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INTRODUCTION 
The City of Cambridge (City) and the Cambridge Redevelopment Authority (CRA) held a community 
meeting on October 29, 2014 to provide an update on the Foundry project and to solicit community 
input. The purpose of the meeting was to discuss an implementation strategy that would eventually 
lead to opening the building for use. 

The meeting opened with a brief overview of the Foundry process to date, including the timeline for 
the development process, a summary of recent community outreach, draft vision and objectives, and 
range of possible building uses (Attachment A).  The presentation identified the need to have an 
implementation strategy that would maintain the public asset and ensure that public objectives are 
met at each stage of development and operation.  The proposed governance model considers the 
roles of the City, the CRA, and a proposed seven-member Foundry Advisory Committee in carrying out 
the building vision.  

The presentation noted that implementation takes into consideration improvements to the base 
building, fit-out and finishes that allow variety and flexibility, and requirements to maintain the 
building and operate programs over time.  By working through the CRA, the proposed two-step 
selection process (Request for Qualifications/Request for Proposals) will seek development teams 
(private, non-profit or a combination) that can carry out all of these roles in a competition of ideas.   
The CRA’s financial consultant, HR&A, presented a range and mix of possible uses that would be 
financially sustainable.  The exercise was not to create a definitive program but to inform the selection 
process and the ability to discern the best possible proposals to meet the community vision and 
objectives.   
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During the presentation, participants were encouraged to write down any questions about 
governance, finance, or other aspects of the Foundry implementation.  These questions have been 
compiled into a set of Frequently Asked Questions (FAQ), some of which were answered in the 
meeting and some afterward.   

Working in small groups, participants were asked first to review and comment on the draft vision and 
identify any priorities in the draft objectives.  Building on the list of objectives, they were then asked to 
identify evaluation criteria that would help inform the selection of development teams (Attachment C).  
The meeting concluded with an open discussion around many of the FAQs as well as other comments 
and input. 

 

VISION AND OBJECTIVES 
Refining the vision and objectives is a high priority since this will guide all future decisions about the 
property and it development and operation, including the selection of the development team.  Based 
on community input, the revised version of the Vision and Objectives is included in the Demonstration 
Plan - Draft, December 17, 2014, which was approved by the CRA Board. 

Community comments on the vision noted that the building should be a reflection of the city not just 
Kendall Square and that it should address a shared collaborative economy.  Other comments 
suggested that the Foundry could be part of a bigger vision of the city:  STEAM, youth, education, 
innovation, workforce; identity of STEAM and innovation of the building should be connected to the 
city to create sense of ownership; Cambridge could become a world class STEAM city.  Other 
comments recommended that the Foundry could become a replicable model for Cambridge and the 
region; be an example for more innovation / STEAM centers; and that the vision should be based on 
cultural focus with diverse tenants. 

The objectives had been categorized into “innovative programs”, “physical assets”, and “operational 
and financial structure”.  The purpose of ranking the objectives was to determine if there was 
significant weighting of priorities.  Of the 52 people participating in the meeting, five people ranked 
goals within the categories and only ten people chose to rank the nine goals overall.   

Although just a small sample, the top priority was to “Bring the Foundry into productive use for the 
community and to prevent the property from falling into disrepair.”  “Fostering a center of creativity 
and innovation through shared use of space populated with complementary uses” was also seen as a 
priority.  Within categories, bringing the Foundry into productive use (Physical Assets), leveraging 
multiple funding sources to provide a financially sustainable building operation (Operation and 
Financial Structure), and including significant training opportunities in the areas of Sciences, 
Technology, Engineering, Arts, and Math (Innovative Programs) were highly ranked. 

 

RFQ/RFP EVALUATION CRITERIA 
One of the highest priorities at this point in the process is to develop a more detailed list of evaluation 
criteria as the basis for a Request for Qualifications and Request for Proposals.  In a small group 
working session, participants generated many suggestions for criteria that could be used to evaluate 
developer proposals for reuse of the Foundry building.  Community suggestions are summarized in 
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italics below as documented from the meeting.  The final evaluation criteria will be developed over 
the coming months.   

Building and Site Development 

• Protect the asset; address high performance ability of building; maintain building envelop 

• Make sure universal accessibility upgrades are inside and out 

• Geography of building is important to its use: natural light and its affect on interaction inside the 
building; if the basement is to be converted to maker space, maintain or expand natural light in 
basement 

• Maintain green space as public realm:  arts space, outdoor concerts in summer, kids activities, 
flexible programming, daycare green space for E.C. / East End House, symphony orchestra, farmer’s 
market 

• Upgrade streetscape 

• Provide transportation to the building, since it’s not in the center of everything 

Uses, Programs, Tenants 

• Evaluation criteria:  % of non-profit use; developer should have a list of tenants 

• Office:  focus on start-up; support (rent or programs) for start-up companies; less lab/office focus 

• Require preference to local businesses for retail and office spaces 

• Keep the RFP flexible; hate to limit it to only Cambridge seniors, youth, STEAM – too narrow 

• Emphasis on STEAM and non-profit; public space, shared space; arts and STEAM “in the door” first 
should be priority 

• Makerspace:  support tools to make things; 20-30 individual makers; space to support 30 to 50 
people to come usually in evenings, event space; 10,000 to 25,000 sf multiple nonprofit space and 
community space (non-fixed seating and stage); 8,000 to 9,000 sf hardwood floor 

• Gallery:  options for youth and other community members to display and sell goods 

• What are the missing uses that are in this area?  Prioritize them.  Inventory of existing resources so 
as not to overlap and to serve the desired spectrum of non-profits identified 

• Homeless shelter for economic and equity needs of Cambridge:  homeless and low income e.g. Pine 
St Inn, Mel King Institute programs in Boston 

Operations and Community Benefits 

• Occupants of building should have common objectives and be able to work well in the space; 
tenant focus:  collaborative, interactive, must work as a whole; maintenance and operational 
responsibility by the tenants 

• Need both building management + infrastructure; need person managing community space + 
programming (1,000 to 2,000 sf breakout walls) 

• Open access to building at certain times; community access to maker space and training on 
machines 
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• Serve communities that are usually lagging behind; mentorship program between businesses in 
the building and community; require training and education programs; connection to the 
universities and Cambridge public schools 

Financial Plan 

• Ethos of Foundry is financial sustainability 

• Maximize percent of space of subsidized rent 

• Lowest possible operating costs 

• Insurance issue, especially for maker space; tenant responsibility 

• Financial comparison against local market realities 

• Long-term vision with milestones for evaluation and stewardship of funds and use.  Statement for 
developer to do progress reporting 

• Generate seed money to create other similar buildings 

• Why is a 100% public financing not explored? 

