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March 6, 2018
Thomas Evans, Executive Director
Cambridge Redevelopment Authority

255 Main Street, 8th floor
Cambridge, MA 02142

Dear Mr. Evans, 

 The Foundry Works Team is pleased to submit this Letter of Interest and the accompanying 
proposal to The Foundry Building Operator Request for Proposals.

 The Cambridge Redevelopment Authority has defined an ambitious mission for the 
Foundry: to serve as a nexus for entrepreneurship, technology, workforce education and the 
arts. Our team possesses the skills and flexibility required to carry out this mission with financial 
sustainability. The vision defined for the Foundry requires a creative economic and programing 
approach, as we present here, in order to successfully curate tenants, uses, and programs that 
meet community needs within an inclusive and energizing space.
Industry Lab LLC, Molly Akin and Magali Maïza, in partnership with the Fab Foundation, have 
combined their respective expertises to propose an operating model adapted to the unique 
and comprehensive mission of the Foundry. The Fab Foundation brings extensive experience in 
funding, equipping and operating innovative community fabrication facilities and curricula, with the 
goal of democratizing access to the tools of technical invention.

 We acknowledge that we’re a newly constituted team, but in many ways, we’ve been 
preparing for this project our whole lives. We believe in it. To each of us, the Foundry project 
represents an opportunity to create something beautiful and daring: a space where all Cambridge 
residents feel comfortable arriving, learning, playing, and working. And without getting ahead of 
ourselves, we sincerely hope that the Foundry will serve as a new paradigm to be replicated in 
cities all over the world.

 For us, the Foundry Evaluation Criteria are not just boxes to check as we prepare this 
proposal. These criteria point to values that we hold, values that have animated independent 
projects that our team members have pursued and successfully executed over the last several 
years. We are now asking the CRA and the public for the support to build on this success, and to 
entrust to us the resources to manifest these values on a scale as grand as the Foundry.

 Our proposal includes a blend of non-profit and for-profit entities at every level, including 
the Operator: we are proposing a dual-entity structure consisting of a benefit corporation Operator 
in collaboration with a non-profit foundation; moreover, we are inviting the CRA to designate the 
benefit corporation’s “Benefit Director” to maximize the project’s transparency. In addition to an 
innovative structure, the Foundry requires the involvement of community organizers, independent 
artists and musicians, teenagers looking for something to do, and seniors with wisdom to 
share, among others. We are excited to work with the CRA and local stakeholders to pursue a 
meaningfully inclusive model for a flexible, welcoming, and one-of-a-kind community resource.

Sincerely, 
Foundry Works Team
Molly Akin, Rex Baker, Gillian Grogan, Magali Maïza, Andrew Meyer 
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MISSION 

The Foundry is an adaptive reuse project to build a self-sustaining center for 
creativity and collaboration for the Cambridge community. At the intersection of 

the Kendall Square Innovation District and the East Cambridge neighborhood, the 
Foundry building will provide space and programs for visual and performing arts, 

entrepreneurship, technology, and workforce education 
within the historic, industrial setting. 

The Foundry will also help facilitate access for Cambridge residents, especially 
those from underrepresented communities and adjacent neighborhoods, to the 

dynamic working and learning environment of Kendall Square.
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EXECUTIVE SUMMARY 

The Foundry Works Team strives to operate an inclusive, welcoming, and fun destination for all 
Cambridge residents. Serving as a hub to connect residents with opportunities and with each 
other, the Foundry is to be a place where people can enjoy culture in all its forms. Programs 
at the Foundry will focus on presenting the arts, workforce development, technology, and 
entrepreneurship in formats that attract and respond to the needs of the diverse Cambridge 
population.

These priorities for the operation of the Foundry include:

1. Carrying out the programming and community mission of the building in a financially 
sustainable way by:

a. Adopting a dual-entity structure - a benefit corporation (the Foundry Works Benefit 
Corp.) plus non-profit foundation (the Foundry Works Foundation) - to pursue a public 
benefit, promote   transparency, and maximize diversity of revenue sources for the project 
as a whole.
b. Being satisfied with a modest financial return, and sharing profits among the Benefit 
Corp, Foundation, and CRA.
c. Charging affordable, yet sustainable, rents to all paying tenants.
d. Adjusting tenant rental rates depending on the size, type, and financial strength of 
each tenant in order to maximize access to facilities and programming for non-profit and 
community purposes.

