
Amendment Two 
of the Cooperation Agreement  

between the CRA and Margaret Fuller Neighborhood House dated April 18, 2019 
 
This amendment (Amendment Two) is made this __th day of June, 2020, 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 and amended on December 19, 2019 (the "Agreement").  
 
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:  
 
The CRA and MFNH have completed the Feasibility Phase outlined in the Agreement. The 
obligations outlined below replace all Obligations and Timelines detailed in the original 
Agreement and in Amendment One.  
 
For the purposes of Amendment Two, the Project shall mean the redevelopment of the 
Margaret Fuller Neighborhood House’s property at 71 Cherry Street in the Port neighborhood 
of Cambridge with infill condo development that will generate revenue to fund the renovation 
and expansion of the MFNH program space. 
 
Both Parties agree to the following Project implementation steps: 
 
1. Jointly refine the Project’s scope, identify specific sources and uses, and advance schematic 

building designs which are based on the Project concept outlined in Exhibit A to this 
Amendment. To support this work, the CRA will continue to maintain and cover the cost of 
contracts with the design firm and real estate development consulting team. 

 
2. By July 31, 2020, jointly develop and start to implement a community outreach plan in order 

to maintain communication, collect feedback, and grow support for the Project from City 
officials, abutters, residents of the Port, and other Cambridge residents. 

 
3. Once the project subcommittee is in agreement on a refined project scope, sources and uses, 

and schematic designs, in part based on feedback collected during implementation of the 
community outreach plan (intended by September 30, 2020), sign a Predevelopment 
Agreement outlining: 

• The role of the CRA as the project lead and the role of MFNH as partner to help 
define the project and ensure it meets its organizational needs.  This will include a 
decision making structure for when the parties may reduce or alter the scope, 
budget, and/or permitting path for the project based on new information that would 
significantly change likely condo sales prices, construction costs, soft costs, 
community support or other factors that would threaten the financial capacity of 
either party to carry out its commitment to the project. 



• A schedule for meetings or check-ins with projections for key milestones for the 
work outlined below. 

• Payment of predevelopment costs, through a combination of predevelopment loans 
to MFNH and CRA funding. 

• Non-financial obligations of each party to advancing the project. This will include: 
- MFNH will actively and publicly support permitting and financing applications 

through support letters, public engagements and presentations as necessary 
in official hearings and unofficial community-based venues. 

- CRA will engage MFNH in internal project review. 
- MFNH will provide CRA and its consultants with access to the property. 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. 

 
The Predevelopment Agreement will advance the Project with the following work: 

• Design Development work, including completion (or revisions) of schematic design, 
design development, construction pricing drawings, and construction drawings. 

• Project permitting (securing all entitlements needed to begin construction, including 
a building permit). 

• Securing financing for the project, and closing on those funds for the start of 
construction. 

• Construction cost estimating and selection of a General Contractor. 
 

It is expected to take 12-18 months to meet the milestones in the Predevelopment 
Agreement. At any point in time during the Predevelopment Agreement, should the CRA or 
MFNH elect not to move forward with the Project, the Predevelopment Agreement will 
include termination rights and terms.  

 
4. Once all Project milestones have been met in the Predevelopment Agreement, the Parties 

will execute a Development Partnership Agreement (“DPA”) that will: 
 

• Commit the parties to pursuing a joint redevelopment of the site at 71 Cherry Street.  
• Define the Project budget as of construction start, and identify all financing to be 

committed to the Project. 
• Assign the risk associated with construction and residential condo development to 

the CRA in an effort to protect MFNH from financial risk. MFNH may need to share 
the cost of insurance for the historic house during construction.  MFNH’s financial 
obligation to the Project will be in an amount agreed to by both parties, for which 
MFNH may need to fundraise. Outside of sharing insurance costs, this amount may 
be zero. 

• Create any new entities that may be necessary to carry out the Project. 
• Carry the project through construction and residential unit sales. 

 



 
5. Item 10 of the Agreement dated April 18, 2019 remains valid as follows: If the Parties are 

unable to sign a Predevelopment Agreement by September 30, 2020; or 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, then the CRA will consider fifty percent (50%) of the initial Soft Costs 
related to the Feasibility Analysis as credit that has been drawn under the Loan 
Agreement between the CRA and MFNH with mortgage and promissory notes signed on 
April 12, 2019, for an amount not to exceed fifty thousand dollars ($50,000). 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. 

 
 
Signed By: 
 
 
  
__________________________________  _________________________ 
Thomas Evans, Executive Director    Date 
Cambridge Redevelopment Authority      
 
 
 
 
__________________________________  _________________________ 
Kimberly Massenburg, Executive Director   Date 
Margaret Fuller Neighborhood House      
 
  



Exhibit A of Amendment Two: Project Scope 
 
Our shared understanding of the Project Scope as of the signing of Amendment Two is as 
follows:  
 
Infill Housing:  
• Condominiums located to the rear of the Margaret Fuller Neighborhood House, including on 

what is now the parking lot. 
 
• Approximately 30% of units affordable at levels aligned with Cambridge’s Inclusionary Zoning 

Ordinance. 
 
• Units with 1 – 3 bedrooms, maximizing the number of multiple bedroom units as possible. 
 
• Parking spaces to serve the condominiums; including at least 2 parking spaces for the MFNH 

van and staff use, potentially under a shared parking agreement. 
 
Historic House Renovation 
• Renovation of the historic house to meet current fire and safety codes, create accessible 

program and/or office space on the lower level and first floor, improve building systems and 
building envelope, and interior renovations for improved program space. 

 
• Address deferred maintenance in order to reduce operating costs and avoid significant capital 

expenses to MFNH for at least 15 years.  
 
MFNH Program Space 
• Approximately 11,000 gross square feet of MFNH program space, including over 6,200 gross 

square feet of new space, and over 4,000 square feet of renovated space in the historic 
house, which are physically connected to each other. 

 
•  Between the historic house and the new program space, the MFNH space will include: 
 

• New afterschool program space on the ground level, 

• Expanded food pantry and storage, 

• Expanded adult outreach program space, 

• Improved large meeting room for internal use and for rent to other groups, 

• Improved staff offices, and 

• Other flexible use program spaces for adult enrichment, computer lab, and/or 
other programs MFNH may implement now or in the future. 



















EXHIBIT A of 4-18-19 Agreement: 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 

• Detached dwelling

• Two family dwelling

• Townhouse Development*

Article 11.12

• Multi-Family Dwelling* - SP

needed for buildings greater

than 12 units.

RES C-1 - DIMENSIONAL REQUIREMENTS 

FAR Min Min. Lot Min. Max Min 

Lot Area per Lot Height Private 

Size D.U.* Width Op.Sp. 

30% {25% 
5,000 in special 

C-1 0.75 1,500 sf 50 sf 35 ft 
sf townhouse 

regs) 

9,000 9,000 sf 

Margaret sf X .75 9,000 sf 3 X .30= 

Fuller = /1,500 sf stories 2,700 or 
Parcel 6,750 = 6 units @ 11'5" X .25 = 

sf 2,250 

Min Front 

Yard** 

(H+L}/4 
L measured 

from 
centerline - no 

case nearer 
than 10 ft 

Ex: (30 ft+ 
60 ft} / 4 = 

22.5 ft 

setback 

Min Side 

Yard** 

(H+L}/5 
no building 

plane nearer 
than 7'6" to 

lot line 

Ex: (30 ft+ 

60 ft} / 5 = 

18 ft 

* 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. 
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