Experience 

• History of working with nongovernmental organizations 

• History of successful public / private partnerships over some period of time; design / build with track 
record 

• History of design and management that satisfies Cambridge environmental desires and 
expectations 

• Developer with experience developing shared spaces and co-working spaces and makers spaces 

• Developer could be graded on how flexible the developer could be over time; how the building 
could extend, support this concept of flexibility 

• Potential for a non-profit organization as developer 

General Comments 

• Keep all objectives; keep RFP as flexible as possible  (don’t necessary see a need to prioritize 
objectives); be creative – “give us what you’ve got” 

• Just do it; building can’t be all things to all people 

• Developers will be more focused on square footage 

• Other examples?  Mud Flat Studios – 81 Broadway, Somerville 

• 21st Century infrastructure – 100% public; Foundry community amenity (IDEA Foundation – all 
public, membership model) 

• Project could serve as a bridge between two neighborhoods 
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FREQUENTLY ASKED QUESTIONS (FAQ) 
Based on community suggestions and inquiries, a set of Frequently Asked Questions (FAQ) is listed 
below along with responses. 

Why can’t the City pay for the building’s redevelopment and operations?  Why is private financing 
necessary?   

The City Council asked the City Manager to explore a partnership with the CRA to leverage private 
resources for the project.  While the City Council has requested that the City Manager allocate $6 
million to the project, the total cost of capital improvements is estimated to be as much as $22 million, 
and annual operating costs are estimated to be approximately $700,000 per year.  If the City were to 
bond to cover these costs, the taxpayers in the city would see an increase in their tax bills or a 
reduction in other capital projects and operations (CDD, Foundry Building Report, March 3, 2014).  

What is the role of the CRA in the proposed reuse of the Foundry?  Who is the steward of the 
building?  

The CRA has real estate redevelopment capacity and the legal flexibility to facilitate a “competition of 
ideas” to select a Development Entity for the redevelopment in alignment with the City’s vision for the 
building.   The CRA would steward the building over time acting in the public interest, and would 
meet regularly with an Advisory Committee to review the types of uses and the long-term capital 
changes to the building.  The CRA has committed to establishing a Foundry Fund, which would be 
dedicated to help support the ongoing operations, programming, and capital investment in the 
Project.   
Why do the real estate models assume a for-profit deal with private sector developers? 

The development entity selected for the project could be a private non-profit entity, private for-profit 
developer, private foundation, or joint venture or collaboration between any of these.  The real estate 
analysis tests the financial sustainability of various scenarios and outlines the general role of the public 
and the private sector, but does not specify whether a non-profit or a for-profit entity leads the project.  

What is the framework for selecting the advisory committee? 

The proposal is that the Advisory Committee will consist of seven (7) members, who will be selected 
by the City Manager in consultation with the Executive Director of the CRA and will include 
representation by residents from abutting neighborhoods.  Applications will be solicited utilizing 
multiple channels of outreach to the Cambridge community and to interest groups that are involved 
in programs related to the vision and objectives for the Foundry.   

Who will decide on the uses in the building, both market rate and community-based?   

The CRA will issue a Request for Qualification (RFQ) to gather interest from various development 
entities, both non-profit and for-profit or any combination.  Based on an evaluation process, a short list 
of qualified entities will be sent a Request for Proposal asking for more detailed physical, 
programmatic, and financial plans, and the CRA will select an entity with City Manager approval. The 
development entity will select private tenants and program operators, but will not be able enter into a 
tenant agreement allowing a use that is not consistent with the project objectives.     
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How will the project ensure that the requirement for at least 10,000 square feet of community use 
is met? 

The zoning for the parcel requires a minimum of 10,000 square feet of educational, cultural, or 
institutional uses in order to receive development and occupancy permits.  The financial models were 
use to explore whether the building could accommodate additional community-based uses that pay 
less than full-market rent.  These models suggest that a diverse mix of uses can likely be supported, 
including as much as 20,000 to 25,0000 square feet of community-based or below-market-rent uses, 
although these scenarios will be confirmed through the developer selection process.   Proposals that 
are able to deliver significantly beyond the 10,000 square foot minimum will be considered “highly 
advantageous” in the selection process.  The advisory committee will continuously re-evaluate 
proposed programs and make recommendations consistent with community needs as they evolve 
over time. 

How can flexibility be maintained during the term of the lease? 

The City and the CRA are discussing a long-term length with a proposed 50-year term, which will likely 
set the length of the sublease to the development entity.  The lease will include remedies if the 
property is not redeveloped as intended.  Individual tenants or operators would enter into relatively 
short lease terms of 5 to 10 years.  Organizations that utilize a subscription or monthly membership 
model could offer flexible access to commercial and manufacturing spaces.  The CRA and the Advisory 
Committee, which reports to the City Manager, will continue to monitor the type of uses in the 
building to ensure their fit with the vision and objectives, especially as tenant leases turn over.  

The models show some scenarios making a profit.  How would this money be used?  Will there be 
an imposed cap of profits? 

The purpose of the scenarios was to test different approaches for building reuse and to inform the 
selection process and review of proposed financial plans.  Scenarios with a mix of uses that generate a 
surplus could be expected to have capped return rate with additional revenues reinvested by the City 
and the CRA into the building or its programs.  The established ground rent for the property will be 
evaluated and renegotiated every ten years to reflect market changes. 