2. Offering accessible and inclusive programming, shared spaces and a welcoming 
environment to engage the community by:

a. Listening to, collaborating with, and learning from the community through sustained 
engagement with local residents, leaders, and community organizers.
b. Hosting community gatherings. 
c. Collaborating with the design firm to embed the values of inclusiveness and welcome in 
the building design.
d. Offering “gateway programming” that gives people a reason to drop in to the Foundry, 
and brings different populations into contact in a joyful way.



3. Cross-pollinating programs across core Foundry objectives by: 
a. Developing programming that emerges organically from tenants, neighbors, 
partnerships, and artists.
b. Building a community, management, and events team to support the production and 
scheduling of synergistic events and programming in various Foundry spaces. 

4. Maintaining best practices for property management by:
a. Using Industry Lab’s model of facility and community management.
b. Operating with a nimble, continuous improvement approach, constantly adjusting based 
on learning and community engagement.

5. Building capacity in tenant recruitment, selection, and retention by:
a. Applying the Industry Lab curation criteria: diversity, community fit, and talent.
b. Recruiting a diverse group of tenants who complement one another. 
c. Selecting tenants who are enthusiastic about the Foundry’s mission and engage with 
the community under shared values of mutual respect
d. Achieving an internal ecosystem where tenants can team up on funded projects and 
perform services for one another.

6. Maximizing non-profit usage and public benefit by: 
a. Organizing the Operator as a benefit corporation, with the CRA designating the Benefit 
Director of the Foundry Works Benefit Corp.
b. Giving primary programming discretion to a non-profit Foundry Works Foundation 
operating under a Programming Agreement with the Benefit Corp.
c. Offering affordable rental rates for non-profit tenants, and programming partners and 
access for community groups.
d. Establishing a Steering Committee for community programming, consisting of 
representatives from organizations serving youths and seniors, education, arts, 
entrepreneurship organizations, and Foundry tenant representatives.
e. Ensuring that equipment and facilities are flexible enough to accommodate a wide 
range of possible uses.
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7. Bringing together a team of dedicated and experienced professionals by:
a. Developing a creative organizational structure that empowers staff to take initiative.
b. Collecting a wealth of non-profit and for-profit skills and expertise.
c. Offering competitive wages, benefits, and an appealing creative entrepreneurial 
working culture.

8. Advancing a creative business model that is attentive to the needs of for-profit and non-
profit uses by:

a. Recognizing that non-profits and for-profits have complementary functions.
b. Developing realistic financial projections based on the needs and resources of diverse 
tenants.
c. Using a blended organizational model calibrated to the Foundry’s purpose.

9. Establishing relevant performance metrics and reporting processes by:
a. Maintaining total operational transparency with the CRA through the Benefit Director 
position of the Benefit Corp.
b. Facilitating ongoing communication with stakeholders, within the Foundry and in the 
larger community.
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Students at the 2016 MIT STEM program hacking on a sound toy made by an IL resident.
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PROJECT CONCEPT AND MANAGEMENT APPROACH 

PROJECT VISION - THE FIRST FIVE YEARS

It’s 6:00 p.m. on a Tuesday in Cambridge. A group of teenagers heads to the Foundry, 
which has just opened to the public. When they arrive, a friendly face greets them 
from the welcome desk in the lobby; meanwhile, a local theater group rehearses in the 
black box theater in preparation for a five-night show. The students make their way to 
a multipurpose room where a handful of Foundry coworking members are hosting a 
weekly video game night. Between turns at the controllers, the students and Foundry 
members talk about how their days went, what they’re excited about, and what they’re 
working on.

One of the resident gamers is a graphic designer who builds electronic musical 
instruments in her spare time. She pulls out a keychain-sized beatbox that she built 
and shows the kids how it works. One of them asks how she made it. The designer 
tells the kids about the Fab Academy program, which she attended at AS220 in 
Providence, and says there are scholarships available for the same program at the 
Foundry.

Just over a year later, two of these kids come to the Foundry to learn more about 
the Fab Lab programs. One decides that he wants to apply for the Fab Academy 
scholarship; the other thinks she’s more interested in the Bio Academy program. After 
completing Fab Academy, the student lands a paid summer internship with the graphic 
designer, who’s just finished a successful crowdfunding campaign and is ready to start 
shipping her handheld beatbox. Meanwhile, the young biologist learns about a biotech 
certificate program offered at a local non-profit that would be perfect for her older 
sister. The sister enrolls in the course and later gets an interview for a lab technician 
job in Kendall Square after a related networking event at the Foundry.

