youth program facility, food pantry
facility and related amenities (Facilities Revitalization).

e Improvements to the existing historic house where MFNH administrative offices and
other program space are located in order to improve energy efficiency, better support
life safety and maximize the use of space for the organizational mission (Historic House
Improvements).

About Margaret Fuller Neighborhood House
This three-story, Federal-style house at 71 Cherry Street was completed in 1807. Margaret

Fuller lived in the house from the time of her birth in 1810 until age 16. As a child, Margaret
was a prodigy, reading Latin by age six. As an adult, she became an extremely influential
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voice in the feminist movement of the 19th Century, particularly after the publication of her
1845 book, Women in the 19th Century (Source:
https://www.nps.gov/nr/travel/pwwmh/ma59.htm).

In 1902, the historic home was reinvented as the Margaret Fuller Neighborhood House
(MFNH), becoming one of the first settlement houses in the United States. This was at the
height of the industrial revolution, when local factories in and near to Cambridge largely
employed recent immigrants. MFNH was designed as an outpost of education and culture, and
helped meet the social service needs of immigrant workers and their families.

Today, MFNH serves as a nexus of activity for residents of the Port neighborhood and beyond,
and provides adult enrichment programs including support for young adults and senior
breakfasts, after-school and summer youth programs, a computer lab, a community library, and
a food pantry serving 1,100 families annually.

Learn more about MFNH: http://www.margaretfullerhouse.org/who-we-are/history-mission/

MFNH’s administrative offices, community library and computer center are located in the
Federal-style house. The pantry is located in the partially finished basement of the house. The
after-school center is located in a partially sub-grade level structure adjacent to the historic
home. MFNH has conducted repairs as needed to the house, but has not made any major
renovations in the recent past.

In the spring of 2019 MFNH held a series of community meetings in order to gather input from
residents about their goals for development on the site, and to keep residents informed as this
project moves forward. In summer 2019, the CRA and MFNH selected Studio G Architects as
the designer for this project.

2. SUBMISSION OF PROPOSALS

In order to be considered for the Contract, respondents must submit all information requested in
the RFP. All components of all proposals must be received by the CRA by 4:00 pm on
November 22, 2019. Responses must include three (3) hard copies and an electronic file via
email or thumb drive. Refer to Exhibit A for response requirements.

Proposals may be delivered or mailed to Erica Schwarz at the CRA, 255 Main Street, 8th Floor,
Cambridge, MA 02142. The additional electronic file can be included via thumb drive with the
hard copies or emailed to Erica Schwarz at eschwarz@cambridgeredevelopment.org.
Responses will be opened and evaluated by CRA staff, with input from Margaret Fuller
Neighborhood House staff and board. Until the time of opening of proposals by CRA staff,
proposals will be confidential and shall not be disclosed publicly. Once opened, responses may
be disclosed to the extent required by applicable public records laws.

All proposals will remain in effect for at least 60 days from submittal. The CRA has the sole
discretion to: (a) reject any and all proposals, and (b) negotiate the modification of any and all
proposals with any respondent in whatever manner it deems is in the best interest of the CRA
and the Foundry project. There is no guarantee, either expressed or implied, that an award of a
contract will be made to any Respondent.
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3. CONTRACTOR INFORMATION

The CRA may request additional information, samples, or presentations in support of proposals.
Additionally, the CRA may perform an interview with respondents under consideration to clarify
information provided in proposals, or to gather more evidence of managerial, financial, and
technical abilities.

4. SITE VISIT

A site visit has been established for the date of Thursday, November 7th, 2019 at 9:30 am at
71 Cherry Street in Cambridge. Each respondent will be allowed to ask questions. A summary
of answers to questions asked before or during the site visit will be posted on the CRA website
and emailed to all parties who request it.

Failure to inspect the Property in no way relieves the Contractor from the necessity of furnishing
any requested materials and/or performing labor necessary for the satisfactory completion of

property management services. The site inspection is recommended but is not a requirement for
participating in the RFP process.

5. DURATION OF AGREEMENT

The contract shall have two phases. The term of Phase | of the proposed contract (“Phase I”)
between the Contractor and the CRA shall be initiated in January 2020 for a period of twelve to
eighteen (12 — 18) months.

The term of Phase Il of the proposed contract (“Phase 11”) shall be initiated at the start of
construction for a period of up to two (2) years.

Termination by either party shall be by written notification with at least thirty (30) days’ notice.

6. SCOPE OF WORK (PROPERTY MANAGEMENT SERVICES)

The Contractor will provide real estate project budgeting and financing services for the Margaret
Fuller Neighborhood House project at 69-71 Cherry Street in Cambridge.

This RFP covers the conceptual, financing, and construction phase of the project, each with a

unique scope of work. The final scope and timeline will be negotiated by the consultant and the
CRA.

PHASE | SCOPE: Conceptual and Financing Phases

Activity Estimated
Timeline

Using conceptual sources and uses, develop and refine a development | January 2020 —
budget and draft pro forma for the project including identifying suitable April 2020;
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financing and the way in which the housing portion of the project may
cross subsidize the social services and historic renovation portions.

The budget and pro forma must be created in the context of the
Margaret Fuller Neighborhood House’s operating budget projections,
and with the organization’s future financial and operational strength in
mind.

This will include exploring financing and grant options from sources that
may include the City of Cambridge Housing Trust, Cambridge CPA
Funds, Property and Casualty Initiative, The Life Initiative, CEDAC’s
Children’s Investment Fund/EEOST funds, New Market Tax Credits,
Historic Tax Credits and others.

Provide advice and assistance to CRA staff to support the submission of | April 2020 — March
financing applications to sources as identified in the project budget, and | 2021

provide technical support as needed through closing on various sources
of financing.

Provide strategic advice and technical support to update the
development budget and pro forma as needed and fill budget gaps as
they arise, with a focus on the future operational and financial strength
of the Margaret Fuller Neighborhood House.

PHASE |l SCOPE: Construction Phase

Activity Estimated
Timeline

Provide strategic advice and technical assistance as needed to fill any April 2021 — March
remaining gaps in the development budget, and in order to support the 2023
project in realizing its forecasted operating budget.

7. QUALIFICATIONS AND EXPERIENCE

The successful Respondent will have demonstrated experience in developing real estate
development budgets for now completed projects. Successful Respondents will have
demonstrated experience securing financing for mixed use, nonprofit sponsored development
projects, including securing financing for uses that include childcare and programs serving low-
income families. Successful Respondents will have supported nonprofit agencies in creating
operating proformas for new developments that supported the agencies’ financial health once the
projects completed construction. Experience in developing development budgets and pro formas
for residential real estate real estate is required, with a preference for small scale residential
projects that include an affordability component. It is highly preferred for respondents to have
experience developing budgets and securing financing for projects in which one project
component cross subsidizes another.

By submitting the proposal, the Contractor certifies that it is qualified as per the following
characteristics:
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1. Capable of undertaking all activities outlined in the Scope of Work section in this RFP,
including items outlined for both Phases | and II.

2. Has at least seven (7) years of real estate financing experience.

3. Can demonstrate direct experience developing real estate development budgets and
pro formas, and securing financing, for completed and/or fully financed projects that
include most, if not all, of the following characteristics:

» The sponsoring agency was a nonprofit organization

* The project included a childcare component

* The project included a housing component

* The project’s end users were largely low-income families

» The operation of the new development maintained or enhanced the sponsoring
nonprofit organization’s financial health

8. SELECTION CRITERIA

The CRA has determined that the selection of the most advantageous proposal requires
comparison of factors in addition to price, because of, inter alia, the mission-based nature of the
project, the mix of uses within the project the expertise required to secure resources to fund
their development, and the need for the project pro forma to strategically align with MFNH’s
future operating budgets. CRA Staff and representatives from Margaret Fuller Neighborhood
House will evaluate each RFP response in order to choose any number of finalists to invite for
interviews.

Responses will be evaluated using ratings outlined in the chart that follows, which determine the
level of responsiveness of each submission and the ability of the Respondent to perform
services outlined in the RFP. To each of the evaluation criteria, a rating of highly advantageous,
advantageous, or non-advantageous will be assigned. These ratings will be used to assign a
composite rating to each proposal evaluated.

The CRA will award a contract to the firm or organizations that will provide strategic advice and
expert technical assistance to support the project, taking into consideration alignment with
selection criteria outlined in this section, as well as the level of fees for Phase | and for Phase II.

The CRA encourages minority and women owned firms to apply. Consideration of a firm’s
status as minority or women owned will be considered.
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Relevance and Quality
of Previous Similar
Work

Experience and
Qualification of Firm &
Personnel

Quality of References

Highly Advantageous

Consultant’s previous experience is
strongly relevant to the needs of the
MFNH development project and
represents high levels of achievement
in real estate development financing
best practices relevant to the scope
outlined herein.

The personnel assigned to the project,
particularly the lead personnel for the
MFNH development project, have
extensive and well-rounded
experience as per items 1 — 3 listed
above in “Qualifications and
Experience”.

Highly Advantageous

References provide substantive
positive comments on the ability of the
respondent to carry out specific real
estate development financing work,
including comments on the personnel
who will work on the MFNH project.

References provided high praise for
the firm and the personnel in terms of
responsiveness, knowledge and
expertise, quality of advice and
technical assistance, depth of
knowledge of key financing sources,
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Advantageous

Consultant’s previous experience is
similar to the needs of the MFNH
development project and represents
moderate levels of achievement in
real estate development financing
best practices relevant to the scope
and qualifications outlined herein.

The personnel assigned to the project,
particularly the lead personnel for the
MFNH development project, have
moderate experience as per items 1 —
3 listed above in “Qualifications and
Experience”.

Advantageous

References provide moderate
comment on ability of the respondent
to carry out specific real estate
development financing work, including
comments on the personnel who will
work on the MFNH project.

References provided moderate praise
for the firm and the personnel in terms
of responsiveness, knowledge and
expertise, quality of advice and
technical assistance, depth of
knowledge of key financing sources,

Non-Advantageous

Consultant’s previous experience has
little relevance to the needs of the
MFNH development project and
demonstrates limited achievement in
real estate development financing
relevant to the scope and
qualifications outlined herein.

The personnel assigned to the project,
particularly the lead personnel for the
MFNH development project, have little
experience as per items 1 — 3 listed
above in “Qualifications and
Experience”.

Non-Advantageous

References could not provide detailed
comment on the respondent’s
experiences with real estate
development financing, including a
lack of detailed comments on the
personnel who will work on the MFNH
project.

Or, references provided negative
comments regarding the firm and/or
the personnel.
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Capacity

Appropriateness of
Proposed Program
Implementation

Fees

adherence to budget, attention to
detail, and general effectiveness.

The respondent clearly demonstrates
that they have the capacity to
undertake this project in a timely
manner, and can meet the timeline
outlined in the scope.

Highly Advantageous

The proposed activities outlined for
Phases | and Il are essential and
appropriate and would strongly
support the budget and financing
needs of the project through the
conceptual, financing and construction
phases.