What are the assumptions used in the model?  Was parking considered a free commodity? 

The attached presentation includes an additional slide that documents assumptions used in testing 
the various scenarios.  The rents for market and non-profit uses are based on interviews with local 
brokers and comparable organizations.  A development entity will refine these numbers in their 
financial plans, based on specific tenants and uses.   The model assumes market rate parking, which 
would be used by tenants of the building to comply with zoning, but could be rented independently. 

Is the building handicap accessible? 

The building currently does not meet accessibility requirements under the American Disabilities Act 
(ADA). Any redevelopment will make the building fully accessible.  The ramp down to the basement is 
too steep to be considered an accessible route into the building.  The first floor, which is several feet 
above ground level, is only accessible by stairs.  The current elevator is located in the center of the 
building and serves the basement and each of the three floors, but is too small to meet ADA 
requirements. 
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Will the building be energy efficient and who will benefit from these operational savings? 

The development will need to comply with the City’s regulations, including green building and energy 
requirements.  The responses to the RFQ/RFP should identify strategies for energy efficiency, which 
would be accounted for in the financial plans for each submittal.   

How will the Foundry be affected by any future development on the adjacent privately owned 
parking lot? 

Plans for development on the lot at 249 Third Street most likely will require a special permit and will 
be reviewed by the Community Development Department and the Planning Board.   The character of 
Rogers Street and the scale mass and setback of new construction should all be evaluated as they 
affect the Foundry.  The Foundry will have access to the park across Third Street via the public ways of 
Bent Street and Rogers Street. 

How were community preferences for uses of the space collected and organized?   

The goals and objectives expressed in all the various public meetings over the last two years were 
reviewed and melded into the list of objectives discussed in the community meeting and edited in the 
Demonstration Plan – Draft, December 17, 2014. 

What is the City’s vision on STEAM and how does the Foundry integrate into this program?   

STEAM is a broad term that encompasses sciences, technology, engineering, math, as well as the arts.  
The City Council has established a STEAM task force, and the growing interest in these ideas will likely 
result in multiple programs and facilities in the City.  Uses related to STEAM have been a frequent 
focus of the community conversation regarding the Foundry.  These uses are consistent with the 
historic use of the building and as well as the objectives to have a center for innovation and an 
opportunity for workforce development. The concept of mixing various programs within the space 
seems to fit in with the multi-disciplinary approach to STEAM education.  

What types of office uses will be encouraged? Will the project support local start-ups? 

An important goal is to have all uses in the building overlap in a collaborative atmosphere of 
innovation and creativity.  This approach could certainly foster an attractive environment for start up 
spaces.  Another goal is for the office uses to provide community interaction in the form of mentorship 
and internships.  While the specifics of individual tenant leases are not known at this time, the 
building’s space could be marketed with this rather unique vision in mind in order to attract tenants 
that desire such a collaborative vibrant building arrangement.  The development entity would 
negotiate tenant rates, which might range from market rate to below-market rate depending on the 
start-up enterprise.   

Would early childhood education uses place a restriction on the other uses in the building? 

Some uses contemplated for the building may conflict in terms of noise, access and safety.  Licensed 
childcare does need to restrict access to classrooms for security reasons.   Separate entities, visitor 
controls, sound considerations, ground floor access, and drop-off and pick up arrangements would 
need to be considered in the design and management plan.  The development entities will need to 
consider potential synergies and conflicts in formulating their plans. 
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What is a credit tenant? 

A credit tenant is generally used to indicate a tenant with the size and financial strength worth 
enough of being rated as an investment grade by one of the three major credit rating agencies 
(Moody’s, Fitch, and Standard & Poor’s). 

Why is a performance space so expensive?  Does this include a black box? 

A black box performance space is fit out with lighting, sound systems, catwalks and rigging elements, 
which add to the cost of fit-out.  Theaters with fixed seating on risers are even more expensive.  Multi-
purpose, flexible spaces that host occasional talks or impromptu discussions (not ticketed for instance) 
would not necessarily carry these costs.  Maker spaces and shared office spaces often have such 
flexible event spaces for around 30 to 50 people. 

How does this asset fit into the larger picture of other City buildings and comparable buildings and 
programs?  How will the development entity collaborate with existing programs and non-profits in 
the city? 

The CRA has assembled a list of spaces for performing arts, studios, and maker spaces.  This will be 
posted on the CRA website and will be available to all parties interested in the Foundry.  Each 
development entity will need to consider existing programs in developing their proposals and teams.  
The evaluation criteria will favor proposals that complement and support existing programs and non-
profits in the city. 

 

WRAP UP DISCUSSION  
At the end of the work session, an open discussion was held to respond to some of the above FAQs 
and to consider other thoughts and issues.  Below is a summary of these comments from community 
participants at the meeting.  

The Foundry should be for all Cambridge community.  This could be a replicable model for other locations 
in the city.  It should be part of a citywide vision and could serve as a bridge between Kendall Square and 
surrounding communities.  The building could be a model for flexibility and changeability. The project 
needs to allow for the evolution of the idea of what this building is - or should be - over time. 

The Foundry is not in the center of activity nor is it directly adjacent to the Red Line or the Green Line.  The 
unique physical quality of the building should be taken into account especially natural light as a 
foundational design element of the building and interactions that happen inside.  There could be a small 
green space on the adjacent lawn. 

The Foundry should be a center, and programs should reach beyond the four walls and interact with 
existing programs.  We should make sure that the types of companies and organizations are not insular.  
The Foundry is unique in that it’s an opportunity to bring a STEAM-oriented space together, with multiple 
parties and disciplines intertwining.  The conversation shouldn’t be about market rate versus non-market 
rate space.  It should be about the unique opportunities that the building offers, and how to maximize the 
remaining space with tenants that align with STEAM goals.  The 10,000 sf could be a multi-use room for 
shared activities, i.e. recitals, concerts, meetings, forums, entrepreneurial space, artistic space, market rate, 
and shops.  This could be an example of how the sharing economy can work, such as sharing tools.  We 
should expect new models of collaboration. 
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This should be thought of as an opportunity to build a public institution.  The building should support the 
innovation economy.  There should be more vision.  The City’s vision for STEAM should be more explicitly 
found in the Foundry project.  Arts and STEAM should be the top priority.  Cambridge should be a world-
class STEAM city. 

