Please support Mass & Main
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City Clerk Agenda

To:City Council <CityCouncil@CambridgeMA.GOV>; Lopez, Donna <dlopez@cambridgema.gov>;

Dear Mayor Maher and members of the City Council:

| was hoping to have the opportunity to address you in person at this evening’s Council meeting; however, | find myself
out of commission today with a bad cold so please accept my apologies for missing this important meeting.

Over the last few months I've addressed you on numerous occasions about the Normandy/Twining Mass & Main
petition, my support for many aspects of the proposal and about A Better Cambridge’s efforts to ensure that the
developer includes 20% of the housing units for low- and middle-income families. ABC is pleased that
Normandy/Twining has decided to meet the 20% threshold, and with the additional public benefits -- including the 10%
family sized units, retail rents for local businesses, and a public market -- we stand in full support of the petition and
urge expeditions adoption of the proposed zoning.

| believe that the height and density included within this proposal is not only appropriate for the site in question -- it is a
model for how Cambridge can productively leverage development to achieve shared community goals social diversity
and environmental sustainability.

For the greater part of the past century our state and Federal governments have been complicit in socially divisive and
environmentally destructive land use policies which invested in building mostly white, upper-income suburbs while
divesting from more diverse urban neighborhoods. In more recent decades, we've seen a resurgence in urban growth as
millennials eschew the suburbs in which they grew up, seniors seek to downsize from single family homes, and young
families realize it’s healthier and more economical to live within walk or public transit distance of schools and jobs.

We have witnessed the resurgence of cities right here in Cambridge - after seeing falling population for the last few
decades, the number of Cambridge families is expected to rise over the next 15 years. The Metropolitan Area Planning
Council (MAPC) estimates that the Boston metro area will need more than 400,000 new housing units to meet regional
demand. Based on MAPC's figures, ABC believes we may need more than 8,500 housing units to meet the needs of all
Cambridge families by 2030.

With this growth comes its own challenges: while cities rebound we’re also faced with skyrocketing real estate prices
and land values that mean only the most well-capitalized developers can afford to do business here. Conversely, while
policies of our state and Federal governments now explicitly encourage development of transit-oriented, mixed-income
urban neighborhoods no government programs exist to adequately subsidize and finance the growing demand of
affordable low- and middle-income.

The only option to address Cambridge’s insatiable demand for housing while creating substantially more units that are
affordable to low- and middle-income families is to leverage the profitability of market rate development.

The Mass & Main development will include 40 low-income and 7 middle-income housing units. Forty-seven new
permanently affordable housing units will be injected into the costly-and-rising Cambridge market, all built by leveraging
more than $19,000,000 of the developer’s revenue from the associated market-rate component. The building height and
residential density allowed under the Mass & Main zoning means the developer can build enough market rate units to
build 47 new permanently affordable housing units - without a single dollar of government subsidy.



Perhaps greater height and density on the site would allow more affordable units, but that discussion isn’t on the table.
Instead, there is discussion of reducing the height and density. However, any reduction therein would mean fewer
permanently affordable housing units in Central Square, at a time when Cambridge desperately needs more affordable
housing.

Many of the Councilors know that | have worked for more than a decade in the Boston-area affordable housing and
community development field, currently for a national but Boston-based non-profit affordable housing developer. Based
on professional experience, it is my personal opinion that building 47 affordable units in Central Square for $19,000,000
would be infeasible for a large non-profit developer, let alone a smaller community-based developer like one of
Cambridge’s community development corporations. Even if we could make $19M pencil-out, an organization like mine
or a local CDC would have to do it with massive amounts of local, state and Federal support -- many sources for which
we would have to wait in line for multiple years before funds became available.

Simply put, the “white horse” of a 50%-100% new affordable housing development on any key parcel in Central Square
does not exist - at least not at the heights and densities currently being discussed. Because of delay in approving the
C2 recommendations, Mass & Main is the only petition on the agenda right now that will quickly and effectively create
substantial new affordable low- and middle-income housing in the area.

| urge you to approve Normandy/Twining’s Mass & Main petition.
Thank you,
Jesse Kanson-Benanav
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