One Saturday morning, a few years later, another one of those students brings 
her grandmother to a Haitian cooking course in the Foundry community kitchen. 
Afterwards, on the way out of the building, the two play with an interactive musical 
sculpture (designed and built by an artist in residence) that looks like giant wind 
chimes made of pure light. The graphic designer is on her way in and smiles at the 
strangers, who don’t know that her business partner (and former intern) helped the 
artist write the chord progression code for the sculpture. She buys a sandwich and a 
coffee from the cafe downstairs and heads up to the coworking space past the dance 
studio, where a capoeira class is being held. As she looks out the window to the 
side yard, she sees the preparations being made for the building’s fifth anniversary 
celebration, and reflects on how glad she is to be part of the Foundry.

And, it’s already happening.
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The preceding narrative isn’t just a vision for the future; aspects of it are already 
everyday occurrences at Industry Lab. We have discovered that magic happens with 
the right mix of people, facility resources, and resident-led informal events.

Most regularly-occurring Industry Lab events began as member proposals that 
management approved, encouraged, and supported. Currently, these include daily 
informal lunch groups; twice weekly silent meditation groups; weekly “Church of the 
Cosmos” gatherings where members of the public watch and discuss Carl Sagan’s 
eponymous series and other media; monthly board game nights, “soup nights” 
(where a different member each month volunteers to cook dinner for everyone), 
and lunchtime show-and-tell series on areas of member expertise; quarterly town 
halls for all residents, gallery openings and closings associated with the Artist-in-
Residence program, and “Parents of IL,” an event for members and their young 
children; an annual party to celebrate another year in our building on Norfolk Street; 
and innumerable ad hoc and experimental gatherings, jam sessions, late night 
conversations and small talk encounters around the snack bar.

In our experience, the best way to activate a space is to give a diverse group of 
talented, passionate, and kind-hearted people a sense of autonomy, possibility, and 
ownership in that space. When those conditions are met, a space transforms from 
a resource into a living thing. Renting space to tenants and programs, especially in 
a subsidized building in a market like Kendall Square, is easy. Having the flexibility, 
openness, and faith to allow others to imagine and create their own experiences takes 
a skillset and organizational culture refined through experience.

The Foundry Works team will build on Industry Lab’s coworking experience with the 
robust arts, education, and non-profit expertise of Magali Maïza and Molly Akin, in 
addition to the sophisticated facilities, curriculum, and democratizing spirit of the 
Fab Foundation. Together with other tenants and partners recruited and integrated 
during the lead-up to opening, we predict that the Foundry’s diverse mix of people 
and organizations will bring the programming to life and activate the building in 
unexpected, exciting, and inclusive ways.
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BUILDING A PIPELINE

We envision a programming pipeline for Cambridge residents, particularly youth, to 
engender intellectual curiosity and help to answer the age-old (and hopefully life-long) 
question, “What do I want to be when I grow up?” This pipeline also explicitly address-
es a more specific problem: How do we better equip Cambridge residents for the 
kinds of jobs that are flourishing in Kendall Square?

Our pipeline begins with “gateway programming,” like the video game night discussed 
in the narrative above. The first priority with youth is to get them in the door. This can 
be accomplished through activities that are simply fun: a dance party, a food truck fes-
tival, a free concert, or a virtual reality demonstration.

Once inside the Foundry for the first time, a newcomer encounters enthusiastic, relat-
able members who are also simply having fun, but who can relate that fun experience 
to more substantive programming or to active projects in the building. The key is to 
demystify the relationship between the experience itself and the actual creation of 
that experiences for others. “How would I do this? What would I need to learn and 
what resources would I need? Who could I go to for help and collaboration?” These 
are the questions we hope to prompt in the Foundry.

We recognize that technology and entrepreneurship programming are priorities for 
the building, and Industry Lab’s domain has thus far largely been technology and de-
sign. But we should also be careful not to focus on high-tech careers at the expense 
of other worthwhile pursuits in the arts and humanities, or on business careers at the 
expense of public benefit work. We view all of these fields as increasingly complemen-
tary, and the lines between them as increasingly blurred. Accordingly, we will work 
to ensure that our programming pipeline can respond to intellectual curiosity across 
diverse disciplines and point those engaged toward meaningful next steps. These may 
take the form of classes, mentorship relationships, job opportunities, and resources for 
design, prototyping, and experimentation that are not limited to technology alone.
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AN INNOVATIVE STRUCTURE