The community lacking access to the economy in Cambridge should be included; it’s important to 
incorporate those who are usually lagging behind in some way and understand what they need.  All 
residents should benefit.  We need to ask ourselves what are the uses that are really necessary in the area 
and especially the public cost to prioritize uses. 
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Development Process 

TransacJon Phase	  
1. DemonstraPon Plan
2. DisposiPon Plan
3. Lease
4. RFQ/RFP
5. Developer SelecPon

2013 2014 2015 2016 2017

REDEVELOPMENT	  TRANS-‐
ACTION 

PRE-‐
DEVELOP-‐
MENT	  

DUE DILEGENCE	  
OPERATION

COMMUNITY	  ENGAGEMENT	  

ImplementaJon	  ParJcipants	  
Ongoin Community Engagemen . . .

June	  2014 Work	  Session Summer 2014 Youth Outreach

Tenant/	  
Operator	   Community

CityDeveloper	  
Balance of Interests for

Foundry ImplementaPon
CRA
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Dra< Vision: 
The Foundry is a facility that fosters	  the crea?vity	  and innova?on of Kendall	  
Square in a collabora?ve environment	  with a mix of cultural, educa?onal, and
commercial	  uses	  serving	  a broad sector	  of Cambridge residents.	  

The renovated	  mul?purpose building is designed	  for flexibility	  and is accessible,
inclusive, and welcoming	  to the public. The ac?vi?es	  within are mul?genera?onal	  
and mul?cultural providing a citywide and neighborhood	  resource that is
financially sustainable for years	  to come.	  

City Council Report, July 2014

Dra< ObjecJves: 
•	 InnovaJve Programs: shared	  use;
collaboraPve environment; workforce
training to prepare residents and
youth; STEAM acPviPes

•	 Physical Assets: support viable
economic acPvity and producPve
community use

•	 OperaJonal Oversight:	   financially
sustainable; ongoing management

•	 Financial Feasibility: public/private
partnership

City Council Report, July 2014

ExisPng Foundry space

PotenPal space acPvated
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Range of Uses:
•	 Arts and performing arts studio space How can we achieve
•	 Cafe flexible, shared, uses	  
•	 Community educaPon or job training that might change

centers over	  ?me, recognizing	  
•	 Community kitchen/food preparaPon space that all uses	  won’t	  fit
•	 Early childhood educaPon/day care use in the building at the

same ?me•	 Family-‐based commercial recreaPon

•	 Gallery, museum, library

•	 Offices for small companies, start-‐ups,
shared space, non-‐profit organizaPons

•	 Parking
•	 Performance space and gathering space

•	 Start-‐up fabricaPon (“maker”) space

•	 Youth programming
City Council Report, July 2014

Proposed Governance	  Model

How can we maintain this public asset	  for the long term?	  

How can we ensure public objec?ves	  are met	  at all stages?	  

How can we ensure transparency	  in governance?	  
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Proposed Governance	  Model 
City DisposiJon Process	  

•	 City retains ownership of land and building

•	 Planning Board hears and City Council approves DisposiPon Plan

•	 City leases building to CRA based on agreed terms

HMFH Report, June 18, 2013

Site Map 101 Rogers Street

Proposed Governance	  Model 
Foundry Advisory CommiLee

•	 Seven (7) members appointed by
City Manager and CRA

•	 Report to City Manager in
consultaPon with CRA ExecuPve
Director

•	 Serve as “eyes and ears” regarding
type of uses and condiPon of
building

5
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Proposed Governance	  Model 
CRA DemonstraJon Project Plan

•	 CRA Board and City Council approval

•	 Leverage CRA funds to invest in
innovaPve programs

•	 Enable “CompePPon of Ideas”:

-‐ two-‐step procurement RFQ/RFP

-‐ evaluate from developers

•	 Create an innovaPve model for use
elsewhere

ImplementaJon:	   Opening the Doors	  

What is the balance of market	  rate and below	  market	  rate
uses	  necessary	  to:

•	 A@ract dynamic and complementary	  mix of uses

•	 Facilitate delivery	  of public/community programs

•	 Ensure long term	  financial sustainability

•	 Revitalize and care for the building

6




 
 

 
 
 
 
 

 
 
 

	   	   	   	  
	  

Input
FAQs fo Project
•	 Index cards
•	 Write down different quesPons that
need clarifying:

o	 financ
o	 architecture/construcPon
o	 governanc
o legal
o other

•	 We wil collec and respond:
o this evening
o o line / email


Property Redevelopment 
Base Building 
Improvements	  

Fit-‐Out /
Finishes

Property 
OperaJons	  

Program	  
OperaJons	  

Personal 
Property 

DemoliPon	  
RemediaPon

Flooring
ParPPons

UPliPes
Taxes

Staff
Supplies	  

Equipment
Desks	  

Roof
Exterior walls

Cabinets
Closets

Insurance
Building mgmt.