The proposed fees are reasonable for
the work proposed, and competitive
as compared to fees for similar work
products.
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adherence to budget, attention to
detail, and general effectiveness.

The respondent appears to have
adequate capacity to undertake this
project in a timely manner, and to
meet the timeline outlined in the
scope.

Advantageous

The proposed activities outlined for
Phases | and Il are generally aligned
with the anticipated budget and
financing needs of the project during
conceptual, financing and construction
phases.

The proposed fees are moderately
reasonable for the work proposed,
and largely competitive as compared
to fees for similar work products.

The respondent appears to have little
capacity to undertake this project in a
timely manner, or to meet the timeline
outlined in the scope.

Non-Advantageous

The activities outlined for Phases |
and Il are not clear or are not
appropriate, and would only minimally
support the budget and financing
needs of the conceptual, financing
and/or construction phases of the
MFNH development project.

The proposed fees are significantly
higher or lower than expected for the
work proposed, and differ significantly
to fees for similar work products.
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9. INSURANCE

Throughout Phase | and Phase Il of Contract, the Contractor shall maintain, at the Contractor’s
sole expense, effective insurance covering the Contractor’s activities for this project, as per the
requirements outlined in Exhibit E. The Contractor shall furnish the CRA with a certificate of
insurance from a company licensed to do business in the State of Massachusetts indicating
coverage is in place.

Proof of insurance shall be provided by the Contractor before commencement of the Contract.

Insurance policies shall include the Cambridge Redevelopment Authority and the Margaret Fuller
Neighborhood House as additionally insured with respect to the activities carried out under this
Contract.

10. PRICE AND PAYMENTS FOR PHASE | AND PHASE II

The Respondent should submit separate fees/pricing for Phase | and Phase Il as outlined in this
RFP. Fees should include detail on any hourly rate, as well as total hours expected for each
phase and total estimated cost for each phase.

The Respondent shall submit a detailed invoice to the CRA detailing services on a monthly
basis. During Phase Il, each invoice shall include a detailed account of the Work performed.

The CRA shall render the Contractor regularly scheduled payments in remuneration for the
Contractor’s services in amounts as specified. Said payments shall be made within (30) days
from the Contractor’s invoice date.

A W9 number and proof of insurance must be furnished to the CRA before any initial payment
can occur.

11. SEQUENCING AND SCHEDULING

Upon acceptance of the Proposal, the Contractor shall coordinate with the CRA to develop a final
schedule of services in support of the development budgeting and financing needs of the MFNH
project.

12. MISCELLANEOUS PROVISIONS

Living Wage Ordinance
All employees of the Contractor must be compensated in accordance with the Living Wage
Ordinance of the City of Cambridge. See Exhibit D.

Standard Contract
The Contractor will be expected to sign the CRA’s standard contract, included as Exhibit F. A
finalized scope of services will be attached to the standard contract.
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Arbitration

Unless otherwise stipulated herein, all claims, disputes, and other matters in question, arising out
of this Agreement, between the parties to this Agreement or the breach thereof, shall be decided
by arbitration in accordance with the Construction Industry Arbitration Rules of the American
Arbitration Association then obtaining. No arbitration, arising out of or relating to this Agreement,
shall include, by consolidation, joiner or any other manner, any additional person or a party to
this Agreement except by written consent containing a specific reference to this Agreement and
signed by the Contractor, the CRA and any other person sought to be joined. Any consent to
arbitration involving an additional person or persons shall not constitute consent to arbitration of
any dispute not described therein or with any person not named or described therein. This
Agreement to arbitrate and any agreement to arbitrate with an additional person or persons duly
consented to by the parties hereto shall be specifically enforceable under the prevailing
arbitration law.

Notice of demand for arbitration shall be filed in writing with the other party to this Agreement and
with the American Arbitration Association. The demand shall be made within a reasonable time
after the claim, dispute or other matter in question has arisen. In no event shall the demand for
arbitration be made after the date when institution of legal or equitable proceedings based on
such claim, dispute or other matter in question would be barred by the applicable statute of
limitations.

The award rendered by the arbitrators shall be final, and judgment may be entered upon it in
accordance with applicable law in any court having jurisdiction thereof.

Termination of Agreement

Proposal specifications should allow for the formal cancellation of the agreement between the
CRA and Contractor. During the Phase |, thirty (30) days’ notice shall be required for termination
of the Agreement. During Phase I, ninety (90) days’ notice shall be required for termination.

In the event of termination, not the fault of the Contractor, the Contractor shall be compensated
for all products and services supplied to the termination date, together with all termination
expenses, defined as expenses directly attributable to termination for which the Contractor is not
otherwise compensated.

Conflict of Laws, Assignment, & Integration Clauses
Unless otherwise specified, this Agreement shall be governed by the laws of the City of
Cambridge and the Commonwealth of Massachusetts.

The CRA and the Contractor, respectively, bind themselves, their partners, successors, assigns
and legal representatives to the other party with respect to all covenants of the Agreement.
Neither the CRA nor the Contractor shall assign, sublet or transfer any interest in the Agreement
without the written consent of the other.

The Agreement will represent the entire and integrated Agreement between the CRA and the
Contractor and supersedes all prior negotiation, representations or agreements; either written or
oral. The Agreement may be amended only by written instrument signed by both the CRA and
the Contractor.

It is anticipated that the scope for Phase Il will require additional negotiation during the
consultation work of Phase I.
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13. PROPOSAL GUIDELINES

In order to qualify for the work on this project, Contractors must submit all information requested
under Exhibit A. Proposals must adhere to the general format and content of this RFP and the
forms below. Contractors should provide the information requested under each section, in a brief
yet complete form. Proposals will not be evaluated unless all information requested is submitted
in a complete package.

The CRA reserves the right, in its sole discretion, to allow minor additions and substitutions to
the format and content requested under this RFP. Finalists will be required to appear for an
interview.

RFP EXHIBITS

Required Proposal Submission Outline

Cooperation Agreement between Margaret Fuller House and Cambridge Redevelopment
Authority

Map and Photos

City of Cambridge Living Wage Ordinance

Insurance Requirements

Template of CRA Standard Contract

w >

nmoo
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EXHIBIT A: Required Proposal Submission Outline

Please provide three (3) hard copies of your submission and an electronic version, which can
be emailed or provided via thumb drive. The electronic version should be no larger than 10MB.

Hard copies must be delivered or mailed to the CRA at 255 Main Street, 8" Floor Cambridge,
MA 02142. The additional electronic version may be delivered or mailed via thumb drive, or
emailed to: eschwarz@cambridgeredevelopment.org.

All components of all submissions must be received by the CRA no later than 4:00 pm on
Friday, November 22", 2019.

Part 1: Company Overview

a. Provide a brief history of the entity’s experience in providing real estate development
financing services, particularly for nonprofit sponsored projects. Highlight those projects
that included:

* A childcare component.

* A housing component

* End users who were largely low-income families

* Future building operations which maintained or enhanced the sponsoring nonprofit
organization’s financial health

b. Describe if the entity is a Woman or Minority Business Enterprise.

c. Include information on the number of staff. Provide evidence that the staff or company
has a minimum of seven (7) years of successful experience performing real estate
financing consulting work.

Part 2: Property Management Experience & Personnel

a. Provide a list up to five (5) current or former real estate development financing clients for
similar projects. Please include the following:
* Name and address of the organization
+ Name and title of client contact
* Telephone number of client contact
* Overview of scope, year(s) of service, and date when project was completed

b. Provide resumes for the staff who will be assigned to this project. Resumes should include
education, experience, specific professional accomplishments and any special qualifications.
Describe the wage range for your employees. Successful respondents must meet the City of
Cambridge’s Living Wage ordinance. The 2019 minimum living wage is $16.15 an hour (rate
may be increase in 2020, see Exhibit E).

Part 3: Program Implementation for Phases | and Il

a. Describe the process the firm will undertake to develop the sources and uses
development budget for the project, including for the Housing Construction, Facilities
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Part 4:

b.

Revitalization, and Historic House Improvements components. Include an overview of
the sources the firm will explore for this project. Describe the communication process
you will seek to have with the CRA as the work progresses.

Describe how the firm could support the CRA and MFNH in submitting financing
applications

Describe the kind of support the firm would provide during the construction phase and
the process the firm would implement to carry out that support. Describe circumstances
that might require this kind of assistance during the construction phase.

Fees and Contracting

Describe the company’s fee method. Provide a description of fees for Phases | and Il. If
the company will charge an hourly wage, please estimate the number of hours expected

to be needed during each phase, on a monthly basis.

This description could be incorporated into Part 3, to align with the outline
implementation of Phases | and II.

Describe any circumstances that might lead to additional billing.



EXHBIT B: Cooperation Agreement

COOPERATION AGREEMENT
Between the
Cambridge Redevelopment Authority and the Margaret Fuller Neighborhood House

The Cambridge Redevelopment Authority (“CRA”) and Margaret Fuller Neighborhood House
(“MFNH?”) are creating a partnership in order to complete a mission-driven development project
on the property owned by MFNH at 71 Cherry Street in Cambridge (“the Site™).

| CONTEXT

As per the Letter of Intent signed by the CRA and MFNH in December, 2018 and recent
discussions:

e The Site is located within the Port neighborhood of the City of Cambridge (the “City”),
proximate to Kendall Square, where the CRA has long been active;

e From the Site, MFNH has provided community programs and has been an active and
important part of the City’s social service network for decades. Today, it is exploring
its programmatic future and financial sustainability;

e The CRA is initiating the final phase of the successful Kendall Square Urban Renewal
Plan, started in 1965, pursuant to which the Kendall Square Urban Renewal Area has
been redeveloped. Over the last several years, the CRA has explored ways to share the
public benefits of the success of this redevelopment project in other areas of the City;

e The CRA is now developing a policy and plan to guide its work related to housing and
social service needs; MFNH’s mission and financial and capital needs align with the
CRA housing and social service focused plan, now under development.

e The City Council of the City has declared that increasing access to affordable housing is
a top priority, and the City’s City Manager has reaffirmed this objective on numerous
occasions (the “City’s Housing Goals™);

e The Parties have entered into a loan agreement to provide short-term financial support
for the MFNH and

e The Parties are interesting in pursuing the possibility of further leveraging the CRA’s
resources in a manner that furthers the City’s Housing Goals while at the same time
assisting MFNH in furthering its mission.



GOALS

Therefore, CRA and MFNH are entering into this cooperation agreement in order to:

e To apply the value of undeveloped land owned by MFNH (the “Parking Lot”) to expand
the organization’s capacity, and strengthen and grow programs (shown in Exhibit A).

e To strengthen MFNH’s immediate and long-term financial position.
e To supply mixed-income housing for the Cambridge community.

The parties are considering a project with a potential scope of the following items a - d,
collectively considered “Project Goals™:

a. New construction mixed-income housing (“Housing Construction”)

b. New program facilities, including upgrades to the childcare center, youth program areas,
food pantry facility and related amenities (“Facilities Revitalization”).

c. Improvements to the existing historic house where MFNH administrative offices and
other program space are located (“Historic House Improvements™).

d. Elimination of MFNH’s existing debt with Eastern Bank.

e. Post construction operating revenues and expenses, including any future required debt
payments, that are affordable and sustainable as per MFNH’s expected annual budget.