To fully realize the CRA’s requirements for the Foundry, and to support a broad spec-
trum of tenants, programs and uses, we propose an innovative, blended for-profit/
non-profit organizational structure for the operations team: 

Foundry Works Benefit Corp., a Massachusetts benefit corporation (the “Benefit 
Corp.”), will serve as the Operator of the Foundry responsible for facilities manage-
ment, leasing, and maintaining the master schedule of uses across shared resources. 
As required by law, the Benefit Corp. will appoint a Benefit Director that will oversee 
and report on the Benefit Corp.’s public purpose activities. To enhance transparency 
and further encourage the Benefit Corp.’s adherence to the CRA’s requirements for the 
Foundry, we propose that the CRA itself designate the Benefit Director.
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INCLUSIVE AND COLLABORATIVE 
PROGRAMMING

Our programming model for the Foundry is based on four core principles: 

1. The Foundry will be an integral new component of the Cambridge ecosystem with 
a goal of leveraging existing resources and serving as a hub of activity and com-
munity connection.

2. We will optimize the use of the space available to develop and maintain financial 
sustainability and will maximize public access to the services provided in the build-
ing.

3. We will combine multiple layers of programming to engage the widest possible 
audience, while keeping a clear focus on areas of priority including seniors, youth, 
and underserved populations. 

We will engage with the community in the surrounding neighborhood and the city as a 
whole, with responsive and targeted outreach methods.
Our planned programming offerings, described in more details below, cut across the 
four categories set forth in the Foundry’s mission statement: arts, entrepreneurship, 
technology, and workforce education. Our proposal addresses these specific catego-
ries, recognizing that they are fluid and that the skills and principles learned in one can 
easily be applied to the other three.

SPONTANEOUS ACTIVITY IN GROUND FLOOR 
COMMON AREAS 

We envision the Foundry lobby as a crossroads linking the East Cambridge neighbor-
hood and the Kendall Square Business District: a common space for inhabitants, open 
to spontaneous dance and music practice, a place where people of all ages come and 
hang out, meet friends, have a coffee at the cafe, browse art and books by local artists 
at the art corner, read a story to a toddler in the family area, or play a video game with 
a local tech mentor. The lobby will be the entry point to the services available at the 
Foundry as well as a neighborhood destination attracting residents, local workers, and 
visitors. Other ground-floor attractions could include:
Pop-up performances and community activities 
Flexible micro-retail, providing short-term rentals for local makers 
Gallery space, with opportunities for local artists and authors to sell and display their 
work 
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Fall 2017 Industry Lab artist in residence final show, photo by Seun Ajewole.

Current artist in residence Matthew Seaton exploring the real of the virtual.
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VISUAL AND PERFORMING ARTS

Arts programming at the Foundry will serve as an engine for social innovation, individ-
ual creativity, and workforce development. Arts programs at the Foundry will engage 
Cambridge residents, workers, and tourists through seeing, making, interacting, pro-
ducing, or buying. Community involvement is envisioned at different scales, from small 
workshop sessions with a handful of participants to major public events. The Foundry 
will also foster creative initiatives emerging from the Cambridge community and will 
provide mentoring, space, and technical support to facilitate the production of events 
such as concerts, plays, fairs, festivals, and pop-up events. 

The Foundry will serve as a laboratory for public art and creative placemaking in 
Cambridge and engage visitors from across the region, through:

• Free events, tours, and workshops to explore the role of public art in creating 
vibrant streetscapes and culturally connected neighborhoods (in coordination 
with the public art team at Cambridge Arts Council).

• Fabrication workshops for public art projects in the Fab Lab.
• Large scale public events providing opportunities for Cambridge residents to 

engage, play, and make together. Rogers Street Park can be activated as a satel-
lite space for free public programming.

• Multi-disciplinary arts events produced with resident artists.
• Partnership with and participation in existing large-scale public events such as 

ArtWeek, HubWeek, Cambridge Arts Summer in the City and Cambridge Arts 
Open Studios.

• Collaborations with art teachers at Cambridge schools.
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Jean Appolon Expressions plans to grow at the Foundry
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An artist-in-residence program for local, national and international visual and perform-
ing artists at the Foundry will bring diverse voices and perspectives to Cambridge. 
Priority will be given to artists engaged in social practice with an interest in engaging 
Cambridge residents, and would involve:

• Collaborative creations with residents, creative workshops, performances, mas-
ter classes, talks, temporary art installations in the building, mentoring of local 
artists.

• Classes and engagement opportunities specifically tailored to youth.