Cleaning
CommunicaPon

Tables/chairs
Other movable

Access
UPlity systems

LighPng Repairs

Building	  core Kitchen	  equip. (building
Sound equip.	  
Risers/seats

program staff)
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Base Building Area	  

Finished
4,000 gsf

Parking
19,000 gsf

3rd 2nd	 1stLevel	   Level	   Level	   Basement
15,000 gsf 15,000 gsf 23,000 gsf 23,000 gsf

53,000 gsf on upper levels + 4,000 gsf in basement = 57,000 gsf

plus 19,000 gsf parking area = 76,000 gsf
HMFH Report, June 18, 2013

Base Building:	  Recommended	  Improvements	  -‐ 1
•	 EsPmated $12 million for base
building improvements

•	 Risks of increased costs due to
unknown	  condiPons

•	 Interior fit outs are an
addiPonal cost

Accessibility
improvements	  

Remove and
reconfigure	  interior	  

walls	  

Source: Report to City Council, March 3, 2014; HMFH Report, June 18, 2013
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Base Building:	  Recommended	  Improvements	  -‐ 2
New	  building systems	  

Lateral	  supports	  in roof
Shearing	  load

improvements	  to walls	  

(plumbing,	  lighJng,	  
HVAC, sprinklers)

Reinforcements to concrete slabs

Exterior envelop	  
improvements:	   roof,	  
skylights, windows,
facades

Bracing at mulJple levels	  

EXISTING	  GRADE

8 ½ foot	  floor to ceiling	  heights	  

10 foot	  floor to floor heights
HMFH Report, June 18, 2013

Base Building:	   IniJal	  Work 

•	 Demolish parPPons,
flooring & drop	  ceilings

•	 Expose structure and open floor
plan

•	 Further tesPng for hazardous
materials

9
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Range of Uses: Fit-‐Out Costs


Performance @ $300/sf Early Childhood @ $160/sf Office @ $100 t $140

Retail @ $120/sf Maker Space @ $40/sf ExisPng Parking @ $0/sf

How can we finish spaces	  but maximize flexibility	  between	  uses	  . . . ?
Source: Report to City Council, March 3, 2014; HMFH esPmates, August 2014

Property Redevelopment 
Base Building 
Improvements	  

Fit-‐Out /
Finishes

Property 
OperaJons	  

Program	  
OperaJons	  

Personal 
Property 

DemoliPon	  
RemediaPon

Roof
Exterior walls

Access
UPlity systems
Building	  core

Flooring
ParPPons
Cabinets
Closets
LighPng

Kitchen	  equip.
Sound equip.	  
Risers/seats

UPliPes
Taxes

Insurance
Building mgmt.

Repairs

(building
program staff)

Staff
Supplies	  
Cleaning

CommunicaPon

Equipment
Desks	  

Tables/chairs
Other movable

Update with
each tenant Ongoing Ongoing with

each tenant
Update with
each tenant

IniPal and long
term capital
reserve	  

REAL ESTATE	  MODEL 

BUSINESS MODEL ASSUMES TRIPLE NET	  

10
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Foundry Building Real Estate Analysis 

Cambridge Redevelopment Authority and City of Cambridge 

October 29, 2014 

HR&A Advisors, Inc. Foundry Building Real Estate Analysis| 22 

HR&A is an industry leader in providing 
comprehensive real estate strategies to  
unlock value and create vibrant places. 

11
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HR&A was engaged to assess the financial feasibility of a continuum of use 
scenarios for the Foundry Building. 

Market Reconnaissance 

Program Definition 

Financial Model 

Recommendations 

Community Input 

HR&A Advisors, Inc. Foundry Building Real Estate Analysis| 2323 

Four overarching principles guided HR&A’s approach to the analysis. 

1 Provide space for a dynamic and complementary mix of uses that 
support community aspirations 

2 Ensure long-term financial sustainability and maintenance of the 
facility 

3 Align public and private incentives by crafting an appropriate 

4 

contractual agreement with private developer 

Test balance of market rate and below market rate space necessary to 
achieve above goals 

HR&A Advisors, Inc. Foundry Building Real Estate Analysis| 2424 
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Several key assumptions underpinned HR&A’s analysis. 

§ Assumes a minimum of 10,000 SF for “community uses” 


§ Assumes $6 million of City contribution for initial and future capital improvements 


§ Assumes annual rents from the developer 


§ Assumes 7.5% developer return cash on cost return 


§ Rents, costs, and other financial inputs based on local market information and 

analysis performed by architects/cost estimators engaged by the City/CRA 

HR&A Advisors, Inc. Foundry Building Real Estate Analysis| 2525 

A variety of types of potential uses were considered. 

Office/Non-Profit Office 

Maker Space Early Education Arts/Gathering Space 

Retail & Restaurants Parking 

HR&A Advisors, Inc. Foundry Building Real Estate Analysis| 2626 
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HR&A developed five models to test overarching principles against financial 
realities. 

70,600 SF 70,600 SF 70,600 SF
68,200 SF 

15,300 15,300 15,300 

5,000 

18,750 

21,900 25,950 

45,30065,600 

51,850 

26,000 
26,950 

10,000 
Below Market63,200 SF 
Rent Use 

Market Rent 
Use 

Parking 

Model 1 Model 2 Model 3 Model 4 Model 5 

HR&A Advisors, Inc. Foundry Building Real Estate Analysis| 2727 

The model is highly sensitive to assumptions around rents, development costs, 
and developer return. 

Retail/ 
Rest. Office 

Non-
Profit 
Office 

Arts/ 
Gathering 

Space 

Perform. 
Space 

Early 
Education 

Maker 
Space 

Maker 
Space 
(Bsmt.) 

Parking 

Annual Rent PSF 
$25 $40 $10 $5 $5 $10 $12 $12 $7.50(Triplet Net) 

Hard 
Construction 
Costs PSF 

$162 $93 $0 

Soft 
Construction 
Costs PSF 

$41 $23 $0 

Fit Out* 
$120 $140 $100 $100 $300 $160 $40 $40 $0Costs PSF 

* Build Out Cost is cost to fit out rentable space with fixed improvements. It does not include business or personal property of tenants. 

HR&A Advisors, Inc. Foundry Building Real Estate Analysis| 2828 
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-$11.9  
Million 

 

 

A feasible redevelopment program will balance the expectations of the public 
and private sectors and optimally align incentives. 

Public Sector Private Sector 

• City provides land and building 
• City provides $6 million 

contribution for capital expenses 
• CRA guarantees portion of below-

market rents 

• Pays annual rent 
• Devotes portion of 

building to below-
market rent uses 

• Operates and 
maintains building 

HR&A Advisors, Inc. Foundry Building Real Estate Analysis| 2929 

Model 1 has a ~$9.4 million financial gap. 