OBLIGATIONS OF EACH PARTY DURING FEASIBILITY PHASE

Each party will undertake the following activities, as per the anticipated timeline in Exhibit B.

1. MFNH will develop a Capital Campaign Plan largely focused on the Facilities
Revitalization. The plan will estimate the total capital income MFNH has the capacity to
raise over a 12-month period, targeting ten (10%) of the total project capital costs.

2. The CRA will undertake a Feasibility Analysis of a project that would meet the Project
Goals. This will include carrying out or developing: a capital needs assessment of the
historic home at 71 Cherry Street, an analysis of potential financing sources, conceptual
design options, draft development budget and operating proforma, and partnership
structure options. This data will support the staff and Board of MFNH in making strategic
decisions regarding how to redevelop their property in the full interest of their
organizational mission.

POTENTIAL STRUCTURES TO BE CONSIDERED DURING FEASIBILITY PHASE

3. Through the Feasibility Analysis, the Parties will explore at least two redevelopment
pathways for the Project that include the following basic structures:



a. Retention of Parking Lot: Housing Construction, facilitated by the CRA, takes
place on the Parking Lot through a long-term lease arrangement whereby the
housing development revenue is used to finance a portion of the Facilities
Revitalization and Historic House Improvements.

b. Sale of Parking Lot: This pathway may have two options.

b-1: The CRA purchases the Parking Lot with a purchase price set by the scope of
the Housing Construction. The housing sale proceeds contribute capital that
serves as part of the financing for the Facilities Revitalization and Historic
House Improvements.

b-2: The CRA enters into a partnership with the MFNH to facilitate the Project,
without first purchasing the parking lot. The lot is subdivided at a future date
to enable home sales. Home sales proceeds serve as part of the financing for
the Facilities Revitalization and Historic House Improvements.

4. If the Project involves the long-term lease of the Parking Lot, under Pathway 3a, the
CRA will finance the Project and facilitate all elements of the Project redevelopment.
Initial ground lease payments will pay the CRA back for the Soft Costs and Construction
Costs related to the Project. After the Housing Construction revenue has paid off the debt
of the Project, additional revenue shall provide ongoing programmatic revenue to the
MFNH.

5. If'the Project is to include a sale of the Parking Lot owned by MFNH to the CRA under
Pathway 3b-1, the CRA and MFNH will enter into an Option Agreement for the CRA to
purchase the parking lot before filing for permits with the City. The CRA shall pay
MFNH an Option Deposit upon the execution of the Option Agreement. This amount will
be credited to the CRA in the event that the Option to Purchase is exercised after permits
are received.

a. If MFNH does not choose to move forward with the Facilities Redevelopment or
Historic Home Improvements portions of The Project the CRA may take steps to
simply purchase the rear parking lot in order to satisfy the Option Agreement.

b. The CRA does not need to exercise its option to purchase the parking lot. In the
event the CRA does not exercise its option, and does not offer an alternative
development structure that meets the Project Goals, the orlgmal Option Deposit
shall be forfeited to MFNH.

c. Inthe event of a MFNH failure to perform the items outlined here, the Option
Deposit shall be refunded to the CRA. In the event of a CRA to perform the items
outlined here, any Option Deposit shall be refunded to the MFNH. Failure to
secure permitting or financing is not considered a failure of the CRA’s
performance.

6. If the Project involves a sale of the parking lot under Pathways 3b-1 or 3b-2, the CRA
(and other lenders) will be paid back over time, with marginal returns.



OBLIGATIONS AFTER COMPLETION OF THE FEASIBILITY ANALYSIS

7.

10.

At the conclusion of the Feasibility Analysis, the CRA will provide MFNH with data on
different redevelopment Pathways, their financial feasibility and their potential
relationship to MFNH’s operating budget.

After the completion of the Feasibility Analysis, the Parties will collectively agree on a
redevelopment Pathway, including on a scope of a development, and preferred financing
sources and project uses (the “Project”). The Parties may pursue an alternative
redevelopment scenario from those described in this agreement that meet the same
Project Goals through a different real estate transaction structure.

The Boards of the CRA and MFNH will take votes to approve their organization’s role in
proceeding with the Project within 90 days after the completion of the Feasibility
Analysis.

If the Parties are unable to agree on a redevelopment pathway, and the Board of the
MFNH does not vote to proceed with the Project in a partnership with the CRA within 90
days of completion of the Feasibility Analysis, then the CRA will consider fifty percent
(50%) of the initial Soft Costs related to the Feasibility Analysis as credit utilized under
the Loan Agreement, for an amount not to exceed fifty thousand dollars ($50,000).

This means that if the MFNH decides to take no action, or to sell or lease its parking lot
to a party other than the CRA for redevelopment, 50% of the soft costs expended by the
CRA to conduct feasibility will be considered as credit drawn under the Loan Agreement.

The Loan Agreement provides for credit of $250,000. Up to $200,000 can be drawn by
MFNH for operating expenses. The remaining $50,000 cannot be used for operating
expenses; it will only be used for feasibility soft costs, as needed, per this section.

ADDITIONAL OBLIGATIONS OF EACH PARTY

11.

12.

13.

14.

To implement the Project, the CRA will submit applications for permitting and outside
financing as needed.

MFNH’s Board and staff will actively and publicly support these applications through a
vote to support them and through support letters, public engagements and presentations
as necessary in official hearings and unofficial community-based venues.

CRA will provide MFNH with the option to participate in its designer selection and
internal project review. MFNH will organize at least two community events to collect
input from the neighborhood on the project design.

MFNH will provide CRA and its consultants with access to the property. The contracting
relationship to develop improvements on the property will be negotiated after the
Feasibility Analysis is complete. The Parties will cooperatively seek to minimize the



impact on the Project upon the ongoing programs of the MFNH and will seek temporary
alternative facilities wherever possible should the Project displace such activities.

15. Both parties agree to cooperate and use best efforts to ensure success of the permitting
and financing applications. This will be achieved through a working group made up of
representatives from MFNH and the CRA which will meet in person or via conference
call at least every other week, and will be authorized by their respective organizations to
make decisions to move the project forward. The CRA and MFNH will also engage an
advisory group as needed, made up of relevant experts who both parties agree to engage.

16. This agreement will be reviewed before permitting and financing phase and upon the start
of the construction phase, to determine if new agreements are necessary at those points.

Signed By:

Thomas Evans, Executive Director
Cambridge Redevelopment Authority

See itk —7

Name: SELVIN CRARBERS —
Title: EXECITIVE DIRBCTOR
Margaret Fuller Neighborhood House

VI

Date

Y=g~/
Date f /
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Exhibit A: Map of site, with Parking Lot illustrated
Exhibit B: Potential Financing Sources for The Project

Exhibit C: Anticipated Timeline



EXHIBIT A: Map of site, with parking lot shown, and zoning information

Property Details
Map/Lot: 75-172
Zoning: C-1

Land Area: 17,140 sf
Land Value: $1,187,800

Subdivided Lot (purple)

Estimated Lot Size: 9,000

Allowed Residential Uses By-Right

e Detached dwelling
e Two family dwelling

e Townhouse Development*
Article 11.12

e Multi-Family Dwelling* - SP
needed for buildings greater

than 12 units.
RES C-1 - DIMENSIONAL REQUIREMENTS
FAR Min Min. Lot Min. Max Min Min Front Min Side
Lot | Area per Lot Height | Private Yard** Yard**
Size D.U.* Width Op. Sp.
(H+L)/4
30% (25% L measured (H-H.—)/.S
5,000 in special from no building
C-1 0.75 1,500 sf 50 sf 35 ft i plane nearer
sf townhouse | centerline - no -
than 76" to
regs) case nearer ot line
than 10 ft
9,000 9,000 sf
! ! Ex: (30 ft +
Margaret | sfx.75 9,000 sf 3 x.30= 6>(() f(t) /f: _ | Ex:(30ft+
Fuller = /1,500 sf stories | 2,700 or 2.5 ft ~ | 60ft)/5=
Parcel 6,750 = 6 units @ 115" | x.25= set.back 18 ft
sf 2,250

* The PB may permit a greater # of units determined by dividing total residential GFA by 1,100 sf (for the first 10 units) = 8
units. (Article 5.28.22)
** “H” is the height of the building “L” is the length of the wall measured parallel to the corresponding lot or street.

*** Article 5.24.3 — states that lots abutting streets on more than one side shall have front yard requirements of each of the
abutting streets. Any remaining sides shall be subject to side yard requirements.




Given the dimensional C-1 zoning requirements a lot containing 9,000 sf can, by-right, construct
a 6,750 sf building or less, that is no more than 35 feet tall, and 6 dwelling units. Considering
loss of GFA due to common spaces, equipment rooms, walls, etc. net sellable/rentable SF is
5,400 sf.

Building Dimensions @ 6,750 sf
Stories Footprint

1 6,750 sf
2 3,375 sf
3 2,250 sf

Unit Dimensions @ 5,400 sf *

# of Units Unit Size Est. Bedrooms**
3 1,800 sf 3t04-bed
4 1,350 sf 3 - beds
5 1,080 sf 2 - beds
6 900 sf 1to 2 - beds
7 770 sf 1-bed
8 675 sf studio

* The CRA is interested in developing family-size units - 3+ bedrooms and not less than 1,100 sf of Net GFA
** As per RentCafé Cambridge, MA Rental Trends

Private Open Space (Article 5.22)
Lots must have at least 30% open space with the following characteristics:
e At least one 15 sfx 15 sf space
e At least 50% of the open space must be at ground level
e At least 50% of the private open space must be permeable open space

Parking (Article 6.00)
Building Type Vehicle Recs Short Term Bike Recs | Long Term Bike Recs
1 per dwelling unit
T house
ownhou SP granting authority may .10 per D.U. 1perD.U

Development require visitor spaces

1 per dwelling unit
Multifamily Dwelling | sp granting authority may .10 perD.U. 1 perD.U
require visitor spaces

e Reduced parking allowed by a BZA SP. (Article 6.35.1)

Flexibility in Base Zoning Regulations (Article 5.28.28.1)
e Parking —if proposing to add D.U.’s above base limits, the PB will evaluate the impact of
increased D.U.’s to the demand for on-street parking in the neighborhood.
o Board may require the Applicant undergo a Parking Analysis (see 6.35.3)
e Privacy Considerations — For dimensional variations, the PB will evaluate the impact on
residential neighbors on their privacy.




e Reduction in Private Op. Sp. — The PB will evaluate buffering/screening, quality of
proposed Op. Sp., tradeoff in benefits and neg. impacts of loss of green space in order to
provide required parking, and the ability of common rec spaces.

e Community outreach — PB will consider reasonable efforts made to address concerns
raised by abutters