Retail / Restaurant 5,000 

Office 0 

Non-profit Office 17,200 

Maker Space 0 

Maker Space (Basement) 15,300 

Arts/Gathering Space 27,100 

Early Education 6,000 

Parking 0 

Total 70,600 

$(9.4) Million 
Shortfall 

Unlikely to be 

Privately 


Financeable
 

* Assuming $6 million City contribution and $3.5 million present value of ground rent payments 

HR&A Advisors, Inc. Foundry Building Real Estate Analysis| 3030 
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-$11.9  
Million 

 

 

Model 2 has a ~$4.1 million financial gap. 

Retail / Restaurant 2,500 

Office 16,250 

Non-profit Office 7,550 

Maker Space 0 $(4.1) Million 
Maker Space (Basement) 15,300 

Shortfall 
Arts/Gathering Space 23,000 

Early Education 6,000 

Parking 0 Unlikely to be 
Total 70,600 Privately 

Financeable 

* Assuming $6 million City contribution and $4.1 million present value of ground rent payments 

HR&A Advisors, Inc. Foundry Building Real Estate Analysis| 3131 

Model 3 has a ~$0.8 million financial gap. 

Retail / Restaurant 7,500 

Office 14,400 

Non-profit Office 7,000 

Maker Space 4,000 

Maker Space (Basement) 0 

Arts/Gathering Space 15,000 

Early Education 0 

Parking 15,300 

Total 63,200 

$(0.8) Million 
Shortfall 

Potentially 

Privately 


Financeable
 

* Assuming $6 million City contribution and $4.3 million present value of ground rent payments 

HR&A Advisors, Inc. Foundry Building Real Estate Analysis| 3232 
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Model 4 has no financial gap and generates $900,000 return in addition to 
ground rent. 

Retail / Restaurant 2,500 

Office 23,450 

Non-profit Office 2,950 

Maker Space 9,000 $900,000
Maker Space (Basement) 0 

Value Returned to City/CRA
Arts/Gathering Space 9,000 

Early Education 6,000 

Parking 15,300 Potentially 
Total 68,200 Privately 

Financeable 

* Assuming $6 million City contribution and $5.1 million present value of ground rent payments 

HR&A Advisors, Inc. Foundry Building Real Estate Analysis| 3333 

Model 5 has no financial gap and generates $7.2 million return in addition to 
ground rent. 

Retail / Restaurant 0 

Office 45,300 

Non-profit Office 0 

Maker Space 0 $7.2 Million
Maker Space (Basement) 0 

Value Returned to City/CRA
Arts/Gathering Space 10,000 

Early Education 0 

Parking 15,300 Likely to be 
Total 70,600 Privately 

Financeable 

* Assuming $6 million City contribution and $5.9 million present value of ground rent payments 

HR&A Advisors, Inc. Foundry Building Real Estate Analysis| 3434 
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Models that incorporate more below market rent uses ultimately require more 
subsidy to pencil. 

$7.2M 

$900K 
Model 1 Model 2 Model 3 

-$0.8M 
Model 4 Model 5 

-$4.1M 

-$9.4M 

HR&A Advisors, Inc. Foundry Building Real Estate Analysis| 3535 

Lower than expected rents can substantially impact development feasibility, 
making flexibility important. 

$7.2M 

$4.7M 

$900K 
Model 1 Model 2 Model 3 

-$700K 
-$2.1M Model 4 Model 5 

-$0.8M 

-$4.1M 
-$5.5M 

-$9.4M 
Baseline Rents 10% Lower Rents-$10.2M 

HR&A Advisors, Inc. Foundry Building Real Estate Analysis| 3636 
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Key Findings & Next Steps 

KEY FINDINGS 
•	 Project is financially feasible and can be privately financed with a 


complementary mix of market and below-market uses 


•	 Project can support 25,000+ sf of below-market uses 

•	 RFQ/RFP process needs to allow for flexibility for ideas that have not yet 

been imagined or modeled 


NEXT STEPS 
•	 Release developer RFQ/RFP and solicit additional program ideas 

•	 Conduct outreach to potential tenants 

•	 Determine evaluation criteria for developer RFQ/RFP 

HR&A Advisors, Inc. 	 Foundry Building Real Estate Analysis| 3737 

Development Process 

TransacJon Phase
1. DemonstraPon Plan
2. DisposiPon Plan
3. Lease
4. RFQ/RFP
5. Developer SelecPon

Developer RFP by spring 2015

2013 2014 2015 2016 2017

19
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Input
FAQs fo Project
•	 Index cards
•	 Write down different quesPons that
need clarifying:

o	 financ
o	 architecture/construcPon
o	 governanc
o legal

o other


•	 We will collect and respond:
o this evening
o o line / email


Discussion 

RFP Standard EvaluaJon Criteria
•	 Program concept
•	 Schedule
•	 Real estate experience/reputaPon
•	 OperaPons experience/reputaPon
•	 Capacity: staff and equity
•	 Project financing (other sources)

Use Building	  Vision and Objec7ves to
rank priori7es. What’s missing?

Outline a set of measurable evalua7on
criteria to review projects.

20
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HR&A modeled five development alternatives for the 
Foundry Bui lding. 

Use Model 1 Model 2 Model 3 Model 4 Model 5

Retail / Restaurant 5,000 2,500 7,500 2,500 0
Office 0 16,250 14,400 23,450 45,300
Non-‐profit	  Office 17,200 7,550 7,000 2,950 0
Maker Space 15,300 15,300 4,000 9,000 0
Arts / Community 27,100 23,000 13,000 9,000 10,000
Early EducaPon 6,000 6,000 0 6,000 0
Performance Space 0 0 2,000 0 0
Parking 0 0 15,300 15,300 15,300
Total 70,600 70,600 63,200 68,200 70,600 

Appendix: Model Inputs 41 

Other key assumptions that do not vary by use are 
influential in the model.  