Exhibit B: Potential Financing Sources for The Project

1. Income from sale of Parking Lot or from returns from Parking Lot development
2. MFNH Capital Campaign revenues
3. Low-cost loan and/or grant sources, derived from one or more of the following:

a. The Life Initiative: Financial capital and related technical assistance to projects

that benefit low- or moderate-income communities and households.

b. Property and Casualty Initiative: Innovative financial solutions and related

technical assistance to increase or maintain access to social services (and other
community needs) for low- and moderate-income Massachusetts Residents.

c. Nonprofit Finance Fund: Customized financing and related technical assistance

to help nonprofits expand opportunities in low- and middle-income
communities.

d. CEDAC/Children’s Investment Fund: Financial capital and related technical

assistance to non-profit childcare centers planning to improve to expand their
facilities.

e. CRA Housing and Social Service Investments: Capital funds to local needs

including for housing and social services, with very low return required, over
time.

f. CRA Forward Fund: Grants to support capital projects for nonprofit organizations

providing social services and other resources for Cambridge residents.

g. Other source(s) not yet identified

10



Exhibit C: Anticipated Timeline

Capital Campaign Planning/Analysis: April 2019 — May 2019
Feasibility Study Conducted: May 2019 - July 2019
Decision Making on Project Scope and Pathway: July — September 2019
Submit Application for Permitting: November 2019
Submit Application(s) for Financing: February - April 2020
Start of Construction: August 2020

Certificates of Occupancy (housing; kids & pantry above ground!): January 2022

11
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4

MARGARET FULLER HOUSE
69-71 Cherry Street
Parcel - 75-172

EXHIBIT C: Maps and Photos

%)
I e —
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Historic home at 71 Cherry Street. The roof of the after-school center can be seen on the far right.

View of rear parking lot from corner of Pine and Eaton Streets. The historic home and the above ground entrance
to basement/garden level after-school center can be seen in rear.
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Current room in the after-school center.
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EXHIBIT D: City of Cambridge Living Wage Ordinance

CITY OF CAMBRIDGE LIVING WAGE ORDINANCE FACT SHEET
CHAPTER 2.121 OF THE CAMBRIDGE MUNICIPAL CODE

Note: This fact sheet is a summary of several provisions of the Cambridge Living Wage
Ordinance, intended to provide an introduction to the matters regulated by the ordinance. All
determinations regarding the application of the ordinance to particular individuals or
circumstances should be made by reference to the ordinance itself.

Effective date: The Cambridge City Council enacted the Living Wage Ordinance effective July
2, 1999.

Purpose: The purpose of the ordinance is to assure that employees of the City and employees of
contractors, subcontractors, and beneficiaries of assistance from the City earn an hourly wage
needed to support a family.

Application: The ordinance applies to (a) City employees, (b) employees of contractors and
subcontractors who have Service Contracts with the City in amounts over $10,000, (a Service
Contract does not include contracts for the purchase of goods, products, equipment, supplies, or
other property, and does not apply to services which are incidental to the delivery of such
products, equipment or commodities), and (c) employees of Beneficiaries of Assistance in the
form of grants, loans, tax incentives, bond financing, subsidies, or other forms of assistance over
$10,000, received by or through the authority or approval of the City, including but not limited
to, c. 121A tax abatements, industrial development bonds, Community Development Block
Grant (CDBG) loans or grants, Enterprise Zone designations awarded after the effective date of
the ordinance, and the lease of City owned land or buildings below market value.

Covered Employers: The ordinance applies to the City, any contractor or subcontractor on a
Service Contract with the City over $10,000, and any Beneficiary of Assistance over $10,000.

Covered Employees: The ordinance applies to any person employed by a Covered Employer, and
to any person employed by an independent contractor doing business with a Covered Employer,
who would directly expend any of his or her time on the activities funded by the service contract
or the activities for which the Beneficiary received Assistance.

Living Wage: Effective March 1, 2019 the Living Wage is $16.15 per hour, subject to annual
CPI adjustments each March 1st. Cuts in non-wage benefits prohibited: No Covered Employer
may fund any wage increase required by the ordinance by reducing health, insurance, pension,
vacation, or other non-wage benefits of any of its employees.

Waivers: The City Manager may grant waivers to the requirements of the ordinance. There are
three types of waivers: (a) General Waiver: if the City Solicitor finds that application of the
ordinance would violate a specific federal or state statute or regulation; (b) Hardship Waiver: a
non-profit employer may apply to the City Manager for a waiver if payment of the Living Wage
would cause a substantial hardship; and (c) Chapter 30B Waiver: prior to issuing an invitation to
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bid for a services contract a department may ask the City Manager for a Living Wage waiver if it
would make the contract inordinately expensive or would result in a significant loss of services.

Exceptions: Certain positions are excepted from the ordinance upon certification in an affidavit
signed by the principal officer of a Covered Employer that the positions are as follows: (1) youth
hired pursuant to a City, state, or federally funded program during the summer or as part of a
school to work program or other related seasonal or part-time work; (2) work-study or
cooperative educational programs; (3) trainees who are given a stipend or wage as part of a job
training program; (4) persons working in recognized supported employment programs that
provide workers with additional services such as room and board, case management, counseling,
or job coaching; (5) positions where housing is provided by the employer; (6) employees who
are exempt from federal or state minimum wage requirements; and (7) individuals employed by
the City where such employment is intended primarily to provide a benefit or subsidy to such
individuals, although they are paid for work performed.

Notification Requirements: All persons who have signed a service contract with the City or a
contract for Assistance are required to forward this Fact Sheet to any person submitting a bid for
a subcontract on the contract. All Covered Employers must provide this Fact Sheet to each
Covered Employee and must post this Fact Sheet in a conspicuous location visible to all
employees.

Complaint Procedures: Any employee who believes that he or she is a Covered Employee or an
applicant for a position to be filled by a Covered Employee who believes that the employer is not
complying with the requirements of the Living Wage Ordinance may file a complaint with:

For City Employees:
Personnel Director

City Hall

795 Massachusetts Avenue
Cambridge, MA 02139
(617) 349-4332

For Non-City Employees:
Purchasing Agent

City Hall

795 Massachusetts Avenue
Cambridge, MA 02139
(617) 349-4310
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Exhibit E: Insurance Requirements

Consultant shall provide, pay for, and maintain in effect the following types and amounts
of coverage with insurance companies duly licensed and admitted to do business in
Massachusetts, with a Best Rating of A, X or better and that is acceptable to the CRA. Coverage
shall be maintained for the duration of the Consultant’s Work until completion, unless further
specified below. Consultant’s insurance shall be primary insurance and shall not be considered
contributory insurance with any insurance policies of the CRA.

Consultant shall require any contractor or subcontractor, or any other party performing
work or rendering services on behalf of Consultant in the performance of this Agreement
(together with Consultant, the “Consultant Parties’) to maintain and provide evidence of similar
coverage as stated herein or otherwise instructed by the CRA.

The CRA reserves the right to request a copy of all policies stated herein (with any
applications and financial information redacted). Such copies must be certified by Consultant
and Consultant Parties’ insurance broker as true and original copies.

Minimum Insurance Requirements:

General Liability. General liability insurance including contractual and personal injury liability
insurance in an amount not less than $1,000,000 combined single limit bodily injury and
property damage per occurrence and $2,000,000 annual aggregate limit per location.

Professional Liability. Professional liability insurance, including acts, errors and omissions
arising out of the rendering of, or failure to render, professional services related the agreement, in
an amount not less than $1,000,000 per occurrence. Coverage shall be maintained for a period of
at least 1 year(s) after substantial completion of the Work.

Workman’s Compensation. Workman’s compensation insurance in the amount equal to the
limits defined by statute in the Commonwealth of Massachusetts.
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Exhibit F: CRA Standard Contract

CONSULTANT SERVICES AGREEMENT

This Consultant Services Agreement (this "Agreement") is made as of this day
of ,20  , by and between the Cambridge Redevelopment Authority, a public
body politic and corporate, established pursuant to Chapter 121B of the Massachusetts General
Laws (hereinafter the "CRA"), and ,a

organized under the laws of (hereinafter the
"Consultant"). The CRA and the Consultant may hereinafter be collectively referred to the
"Parties."

RECITALS

1. In furtherance of the CRA’s Work, the CRA seeks to retain the Consultant for the
services set forth in Exhibit A (the “Consultant’s Work™), and the Consultant is qualified, ready,
willing, and able to perform the Consultant’s Work in accordance with this Agreement;

[additional recitals as appropriate]

AGREEMENT

NOW THEREFORE, in consideration of the mutual promises and obligations contained
in this Agreement, the Parties hereby agree as follows:

ARTICLE I - Statement of Purpose of Agreement; Term

Section 101 — Purpose of Agreement

This Agreement is intended to set forth the agreement between the Parties pursuant to
which the Consultant will provide the Consultant’s Work to the CRA and the CRA will
reimburse the Consultant accordingly.

Section 102 — Term
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The term of this Agreement (the “Term”) shall begin as of , 20 and shall
continue through , 20 . Notwithstanding the foregoing, the CRA may terminate
this Agreement pursuant to Section 103, below.

Section 103 - Termination

The CRA may terminate the Agreement prior to the expiration of the Term for cause or
for convenience, as defined below.

If at any time Consultant fails to perform the Consultant’s Work with diligence or
otherwise fails to discharge its responsibilities under this Agreement, and such failure is not
remedied, or such failure, in the CRA’s sole and absolute discretion, cannot be remedied, or if
remedial action is not undertaken within five (5) days after written notice of such failure by
CRA, CRA may terminate this Agreement for cause by giving notice to Consultant. If the CRA
terminates the Agreement for cause, the CRA (1) shall have the right to complete the
Consultant’s Work by whatever method it deems expedient and (2) shall, after final completion
of the Consultant’s Work, pay the Consultant only for work properly performed as of the date of
termination, less the amount, if any, of costs and damages sustained by CRA on account of
Consultant’s default, including sums paid by the CRA in order to complete the Consultant’s
Work.

The CRA may also, in its sole and absolute discretion, terminate this Agreement at any
time for convenience by giving notice to Consultant. In such event, the Agreement shall
terminate at the expiration of thirty days from CRA’s notice of its intention to terminate for
convenience. Ifthe CRA terminates for convenience, the CRA shall pay to the consultant so
much as is owed for the Consultant’s Work completed through the date of the notice of
termination. Consultant shall not be entitled to recover anticipated profits or overhead on
account of Consultant’s Work that has not yet been performed.

In the event of termination either for cause or for convenience, the Consultant shall
remain responsible for all of its obligations and all Consultant’s Work performed prior to the
date of such termination.
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ARTICLE II —- SCOPE OF SERVICES

Section 201 — Request to the Consultant

The CRA hereby requests that the Consultant perform the Consultant’s Work in accordance with
the requirements of this Agreement.

Section 202- Approval of Scope of Work

The CRA may send the Consultant a proposed Scope of Work for a project at any time
with a request for the following: (a) proposed contract schedule; (b) proposed fee for the
requested services, using the agreed upon billing rates in Exhibit A, along with a Truth in
Negotiations certificate in accordance with M.G.L. c. 7C, s. 51; and (c) any suggested
modifications to the proposed Scope of Work. The Consultant shall respond to such a request
within ten (10) days of receipt of the proposed Scope of Services from the CRA. The Consultant
shall include in the proposed Scope of Work only information necessary to set forth the scope of
work to be performed for a particular Project and shall not include any additional contractual
terms which conflict with the terms of this Contract. The CRA reserves the right to propose
changes to the Consultant’s proposal. If the Consultant agrees to such changes, the Consultant
will resubmit an updated proposal reflecting such changes in a timely manner and, unless
otherwise agreed by the parties, in no event later than three (3) business days from the parties’
agreement on such changes. The CRA may approve a Scope of Work by issuing a Notice to
Proceed as set forth below or by a separate written Approval.

Section 203- Notice to Proceed

The Consultant shall commence services for a particular project upon receipt of a Notice
to Proceed from the CRA, which shall include the Approved Scope of Work, the fee for the
services to be performed, along with a payment schedule for such fee, and Certificates of
Insurances, if applicable.
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ARTICLE III- CONSULTANT OBLIGATIONS

Section 301 - Provisions for the Consultant

The Consultant shall provide the necessary personnel, equipment and materials to the
CRA in an amount, at a time, and in a manner sufficient to pursue and complete the Consultant’s
Work in accordance with the best professional practice and consistent with the duty of care owed
to the CRA. The Consultant represents that it is qualified to perform the Consultant’s Work.

Section 302 —Availability of Consultant Personnel

The Consultant’s office shall be staffed with professional personnel adequate in number,
training and experience to perform the work required under this Agreement. The Consultant
may retain the services of third-party sub-consultant’s as needed to assist with specialized tasks
related to the Consultant’s Work.

Section 303 — Schedule for Completion of the Consultant’s Work

The Consultant shall begin performance of an Approved Scope of Work and Notice to
Proceed Agreement promptly and shall complete the Consultant’s Work without delay. All work
shall be performed by the Consultant in accordance with each project’s Notice to Proceed
agreement.

Section 304 — Insurance and Indemnification

The Consultant shall carry insurance as set forth in Exhibit B. All policies shall indemnify
and save harmless the CRA, its officers, agents and employees from claims, suits, actions,
damages and costs of every name and description resulting from errors and omissions in the
work performed by the Consultant after the starting date of and under the terms of this
Agreement. All policies shall include coverage in a sufficient amount to assure the restoration of
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any plans, drawings, computations, field notes or other similar data relating to the work covered
by this Agreement in the event of loss or destruction until all data is turned over to the CRA. A
certificate showing that it is carrying the required insurance shall be submitted to the CRA for
filing. The CRA shall not be obligated to make any payment to the Consultant for services
performed under the provisions of this Agreement before receipt of such evidence of insurance
coverage.

No cancellation of such insurance, whether by the insurers or by the insured, shall be valid
unless written notice thereof is given by the party proposing cancellation to the other party and to
the CRA at least twenty (20) days prior to the intended effective date thereof, which date shall be
expressed in said notice. Notice of cancellation sent by the party proposing cancellation by
certified mail, postage prepaid, with a return receipt of addressee requested, shall be sufficient
notice. An affidavit from any officer, agent or employee, duly authorized by the insured, shall be
prima-facie evidence that the notice was sent.

The Consultant shall be liable for all damage caused by errors or omissions in the
Consultant’s Work or in the work of its subcontractors, agents, or employees performed under
this agreement. The Consultant expressly agrees that its subcontractors, agents, or employees
shall possess the experience, knowledge and character necessary to qualify them individually for
the particular duties they perform. Nothing in this Article or in this Agreement shall create or
give to third parties any claim or right of action against the Consultant or the CRA beyond such
as may legally exist irrespective of this Article or Agreement.

Section 305 — Independent Contractor

The Consultant is an independent contractor with respect to its duties under this Contract.
No act or direction of the CRA shall be deemed to be the exercise of supervision or control of the
Consultant’s performance hereunder. Under no circumstances shall the Consultant be deemed a
“state employee” or a “special state employee” for the purposes of receiving protection from
liability under the provisions of M.G.L. c. 258.
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ARTICLE IV- REIMBURSEMENT AND TOTAL MAXIMUM OBLIGATION

Section 401- Consultant Team’s Names, Titles and Billing Rates

Prior to the beginning of the Consultant’s Work, the Consultant shall submit for CRA
approval the names, resumes, titles and billing rates of all personnel to be assigned to the
Consultant’s Work which shall be consistent with Consultant’s proposal in all respects (Exhibit
A). Any subsequent increase in billing rates shall require the written approval of the CRA. The
Consultant with written approval of the CRA may engage sub-consultants to assist with specific
tasks of the Consultant’s Work. The compensation rate for those services shall be determined
within each Scope of Work.

Section 402- Payment for Consultant’s Work

Not later than thirty (30) days following its receipt of each portion of the Consultant’s
Work the CRA shall pay to the Consultant the approved cost of such invoice. Invoices shall be
received in accordance with the terms of each project’s Approved Scope of Work and Notice to
Proceed Agreement.

CRA shall have the right to withhold from payments due to Consultant such sums as are
necessary to protect CRA against any loss or damage which may result from negligence or
unsatisfactory work by Consultant, or failure by Consultant to perform its obligations under this
Agreement. In the event that the CRA terminates this Agreement for cause, pursuant to Section
103, the CRA shall also have the right to withhold from payments due to Consultant the sum of
costs and damages sustained by CRA on account of Consultant’s default.

Section 403 — Total Maximum Obligation

The total maximum obligation to be incurred by CRA pursuant to this Agreement is not
to exceed, without further amendment and agreement of the Parties, $




CRA - 71 Cherry Street Real Estate Financing RFP Page 29

ARTICLE V - REPRESENTATIONS

Section 501 — Qualifications

The Consultant represents that it is qualified and shall at all times remain qualified and
shall only retain third parties that are qualified to perform and complete the obligations in this
Agreement; and that performance shall be timely and meet or exceed industry standards for the
performance required, including obtaining requisite licenses, registrations, permits, resources for
performance, and sufficient profession liability; and other appropriate insurance to cover the
performance.

Section 502- Standard of Care

The Consultant certifies that performance under this Agreement, in addition to meeting its
terms, will be made using ethical business standards and good stewardship of taxpayer and other
public funding and resources to prevent fraud, waste and abuse.

Section 503 — No Collusion

The Consultant certifies that this Agreement has been offered in good faith and without
collusion, fraud or unfair trade practices with any other person, that any actions to avoid or
frustrate fair and open competition are prohibited by law, and shall be grounds for rejection or
disqualification of a response or termination of this Agreement.

Section 504 — Public Records Law

The Parties acknowledge that deliverables and other documents produced under this
Agreement may be subject to the Federal Freedom of Information Act or the Massachusetts
Public Records Law, or both, and each agree to comply with such law(s) in every respect.
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Section 505 — Release and Ownership of Materials

No copies of data or plans, including material in the formative stage are to be released by the
Consultant to any other person or agency, except after prior approval of the CRA. All press
releases including plans and information to be published in newspapers, magazines, and other
news media are to be through CRA sources only. All materials prepared by the Consultant for
the purpose of performing the Consultant’s Work shall be owned by the CRA. During the
performance of the Contract, such material shall be maintained by the Consultant; the CRA will
have full access to such materials with copies available to the CRA upon request.

ARTICLE VI - MISCELLANEQOUS MATTERS

Section 601 — Notices

All notices or other communication required or permitted to be given under this
Agreement shall be in writing, signed by a duly authorized officer of the CRA, or a duly
authorized contracting officer of the Consultant, and shall be deemed delivered if mailed,
postage prepaid, by certified mail, return receipt requested, or delivered by hand to the principal
office of the intended Party.

Section 602 — Authorized Representatives

The Parties agree to cooperate with each other reasonably, actively and in good faith and
in any other way not specifically set forth in this Agreement. For the purpose of this Agreement,

The CRA hereby appoints (617-492-6800),
@CambridgeRedevelopment.org) as its Authorized Representative, the Consultant
hereby appoints ( , ) as its Authorized Representative. Each

Authorized Representative shall be authorized to negotiate and approve actions taken under this
Agreement on behalf of their respective organizations, and shall be authorized to initiate, execute
and deliver any correspondence relating to this Agreement which is not specifically required by
its terms.
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Section 603 - Counterparts

This Agreement may be executed in multiple counterparts. All such counterparts shall be
deemed to be originals and together shall constitute but one and the same instrument. The
Agreement, including the Exhibit made a part of this Agreement, constitutes the entire agreement
of the Parties with respect to the matters referenced herein, and supersedes all prior dealings and
agreements, written or oral, between the Parties with respect to such matters.

Section 604 — Effective Date

This Agreement shall be deemed to become effective as of the date it shall be executed
and dated by all Parties, and shall terminate on the last date of each Parties” compliance with
each of the obligations set forth herein.

Section 605 — Respective Authorizations

The Parties each represent to each other that the persons executing this Agreement on
their behalf have been duly authorized to do so. This Agreement may be amended from time to
time only in writing executed by the Parties.

The Consultant and the CRA have respectively caused this Agreement to be duly
executed as a sealed instrument as of the day and year first above written.

CAMBRIDGE REDEVELOPMENT CONSULTANT
AUTHORITY

By: By:




The Traggorth Companies LLC
50 Summer Street

Boston, MA 02110
www.traggorthcompanies.com

December 2, 2019

Erica Schwarz, Community Project Manager
Cambridge Redevelopment Authority

255 Main Street, 8% Floor

Cambridge, MA 02142

RE: Proposal for 71 Cherry Street Real Estate Finance Consultant
Dear Ms. Schwarz,

Traggorth Companies and Stone Soup Collaborative are pleased to submit this response to the
Cambridge Redevelopment Authority’s Request for Proposals for a Real Estate Finance Consultant. Our
professional paths have crossed before working in the real estate field and in the same communities for
almost a decade now, and we believe that this particular assignment is a perfect fit for the combination
of skills that we bring.

More specifically, Traggorth Companies has worked with Roxbury Tenants of Harvard, United South End
Settlements, and Youth Enrichment Services, among other non-profits over the years executing complex
real estate transactions from concept to completion. The projects run the gamut of uses from
community centers, market and affordable housing, to early education centers. Maura Camosse Tsongas
has also worked with non-profits such as Abby’s House in Worcester, NOAH in East Boston and
Dorchester Bay Economic Development Corporation to spearhead complicated projects, and has
important experience in building capacity at smaller non-profits. Combined, we have worked with many
staff, boards, volunteers, and community members building consensus around often difficult decisions
that are needed in order to move non-profit organizations forward and ensure their long-term
sustainability.

Enclosed, we describe in much greater detail our qualifications, outline a scope of work, and offer a cost
proposal. These components reflect our best-thinking based on past experience and your RFP; however,
we recognize this process is a conversation and that some of what we have proposed will surface
additional questions. We look forward to the opportunity to speak to you further about how our
expertise may assist you.