AssumpJon Value	  

Developer Cash on Cost Return 7.5%	  

Debt/Equity 70%/30%

Sub-‐Tenant Lease Length 10 years

Leasing Commission 6%

Historic Tax Credits Assumed to not be available

Cost of Public Bid / Labor Assumed to inflate costs b 25%

Appendix: Model Inputs 42 
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Several overarching principles and considerations 
guided HR&A’s analysis.  

•	 55,300 sf of Foundry Building available for use. 

•	 At least 10,000 sf of building dedicated to community uses. 

•	 15,300 sf parking deck potentially convertible to other uses. 

•	 Public sector construction wages assumed to apply 

•	 Model is designed to measure project feasibility from developer’s 
perspective. Its primary output is residual value, representing present 
value of building lease. 

•	 City contribution of up to $6 million potentially available to fill 

financial gap. 


•	 CRA contribution potentially available to some financial gap.  

Appendix: Model Inputs	 43 
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F o u n d r y  C o m m u n i t y  M e e t i n g ,  A t t a c h m e n t  B ,  O c t o b e r  2 9 ,  2 0 1 4  B-10 

ATTACHMENT B:  LIST OF COMMUNITY QUESTIONS 
On index cards, the community identified the following questions.  These have been consolidated and 
grouped into main topics and answered in the Summary of Community Input, Frequently Asked 
Questions.  

• Is the basement / garage accessible?  If so, does an elevator from there to the different floors 
satisfy the ADA? 

• What additional investment can the developer make up front (to get the environmental and 
efficiency performance and other things)?  Where does the surplus go to? Up the return? To 
the developer? 

• Potential impacts of new development on adjacent, privately owned parking lot – must be 
considered.  Enhancing visual presence of Foundry from Third Street.  Connectivity to new 
park across Third Street.  Scale, mass, and setback of new construction; shade; visual 
dominance.  Widen public way to Foundry entry through setback of new construction (on 
parking lot) on southern edge.  The 2 sites need to be studied together (at least along the 
southern edge & common border). 

• What are the assumptions in the “shortfall” model? 

• Please share assumptions and model.  Transparency. 

• What are the assumptions in the model / projection of net present value (lease cost / length / 
internal rate / growth, etc.)?   

• Model 5* – can there be a city or CRA imposed cap on the profit, which was estimated at ~7.5 
million?  Could the City or CRA cap at 2.5 million for example and re-allocate the difference of 
5 million to non-profits annually?  *10,000 sf for “community use.” 

• Is the 7.2 million our annual profit for model 5? 

• Why can’t the City pay the entire cash of developing and supporting the building? 

• Why do we need private financing? City, six months, ago said full financing is sustainable? 

• March meeting city finance department $22 million could be publicly renewed wouldn’t affect 
tax base. 

• There is important model missing.  City pays full renovation and hires a management 
company to run daily operations.  Where is this model? 

• From where did the $10/sf non-profit rent number come?  That seems lower than what we’ve 
heard of in Cambridge, and if it’s undervalued, that skews the picture about what rental 
income could come from non-profit office space. 



 

 
 
F o u n d r y  C o m m u n i t y  M e e t i n g ,  A t t a c h m e n t  B ,  O c t o b e r  2 9 ,  2 0 1 4  B-11 

• Have you considered monetizing the parking lot in all your models? 

• In the financial models that HR&A presented, is parking considered a “free” commodity, or did 
they assume the building would have paid parking? 

• What is outreach plan for seven-member board?  How to attract new voices, multi-
generational. 

• Why is it assumed that this whole project is to be a for profit deal?  Is CRA as lessor expecting 
to receive significant funds from this? 

• The model assumes private sector ownership. Why?  Is it possible for a nonprofit 501c entity 
own / develop the building – if so, couldn’t they afford model 1?  A mission based building 
would be tax exempt and financial goals would differ. 

• Will CRA, as lessor, be the building management entity?  

• Is the developer the same entity that manages the property after renovations / development?  
Could we form a group or foundation that raises $9.4 million?  Is it then sustainable operation? 

• Developer should have demonstrated ability to collaborate with the types of organizations 
and stakeholders mentioned in the objectives and vision.  Leave room for the development to 
be flexible and change as the needs and vision of the building change. 

• Who decides on which market rate uses? Who decides on the below-market rate uses?  Why is 
the City only putting in $6 million?  Why not more?  Evaluation criteria 

• Need guidelines for companies in the Foundry community to bid work to repair building.  Bus 
line from Lechmere to Kendall if developer takes over Foundry.  Make sure the developer 
creates or supplies insurances for innovation partners. 

• 49 years is a long time what if makerspaces and co-working spaces are no longer “the most 
popular thing” anymore? 

• What differentiates this ground lease from a standard lease that allows the city and public to 
still have power and authority over use above and beyond the traditional “default.”  49 years is 
a long time. 

• Has there been any analysis of whether childcare or early education uses would place 
restrictions on other non-profit / market uses or impact the value of the spaces? 
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• I thought that in the agreement originally 10,000 SF and perhaps another 10,000 SF would be 
for community use.  Is this true?  We understood that to mean a space that was multiuse. 

• Within the 10,000 SF community space I would like to see a multiuse room for shared 
activities, i.e. recitals, concerts, meetings, forums, etc. (entrepreneurial space, artistic space, 
market rate, and shop) – B Broussard 

• This should be thought of as an opportunity to build a public institution (there aren’t many 
left!): As a vision that the city (and perhaps other partners) invest in to support a higher quality 
of life and increased opportunities for all citizens.  We invest in: bike lanes, recycling, 
playgrounds, trees, libraries, curbs.  What about STEAM and building more capacity and access 
for all citizens? 

• How does this asset fit into the larger picture of other city buildings and settlement houses 
such as youth centers, community schools programs, Moore Center, Margaret Fuller House, 
and comparable buildings / programs? 

• Developers should demonstrate ability to collaborate with existing programs and non-profits 
in the city.  Foundry should be a “center” and programs should reach beyond the 4 walls – 
programs should easily translate to youth centers / schools and in the case of Maker Space 
should translate and interact with the Ridge Vocational School / programs.  Flexible space that 
can evolve as needs evolve. 