Sincerely,

Tanya Hahnel Maura Camosse Tsongas
Partner President

Traggorth Companies Stone Soup Collaborative

Attachments: Proposal
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Proposal for Real Estate Development Financing

By: Traggorth Companies and Stone Soup Collaborative

December 2, 2019



Part 1: Company Overview

a. Provide a brief history of the entity’s experience in providing real estate development
financing services, particularly for nonprofit sponsored projects

Traggorth Companies

Traggorth Companies (TC) specializes in complicated real estate projects that rely on a
mixture of public and private financing. The firm works with organizations facing complicated
real estate questions to identify feasible projects that will further the organization’s mission
and contribute to their long term financial sustainability. TC has worked on complex real
estate projects with several non-profits and therefore understands projects that are: led by a
board of directors or advisory group, require a higher level of communication with
stakeholders, and that have multiple ‘bottom-lines’.

TC has worked with the Roxbury Tenants of Harvard on three projects, with a combined value
at more than $80M, utilizing a variety of funding sources included new market tax credits, state
and federal historic tax credits, and low income housing tax credits. Roxbury Tenants of
Harvard is a non-profit housing and human service organization that was founded by residents
of the Mission Hill neighborhood in 1969. Their mission is to insure community participation in
decision-making, to foster the improvement of housing, recreation and related facilities for the
residents of the Mission Hill area of Boston and to improve the social and economic condition
of the community. Traggorth Companies has worked with RTH to construct a Community
Center, as well as a mixed income development with a 8,000 s.f. early education center on the
ground floor.

TC is also consulting to United South End Settlements (USES), a 100+ year old organization that
provides early education, afterschool, and workforce development to low income families in
the South End of Boston. TC is working with the organization to leverage their real estate in
Boston’s South End to both finance a new combined headquarters for their programs and
administrative offices, as well as fund an endowment to help sustain the organization’s
operations and put them on a course towards financial stability.

TC is consultant to Youth Enrichment Services (YES), a 50 year old organization that serves
primarily low income youth with leadership development through outdoor sports and
recreation. TCis working with YES to locate and develop a new headquarters site, and sell its
existing headquarters, and focuses on project feasibility and project financing.

Stone Soup Collaborative

Maura Camosse Tsongas created Stone Soup Collaborative LLC in 2018 to provide real estate
development consulting and training within the affordable housing development field. Stone
Soup has a focus on mixed-income residential and mixed-use projects in urban, suburban and
rural areas. Maura also focuses on supportive housing and the ways that local services and
property management can enhance housing developments. Maura enjoys working with



organizations from the early feasibility stages through design development, financing and to
lease up and occupancy. She began her new venture with almost 20 years of community
development and real estate development experience throughout Massachusetts. During that
time, Maura has contributed to the permitting and execution of almost 1,000 housing units
from a 9-unit project in Harvard, MA to a 103-unit mixed-use project in Cambridge and
everything in between. Stone Soup Collaborative is currently working with Dorchester Bay EDC,
Neighborhood of Affordable Housing (NOAH), Abby’s House, Women’s Institute for Housing
and Economic Development and the Chelmsford Housing Authority on projects at various
stages of development.

Tanya Hahnel and Maura Camosse Tsongas are each experienced leading development
projects, and overseeing complicated real estate transactions. They work collaboratively on
each project, providing clients with the breadth of services you’d expect from a larger
consulting firm, but with a hands on approach you can only get from small companies. As a
team, Tanya and Maura will help brainstorm creative solutions to the Margaret Fuller
Neighborhood House’s challenges, and bring their experience to bear in developing the pro-
formas, operating budgets, and schedules for different scenarios the Board may wish to
consider.

b. Describe if the entity is a Woman or Minority Business Enterprise.
Traggorth Companes is not a Woman or Minority Business Enterprise.
Stone Soup Collaborative is a Woman Owned Business Enterprise.

c. Include information on the number of staff. Provide evidence that the staff or company has
a minimum of seven (7) years of successful experience performing real estate financing
consulting work.

Traggorth Companies is a 4 person company, that has been providing real estate financing
consulting work since its formation in 2012. One of TC’s Partners, Tanya Hahnel, will be the
lead staff person for this project. Tanya has been with Traggorth Companies since 2013.
Formerly, Tanya was the Director of a regional affordable housing consortium. Since joining
Traggorth Companies, she has worked on a wide array of development and consulting projects,
including the Roxbury Tenants of Harvard Community Center, Youth Enrichment Service’s
expansion and relocation along the Orange Line corridor, and United South End Settlements’
headquarters development. Tanya has served on both Regional and National boards for the
National Community Development Association (NCDA). Originally from the DC area, she is a
graduate of Swarthmore College in Pennsylvania, with a dual degree in Math and Economics
and earned her Master’s Degree in Urban and Regional Policy from Northeastern University.

Maura Camosse Tsongas is the principal at Stone Soup Collaborative LLC. Maura began working
in community development with urban youth at Thompson Island Outward Bound in 1999.
After graduating with a Master’s degree from the Urban and Regional Policy program at



Northeastern University she began working with the Women’s Institute for Housing and
Economic Development (WIHED) in 2008. During her seven years at WIHED she worked on
mixed use projects with complicated financing throughout Massachusetts. These projects
included Federal and State low income housing tax credits, Federal and State historic tax
credits, State Bond funds and Federal Home Loan Bank funds. Maura spent almost two years at
Neighborhood of Affordable Housing as their Director of Real Estate before starting Stone Soup
Collaborative in 2018.

Part 2: Property Management Experience & Personnel

a. Provide a list up to five (5) current or former real estate development financing clients
for similar projects. Please include the following:

Please see attached summaries of 3 relevant real estate development clients for similar
projects. These provide the overview of scope, and timeline of the project. Below is
contact information for client contact.

Roxbury Tenants of Harvard

11 New Whitney St, Boston, MA 02115
Karen Gately, Executive Director
kgately@roxburytenantsofharvard.org
617-232-4306

Traggorth Companies

United South End Settlements

36-48 Rutland Street, Boston, MA 02118
Maicharia Weir-Lytle, CEO
mweirlytle@uses.org

617-375-8146

Youth Enrichment Services

412 Mass Ave, Boston, MA 02118
Bryan Van Dorpe, Executive Director
bvandorpe@yeskids.org
617-267-5877

Stone Soup Collaborative

Abby’s House

52 High Street Worcester, MA
Stephanie Page, Executive Director
stephanie@abbyshouse.org
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508-756-5486

CHOICE, Inc (Chelmsford Housing non-profit)
10 Wilson Street Chelmsford, MA

Connie Donahue, Executive Director
connie@chelmsfordha.com

978-697-6385

b. Provide resumes for the staff who will be assigned to this project. Resumes should
include education, experience, specific professional accomplishments and any special
qualifications. Describe the wage range for your employees.

Please see attached resumes for Tanya Hahnel and Maura Camosse Tsongas.
Both Tanya Hahnel and Maura Camosse Tsongas bill at $190/hour.
Part 3: Program Implementation for Phases | and Il

a. Describe the process the firm will undertake to develop the sources and uses development
budget for the project, including for the Housing Construction, Facilities CRA — 71 Cherry
Street Real Estate Financing RFP Page 13 Revitalization, and Historic House Improvements
components. Include an overview of the sources the firm will explore for this project.
Describe the communication process you will seek to have with the CRA as the work
progresses.

The consultant team will provide summary pro-formas for scenarios that the Board and CRA
wish to explore. These pro-formas will rely on public and private sources such as:

Margaret Fuller Neighborhood House Rehabilitation

e Federal Historic Tax Credits

e State Historic Tax Credits

e Early Education Out of School Time (EEOST) funding specifically for the childcare space
renovation or reconstruction.

Housing or Mixed Use development onsite to help fund the Margaret Fuller Neighborhood
House redevelopment and operations

e Private debt

e Equity

e Low Income Housing Tax Credits
e HOME funds

e Housing Stabilizaton Funds
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e Other “soft subsidy” programs through the State’s Department of Housing and
Community Development.

e The consultant team will also work with the CRA to include reasonable assumptions
regarding local subsidy sources through the City of Cambridge, including Housing Trust
Funds and CPA funds.

Note: Although the project is located in a New Market Tax Credit (NMTC) eligible census tract,
the team does not think it would rate highly to obtain this very competitive funding source.
However, the team has experience with NMTC’s as a funding source, and is happy to discuss
NMTC's further with the Board and CRA.

An important part of Phase 1 will be an iterative process whereby information on how much a
housing project on the site can help fund the renovation of the Margaret Fuller Neighborhood
House and its program space will serve to inform and clarify MFNH’s scope in the overall
project. In order to ensure the two portions of the overall project work together to further the
MFNH’s mission and organizational sustainability, we will need to have a clear sense of the
strategic goals of the combined projects. We anticipate meeting with the MFNH Board and CRA
staff jointly at the outset of the project to clarify those goals and kickoff of the consulting
project. Prior to this meeting, the consultant team will have reviewed background information
provided by CRA staff and MFNH in order to understand the community process to date, as well
as the current financial state of the Margaret Fuller Neighborhood House.

After the initial joint meeting to clarify goals and objectives, we anticipate weekly calls with CRA
staff to review and refine the development models. Two more joint monthly meetings —one in
February and one in March — with the MFNH Board are anticipated where the consultant team
will review the development models with them, as well. April will be spent coming to a
consensus around next steps for the overall project. Depending on how much time is needed
to reach consensus, we anticipate that there might need to be more frequent joint meetings
with CRA Staff and the MFNH Board in April.

The consultant team will work closely with the CRA to make sure that the Margaret Fuller
Neighborhood House Board understands and is in support of applying for the financial sources
that the team pursues with the CRA. All financial sources come with requirements and risks
that the Board must be fully aware of, and must discuss. The end outcome of the project will in
large part depend on the success of various funding applications, and it’s not always a linear
process to get to a fully financed project, so ongoing communication with the Board will be
important to ensure they are on board with the funding process for the project, and therefore
ultimately shaping the end project that will take place.



b. Describe how the firm could support the CRA and MFNH in submitting financing
applications

A key step to a successful project is executing compelling funding applications. The consultant
team will work closely with the CRA to ensure that they review all funding applications and help
make the most compelling case possible for the project. The consultant team does not foresee
needing additional expertise from the CRA to complete the proposals, beyond access to any
client information needed to fill out forms and provide financial history and records on behalf
of the Client to potential lenders.

Traggorth Companies has worked on behalf of numerous non-profit clients to prepare and
submit funding applications. This work ranges from preparing One-Stop applications to the
State’s Department of Housing and Community Development for affordable housing resources
to submitting applications for Historic Tax Credits, to securing competitive loan terms from
private lenders for construction and permanent debt.

e TC has worked on behalf of Asian Community Development Corporation (ACDC) to
leverage $S58M in financing for their Parcel 24 Project in Chinatown.

e TC has leveraged $63M in public and private financing on behalf of Roxbury Tenants of
Harvard for their Mosaic Project in Boston.

e TC has leveraged $11M in public and private financing on behalf of Roxbury Tenants of
Harvard for their Community Center Project.

e Stone Soup has leveraged $17 million in public and private financing on behalf of Abby’s
House in Worcester, MA.

e Stone Soup has helped leverage $32 million in public and private financing on behalf of
NOAH in East Boston, MA.

Many of the sources contemplated in section 3.a can be applied for on a rolling basis, with the
exception of State Historic Tax Credits, which are available via application 3 times a year, and
the Public Subsidy Sources available through the State’s Department of Housing and
Community Development, which are available through their One-Stop Application once a year
(with the exception of some sources which are available on a rolling basis “out of round.”)

Part of the work in Phase 1a is to determine the final scope of the project and to what degree
the CRA and/or the Margaret Fuller Neighborhood House will be involved in developing the rest
of the site. Should the MFNH and CRA elect to bring in a third party to work with them to co-
develop the site, the consultant team will assist the CRA and Margaret Fuller Neighborhood
House in preparing a Request for Proposals from potential co-developers. The consultant team
will assist the client in selecting a responsible, compatible partner whose proposal delivers the
right mix of housing and programming for the site, and also makes a payment to the Margaret
Fuller Neighborhood House that will enable their goal of redeveloping their program space and
putting the organization on a sustainable financial path.



If the MFNH and CRA decide instead to fully develop the site on their own, then the consultant
team is prepared to work with them to submit applications on their behalf for any and all
funding sources contemplated at the end of Phase 1a.

c. Describe the kind of support the firm would provide during the construction phase and the
process the firm would implement to carry out that support. Describe circumstances that
might require this kind of assistance during the construction phase.

Both Traggorth Companies and Stone Soup Collaborative have provided project management
services to Owner’s and non-profits during construction and fit out. During construction, the
consultant team will:

e Maintain the project budget and provide the Owner with updated hard and soft cost
projections on a monthly basis.

e Maintain the project schedule, including tracking milestones for the project’s lenders
through occupancy.

e Attend weekly project meetings on behalf of the Owner with the Architect and
Contractor.

e Submit monthly requisitions to the project lenders on behalf of the Owner.

e Provide accounting services for the project on behalf of the Owner, ensuring a
successful cost certification of the project by a third party accounting firm, if required.

e Assist the Owner with fit out (FF&E).

Please note: these services are not intended to serve as a construction consultant for the
Owner. For anindependent review of all change orders associated with the project, and for
construction inspections, a third party construction consultant should be engaged.

Part 4: Fees and Contracting

a. Describe the company’s fee method. Provide a description of fees for Phases | and Il. If the
company will charge an hourly wage, please estimate the number of hours expected to be
needed during each phase, on a monthly basis. This description could be incorporated into
Part 3, to align with the outline implementation of Phases | and II.

Traggorth Companies and Stone Soup Collaborative will submit one invoice on a monthly basis
that includes time spent on the project by both companies. The time will be tracked hourly, at
an hourly rate of $190/hour.



Estimated Hours Estimated NTE Fee

Phase 1a: January 2020 — April 2020 200 $38,000
Assessment and Goal Setting

Identification of Options to Explore

Modeling of Development Options

Regular calls with CRA staff & Board Presentations
Consensus on Next Steps

Phase 1b: April 2020 — March 2021 410 $78,000
Lead the submission of financing applications
identified as next steps as part of Phase 1a.
Provide technical support and spearhead financial
closings for the project.

Update the development budget and pro forma as
needed and fill budget gaps as they arise.

Provide CRA and MFNH board updates as needed.

Phase 2: April 2021 —March 2023 12 months at $156,000
Construction $8,000/month

12 months at

$5,000/month
TOTAL $272,000

The fees for Phase 1b are highly dependent on the outcome of Phase 1a, specifically how the
MFNH Board and CRA decide to structure the project. Our fee proposal anticipates a third
party will be brought in as a partner to CRA and MFNH to develop the site in exchange for a
payment to the Margaret Fuller Neighborhood House. Therefore, it assumes time spent
selecting a third party partner to development the site with MFNH and CRA, and time spent
applying for state and federal historic tax credits and private financing for the renovation of the
Margaret Fuller Neighborhood House itself. It does not anticipate funding the entirety of the
site’s development.

If the project has taken a different turn during Phase 1a than what we anticipated at the time of
this RFP response, we will gain explicit approval from the client in advance of increased work,
and billing, on the project.

b. Describe any circumstances that might lead to additional billing.

Should the consultant team be the lead in financing a mixed use redevelopment of the entire
site that includes a One-Stop Application to DHCD, it would almost certainly lead to higher
billing than what we estimate in this proposal.

Should the project go beyond the timeline outlined in the RFP, it will most likely lead to
additional billing.



Tanya Hahnel

Tanya specializes in real estate project management and financial analysis. She has

worked on development projects which utilize a variety of private and public funding
sources, including historic tax credits, low income housing tax credits and new market tax
credits. Her projects range from mixed use buildings and adaptive reuse of historic

properties to new infill development of urban sites. Tanya has also led Traggorth

N
A |

Company’s consulting work for several Boston-based non-profits.

Project Experience Snapshot

Roxbury Tenants of Harvard Community Center — Mission Hill, MA

2012-2014, $10.8M

Project management on behalf of the non-profit owner, Roxbury Tenants of Harvard from financing through
construction, with additional services including procurement and installation of FF&E, AV, IT, and Security for the
facility. Project was financed by New Market Tax Credits, creating a 28,000 square foot gym, fitness facility, classroom
space, and youth lounge in Boston’s Mission Hill neighborhood.

Off Centre Lofts — Jamaica Plain, MA

2013-2014, $6M

21 unit market rate studio and one-bedroom apartments created from a historic school house as part of a campus-wide
redevelopment in Hyde Square. Project management from financing through construction, and then through lease-up.
The project was fully occupied and leased 3 months after construction. www.offcentrelofts.com

Youth Enrichment Services

Lead consultant to YES, a non-profit, youth development organization exploring options to develop a new
headquarters in Boston. Tanya led a site search along the Orange Line Corridor for the organization, and is
spearheading their negotiations for a long-term lease agreement for expanded space. She is also working with them to
design and manage their fit-out of the new space, anticipated to open in Q4 of 2020.

United South End Settlements
Project Manager for USES’s $1M emergency renovation to its property at 48 Rutland Street, which addressed flood-

related repairs, upgraded their eatly education spaces, and consolidated their operations all under 1 roof.

Completion of a feasibility study analyzing options for expanding and consolidating USES’s headquarters in the South
End of Boston. Since selecting their Rutland Site for expansion and renovation, Tanya continues to provide assistance
with pre-development associated with the Rutland expansion, which is targeting Q1 of 2020 for its construction start.

Education Industry Experience
B.A. Math & Economics Real Estate Project Management
Swarthmore University Real Estate Asset Management

Masters in Urban & Regional Policy

- Housing Finance
Northeastern University

Affordable Housing Planning & Consulting

Affiliations Municipal Planning
Member - Urban Land Institute Site Search and Acquisitions
Former Region 1 and National Board Member Non-profit Consulting

National Community Development Association

(NCDA)
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Maura Camosse Tsongas
(617) 840-0460 stonesoup.maura@gmail.com

Experience

Stone Soup Collaborative LLC Boston, Massachusetts
2018 — Present President

° Serve as a real estate development consultant for community development corporations, non-profit agencies and
housing authorities throughout Massachusetts.

° Assist organizations in the housing development process from initial feasibility through design development,
financing and construction and lease up or any part thereof

° Provide trainings and professional development courses through Mass Housing Partnership and Cape Housing
Institute

Clark University Worcester, Massachusetts

2019 — present Adjunct Professor
e Developed a course in Housing Policy and Practice for the Graduate program in community development

Neighborhood of Affordable Housing (NOAH) Boston, Massachusetts
2017- 2018 Director of Real Estate Development

. Developed and oversaw the pipeline and feasibility for a highly active real estate department within a local
community development corporation including projects within the City of Boston and throughout MA. Currently
250 units in multiple projects are in early stages of feasibility. Includes Coppersmith Village — the redevelopment
of a contaminated city block- made up of 59 affordable and market rate rental units, retail space and 15 market
and affordable for sale townhomes. Resilient construction in a flood zone.

o Oversaw the asset management for NOAH’s portfolio of almost 500 units which includes small scattered site
properties in East Boston and larger multi-unit properties throughout Eastern MA
. Performs predevelopment and feasibility analysis for properties throughout MA. Extensive experience structuring

tax credit and non-tax credit transactions

Women’s Institute for Housing and Economic Development (WIHED) Boston, Massachusetts
2014 - 2017  Senior Project Manager

2012 - 2014  Project Manager

2010-2012  Associate Project Manager

. Project managed complex affordable housing and mixed-use development projects to develop housing with
supportive services in communities throughout Massachusetts. Involved in 30 projects at various stages from
initial feasibility through lease up and occupancy. Completed development of approximately 200 units and
associated commercial space in urban and suburban areas with a particular focus on Gateway Cities.

. Provided capacity building for smaller scale non-profits. Underwrote complex financing and trained leadership
teams, boards and committees about impacts of housing development projects on organizational operations and
structure.

o Regularly commended for approach in managing teams of architects, funders, contractors, local leaders and
community-based partners towards successful and timely project completion.

° Wrote applications to foundations for grants and for state, local and federal financing for projects with relatively

simple $2 million budgets to very complex $15 million transactions, including the Massachusetts ‘One Stop” with
4% and 9% LIHTC, FHLB, and State and Federal Historic Tax Credits.

. Facilitated local community engagement, zoning and approval processes needed for the development of
affordable housing in urban and suburban communities, including Chapter 40B.
. Extensive work with housing authorities throughout Massachusetts. Ample experience with Chapter 30B

procurement requirements and Chapter 149 filed sub bid requirements.



. Monitored construction progress, residential and commercial relocation, and budget, including a $12 million
occupied renovation project with historic tax credits.

Recreational Equipment Incorporated (REI) Boston, Massachusetts

2008 - 2010  OQutdoor School Supervisor (New England Market)

. Reestablished REI Outdoor School in New England in a highly competitive outdoor retail market, increased
participation in outdoor programs by 63% in the first year.

. Oversaw a $250,000 budget and managed 1 full-time and 14 part-time instructors for a company voted in the Top
25 best companies to work for the past 12 years.

. Trained instructors in how to teach new skills to adults; delivered courses (e.g bike riding or kayaking) to adults

with limited experience in the outdoors. Earned highest rating in all post-course evaluations.

Thompson Island Outward Bound Boston, Massachusetts
2005 - 2008  Deputy Program Director & Safety Coordinator

2000 - 2001 6™ and 7" Grade History/Geography and Outdoor Education Teacher

1999 - 2005  Course Director and Instructor (seasonal)

. Developed and managed a $1.2 million budget for three programs supporting expeditions of 1 to 22 days,
including associated staff training, lodging and compensation.