• Not a question, just a suggestion: to focus on the broader idea of what the Foundry building 
could be.  It’s unique in that it’s an opportunity to bring a STEAM oriented space together, with 
multiple parties and disciplines intertwining.  The conversation shouldn’t be about market rate 
versus non-market rate space.  It should be about what unique opportunities does, the 
building offers, and how can we maximize the remaining space with tenants that align with 
STEAM goals. – Ned L. 

• Office adds vibrancy?  Multiuse. 

• What consideration is being given to start-ups in the core?  Would start-ups be offered below 
market rate? 

• How often would the spaces be reevaluated based on the market feasibility? 

• How were community preferences for uses of the space collected and analyzed / categorized? 

• Where is city’s vision on STEAM and creating public infrastructure to support this like: public 
libraries, community colleges, public schools, and public utilities? 
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• If Cambridge is to grow into a world class STEAM city that all residents benefit from, there 
should be multiple STEAM / Innovation centers developed across our communities.  The 
Foundry should be the first version 1.0. 

• What is a credit tenant? 

• Why do you think a performance space would be so expensive?  What’s wrong with a black 
box theater? 

• Doesn’t support young-emerging businesses that may be under-funded (local start-ups)?   Do 
the businesses indeed have interaction with / direct benefit to the community?  How would 
mentoring / apprenticeship work between businesses and community?  How would space 
ensure interaction between business and community? 

 

 

 

 

 

 

 

 

 

 

 

 

 



Foundry Community Meeting, Attachment C, October 29, 2014 C-1

AT TAC H M E N T  C :  E VA LUAT I O N  C R I T E R I A  I N P U T

• Just do it
• Building can’t be all things to all people
• Developers will be more focused on square footage
• Developer should have a list of tenants
• Rewrite of first objective
• Other examples?
• Mud Flat Studios – 81 Broadway, Somerville
• Keep RFP as flexible as possible
• Don’t necessary see a need to prioritize objectives
• Occupants of building should have common objectives and be able to work well in the space
• Arts and STEAM “in the door” first should be priority
• Should analyze / inventory existing resources in City, which serve the desired spectrum of non-profits

identified

Table 1
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Table 2

•  Vision based on cultural focus - diverse tenants
•  21st Century infrastructure – 100% public
 - Foundry community amenity
  - Ex. IDEA Foundation – all public, membership model
•  Ethos of Foundry - financial sustainability
•  Insurance issue, especially for maker space
  - Who is responsible?  The tenants
•  Less lab/office focus but other uses
•  Foundry – a part of a bigger vision
 -  STEAM / youth / education
 - Innovation
 - Workforce
 - Vision of the City
•  Design / build with track record
•  Emphasis on STEAM and non-profit
 - Public space, shared space
•  Tenant focus
  - Collaborative
 - Interaction
 -  Must work as a whole
• Office – focus on start-up
• Maintenance and operation responsibility by the tenants



Foundry Community Meeting, Attachment C, October 29, 2014 C-3

•  What would you be looking for?
  - Public realm  arts space
 - Outdoor concerts in summer
  - Kids activities
 - Flexible programming
   Daycare green space for E.C. / East End House
   Symphony orchestra
   Farmer’s market
•  Makerspace
  - Support tools to make to
  20-30 individual makers
   Space support 30-50 to come usually in evenings
   Event space
   10,000-25,000 SF community, multiple nonprofit space 
    Non fixed seating and stage 
   8-9K hardwood floor
•  Need both 
  - building management + infrastructure
 - Person managing community space + programming
   1,000-2,000 sq.ft. breakout walls
   Hate to commit to Cambridge seniors, youth, STEAM – too narrow
•  Why is a 100% public financing not explored?
  - Evaluation criteria
 - % of non-profit use

Table 3
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RFP evaluation criteria
 - Financial comparison against local market realities
 - Maximize percent of space of subsidized rent
 - History of working with nongovernmental organizations
 - History of successful public / private partnerships over some period of time
 - History of design and management that satisfies Cambridge environmental desires + expectations
 - Protect the asset + addressing high performance 
  Ability of building
  Lowest possible operating costs
 - Replicable model for Cambridge and the region
 - Long term vision with milestones for evolution + stewardship of funds + use.  Statement for    
   developer to do progress reporting
 - Developer with experience developing shared spaces and co-working spaces + makers spaces

Table 4
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• Transportation to re-building itself  not in the center of everything
• Geography of building is important to its use  natural light  interaction inside the building
• Communities that are usually lagging behind
• What are the missing uses that are in this area?  Prioritize them
• Love to see shared collaboration economy
• Potential for a non-profit organization to 
 - How the building could extend
 - Support this concept of flexibility
• Cannot be all things to all people
• Inventory of existing resources so as not to overlap
• Keep all objectives, keep the RFP flexible
• Could serve as a bridge between two neighborhoods
• World class STEAM city
• Seed money to create other similar buildings
• Developer could be graded on how flexible the developer could be over time
• Email on these websites?

Table 5
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• Building envelop (maintain)
• Mentorship program between businesses in the building and community
• Support (rent or programs) for start-up companies 
• If the basement is to be converted to maker space, maintain or expand natural light in basement
• Homeless shelter for economic + equity needs of Cambridge
 - Homeless + low income eg. Pine St Inn, Mel King Institute programs in Boston
• Require training + education programs
• Community access to maker space + training on machines
• Transportation (provide to the building)
• Accessibility  make sure upgrades are inside + out
• Identify STEAM, innovation of the building should be connected to the city - ownership
• Connection to the universities + CP schools
• Building should be a reflection of the city not just Kendall Square (vision recommendation)
• Open access to building at certain times
• Upgrade of streetscape
• Require preference to local businesses – retail and office spaces
• Gallery  options for youth + other community members to sell goods (display)
• Be an example for more innovation / STEAM centers

Table 6