. Directly supervised four Associate Program Directors at two locations and indirectly supervised 60 instructors,
with up to 28 instructors in the wilderness at a time.

. Successfully delivered 85 expeditions serving 13,000 young people, fostering character development,
environmental stewardship, and respect for cultural diversity through wilderness-based expeditions.

. Led 17 wilderness-based expeditions of 1 to 3 weeks, primarily with 12-13 year old urban youth

Education and Honors

Masters of Urban and Regional Policy, 2011 Masters of Science in Environmental Studies, 2005
Northeastern University, Boston, Massachusetts University of Wisconsin, Madison, Wisconsin
Recipient of the Dean’s Scholarship Foreign Language and Area Studies Fellowship (FLAS)

Fulbright Scholarship, 2001
Conducted research on sustainable land use through the University of Zambia

Bachelor of Arts with High Honor, 2000 University of Fort Hare, Fort Hare, South Africa,
Mount Holyoke College, South Hadley, Massachusetts One-year study abroad shortly after the end of apartheid

Frank White Award, 2006
Recognition for Outward Bound Thompson Island staff member committed to diversity and equal opportunity.

Skills and Trainings

Portfolio Strengthening and Asset Management, Neighborworks, 2017

Mixed Use Real Estate Finance Training, National Development Council, 2010
REI Management Training, 2008

Advanced Facilitation Skills Training, Project Adventure, 2001 & 2004
Diversity Training, Thompson Island Outward Bound, 2001 & 2006

Memberships & Affiliations

Chair, Massachusetts Associations of Community Development Corporation Real Estate Peer Group 2016-2018
Member, Massachusetts Associations of Community Development Corporation Policy Committee

Member, Expanding Opportunities Committee of the Commonwealth Housing Task Force

Member, Homelessness Committee and 40B Committee, Citizens Housing and Planning Association
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Real Estate Feasibility Study and Rutland Campus Project
(June 2017 — Ongoing)

USES has been serving the South End for 125 years, with a mission of lifting children and their families out of the
cycle of poverty. Traggorth Companies, in partnership with Utile Architects, and with substantial neighborhood and
stakeholder input, worked on a 7 month feasibility study to identify the best path forward for the organization’s
real estate. Ultimately this led USES to pursue renovating and expanding their historic properties on Rutland Street
and monetizing their property at 566 Columbus Avenue to fund an endowment that would sustain their operations
for years to come.

Traggorth Companies continues to work with USES on the thoughtful disposition of its property at 566 Columbus
Avenue and the redevelopment of its property on Rutland Street to service as its new headquarters in what will
become the new Harriet Tubman House in the South End. The Rutland Campus project is estimated at a TDC of
$21 million, and relies on State and Federal Historic Tax Credits, as well as New Market Tax Credits.



Youth Enrichment Serwces

YES Headquarters Project

(July 2016 — Ongoing)

Traggorth Companies spearheaded a site search along the Orange
and Red lines for Youth Enrichment Services, a nonprofit who had
outgrown its current headquarters in Boston’s South End. YES
came to the table with a list of priorities that made the possibility

of locating its new headquarters in the upcoming Jackson Square
Recreation Center an ideal solution.

Traggorth Companies has assisted YES in negotiating the terms
of a 35 year lease with Urban Edge, the non-profit developer of
the Recreation Center. Currently, TC is managing the design and
fit out of their space, which is estimated to start construction in

2020, allowing YES to move into a new headquarters in Q3 of
2021.
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RTH Restoration Housing

(Completed 2016)

Full project management of a $20M rehabilitation of 81 units across 17 properties in Boston’s Mission Hill
neighborhood. The project utilized State and Federal Historic Tax Credits and 4% Low Income Housing Tax
Credits. The project was an occupied rehab that upgraded not only the historic facades, but also the
interior living spaces for 81 low income families.

p— ——

RTH Community Center

(Completed 2014)

New Construction of a 28,000 square foot community center in Mission Hill, Boston. Traggorth Companies
provided permitting, design development, and New Market Tax Credit (NMTC) financing assistance prior to
construction. During construction, TC oversaw the procurement of the furniture, fixtures, and equipment
scope.



The Traggorth Companies LLC

TC Selected Corporate Experience Snapshot

50 Summer Street
Boston, MA 02110

www.traggorthcompanies.com

Page 1
Project Name Location Owner/Sponsor Description Project Year of TC Role
Cost Completion
1005 Broadway Chelsea, MA Traggorth 43 units of affordable and market rate $12M TBD Direct
Companies housing and ground floor retail. development
CCBA Tai Tung Chinatown/South | Consolidated Financial planning and feasibility of a $40M TBD Selected
End, Boston, MA Chinese mixed use/mixed income site. Created project
Benevolent an RFP to find a development partner management
Association
(CCBA)
United South End South End, Boston, | United South End Implementation of real estate aspects $18M TBD Full project
Settlements MA Settlements of strategic plan including expansion of management
Strategic Planning headquarters and disposition of real
estate assets.
YES Headquarters | South End, Boston, | Youth Enrichment | Headquarters expansion feasibility and | $6M 2021 Full project
MA Services assessment. Negotiation of MOU and 35 management
year lease to be anchor tenant of a new
non-profit community recreation
facility.
Ace on Gould Reading, MA Traggorth 55 rental apartments, mixed income, $22M 2020 Direct
Companies smart growth 40R immediately development

adjacent to the Reading commuter rail
T-Stop and within the heart of
Reading’s downtown commercial
district.
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Project Name Location Owner/Sponsor Description Project Year of TC Role
Cost Completion
River Houses at Williamstown, MA | Mitchell New construction of 20 luxury $8.5M 2019 Full project
Cable Mills Properties LLC riverfront duplex condominiums across management
the street from Williams College.
87 Washington Haverhill, MA Traggorth Historic rehabilitation of former shoe $6.5M 2019 Full project
Street Companies LLC factory into 3,500 sf of street retail and management
24 loft apartments. Sister property to , Direct
]J-M. Lofts Developer
Huntington Ave Back Bay, Boston, Cushing Properties | Feasibility, financial planning, HAP $13M 2019 Selected
Special Needs MA Contract Renewal, and MassHousing project
0AS application in preparation for the management
rehabilitation of 75 units of special
needs housing. Utilizing historic tax
credits and soft debt from DND/DHCD.

Residences at Hyde Park, MA Traggorth 27 affordable units over 27 parking $12M 2018 Full project
Fairmount Station Companies spaces and community space. LIHTC management
LLC/South West and other State and City soft sources for

Boston CDC affordable housing.
Oak Terrace Chinatown, Asian Community Moderate rehab of 81 units with 4% $35M 2017 Financial
Boston, MA Development LIHTC and refinance of MassHousing and Design
Corp. debt, renegotiation of subordinate debt. Project
Management
The Mosaic Mission Hill, Roxbury Tenants Mixed income new construction $63M 2016 Full project
Boston, MA of Harvard residential utilizing 9% low-income management
housing tax credits, federal and state
funding. 145 units over 11 stories of
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affordable rental, affordable
homeownership, and market rate
condominium.
RTH Early Mission Hill, Roxbury Tenants Planning, finance, and build-out of $5M 2017 Full project
Education Center Boston, MA of Harvard 9,000 sf, 90-child early education management
center.
Restoration Mission Hill, Roxbury Tenants Occupied moderate rehabilitation of 81 | $20M 2016 Full project
Housing Boston, MA of Harvard units across 17 units utilizing state and management
federal historic tax credits and 4% low
income housing tax credits.
Chelsea Flats Chelsea, MA Mitchell Mixed income residential consisting of | $23M 2014/2015 Full project
Properties 96 units across two buildings utilizing management
TIF districts for market rate housing,
workforce housing, and low-income
housing tax credits. Utilized modular
construction techniques.
www.boxdistrictliving.com
Parcel 24 North Chinatown, New Boston Fund/ | Fully affordable rental property $150M | 2014 Financial
Boston, MA Asian Community | attached to a 200+ unit market rate / project
Development property. The affordable portion $38M management
Corp. utilized low-income housing tax credits, | aff. for low-
HOME, AHTF, FCF, CBH and local funds. | portion income
portion
JM Lofts Haverhill, MA Traggorth 18 market rate residential lofts over $6M 2016 Full project
Companies LLC 4000 sf of retail in a historic 20,000 sf management
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building. Utilized state and federal , Direct
historic tax credits, TIF financing, Developer
private debt and equity.
www.jmlofts.com
Parcel 24 South Chinatown, Asian Community 51 units of all affordable condominiums | $20M 2016 Selected
Boston, MA Development utilizing DND and DHCD subsidy and project
Corp. low income housing tax credits. management
Cable Mills Williamstown, MA | Mitchell Mixed income 61 unit development $26M 2016 Full project
Properties utilizing DHCD soft subsidy resources management
on a nine acre site in Williamstown, MA
next to Williams College. Utilized state
and federal historic tax credits.
www.cablemills.com
Off Centre Lofts Jamaica Plain, Norbert Associates | Jamaica Plain project with complex City | $6M 2014 Full project
Boston, MA LLC of Boston permitting challenges. 21 management
lofts apartments converted from
former historic school.
www.offcentrelofts.com
225 Centre Street Jamaica Plain, The Community Mixed income, mixed use residential $43M 2013 Selected
Boston, MA Builders/Mitchell | and retail utilizing MassHousing project
Properties construction and permanent lending, management
and private equity. Significant retail ; ongoing
component with City of Boston loan asset
funds. www.225centre.com management

for retail
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RTH Community Mission Hill, Roxbury Tenants 28,000 SF Community center with $11M 2013 Full project
Center Boston, MA of Harvard fitness facility, full size gym, locker management
rooms, teen center, computer lab,
meeting rooms, and youth lounge.
Langham Court South End, Boston, | Four Corners CDC Refinance of a MassHousing SHRP $10M 2013 Full project
Refinance MA property using a HUD FHA permanent management
loan product.
The Marais South End, Boston, | Mitchell 8 unit high-end luxury historic adaptive | $13M 2011 Full project
MA Properties LLC reuse of a former hotel and detox management
center. Utilized state and federal and asset
historic tax credits, private equity, management
mezzanine and permanent debt. ; converted
www.marais-boston.com to condos in
2017
The Atlas Lofts Chelsea, MA Mitchell Mixed income residential utilizing local, | $16.5M | 2009 Full project
Properties LLC state and federal historic tax credits management
mixed with private investor equity. ,and
www.boxdistrictliving.com ongoing
asset
management
The Coolidge Watertown, MA Mitchell Mixed-income 55+ development witha | $14M 2009 Asset
School Properties successful track record of sustained management

occupancy utilizing MassHousing
construction and permanent financing
along with stated, federal, and low-
income housing tax credits.
www.coolidgeschoolapartments.com
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700 Harrison South End, Boston, | Mitchell TC continues to asset manage this 86 $40M 2007 Asset
MA Properties unit mixed-income for-sale property management

which full sold out in 2010. The project
utilized federal and state funding
sources.