Programming facilities at the Foundry, such as the black box theater, multi-purpose 
rooms, dance studio, and artist studios, will be made available to local arts organiza-
tions through:

• Rental of theater and classroom spaces for educational programming.
• Rental of theater and classroom spaces for readings, rehearsals and produc-

tions.
• Co-productions of plays, concerts and lecture series with local and national part-

ners.
• Rental of artist studios on a market-rate basis, or free usage by artists for tempo-

rary projects that the Foundry will accomodate in shared workspaces.

The Foundry will also host a range of energizing, social daytime programs, including 
classes in yoga, mindfulness and meditation, cooking and nutrition, and dance for all 
ages, open to tenants, neighbors and members of the general public.
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WORKFORCE DEVELOPMENT

We want all Cambridge residents to consider the Foundry an asset for professional 
growth - one that can offer opportunities at different stages of their personal and pro-
fessional lives. We plan to offer internship opportunities at the Foundry in partnership 
with Cambridge schools and through programs like the Cambridge Housing Author-
ity’s The Work Force program. Our team has already begun developing a funnel of 
local mentors and internship providers from the East Cambridge Business Association 
to the Cambridge Housing Authority, and would anticipate further growth of the funnel 
leading up to the opening. Additionally, the Foundry could provide programming re-
sources to the Cambridge Housing Authority’s This Way Ahead (TWA) program, which 
trains regional youth in customer service, connects them to retail opportunities locally, 
and develops relationships with nationwide retail networks. We have also reached out 
to Just-a-Start, a Cambridge-based community development corporation dedicated 
to building the housing security and economic stability of low- to moderate-income 
people in Cambridge and nearby communities . We are excited about the possibility of 
offering the Foundry as a resource for Just-A-Start’s job training programs, particularly 
their existing Biomedical Careers Program, which prepare local residents for careers 
in the biotechnology, life sciences, and medical research industries, and supply local 
employers with work-ready, diverse employees. Additional workforce development 
programs at the Foundry will leverage existing resources and build upon new part-
nerships to build skills and connect teenagers, young adults, and other individuals at 
turning points in their careers with opportunities in Cambridge. 
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The Fab Foundation will complement these efforts by offering their Fab Academy and 
Bio Academy courses at the Foundry at a reduced cost, and in some instances these 
will be at no cost, with full scholarships supported by corporate responsibility fund-
ing and other donations from long standing supporters. Fab Foundation staff will also 
work toward certifying these courses with Massachusetts workforce development ini-
tiatives to ensure that the opportunities are accessible and known to those who would 
most benefit from them, as has been accomplished in Michigan through the “Michigan 
Works!” initiative.

Other workforce development programs and events would include:
• Scientific seminars allowing graduates of biomedical career training programs 

and the Fab Foundation’s Bio Academy to present and demonstrate their work 
to the public, including members of local biotech companies. 

• Mentoring programs from resident businesses and local entrepreneurs.
• Internship opportunities for Cambridge high-school and college students in col-

laboration with non-profit and for-profit tenants.
• Networking events connecting job seekers with local employers.
• Seminars, workshops, and events in collaboration with existing service organiza-

tions, local corporations and universities.



26



27

TECHNOLOGY AT THE FOUNDRY

Technology intersects with all programs at the Foundry. The Foundry will be a collab-
orative hub leveraging existing local, national, and international STEAM initiatives and 
organizations with the goal to first serve youth and seniors in Cambridge. Spaces at 
the Foundry can be host to hackathons, meetups, seminars, and talks with technolo-
gists working in or visiting Cambridge. The Foundry envisions all such programming as 
providing individual growth opportunities, including by encouraging problem-solving, 
building technical skills, and bridging generational and social gaps. We also hope that 
this programming will offer opportunities for members of the local tech ecosystem to 
connect with Cambridge communities not currently engaged with, or perceiving any 
benefit from, that ecosystem. 

The Fab Lab adds a key dimension to the Foundry’s technological impact on the com-
munity, connecting stakeholders directly with new advancements in digital fabrication, 
and bringing previously industrial processes of fabrication back to where they started: 
to a local, tailored, and interactive environment. It is fitting that what was once a work-
ing foundry can now be reborn as a 21st century, community-focused prototyping and 
manufacturing center in the city of Cambridge.

In addition to the Fab Lab, the Fab Foundation will operate a full biological laboratory, 
the Bio Lab. This facility, like the Fab Lab, will be available for multiple uses: the Fab 
Foundation’s own curriculum, other groups’ workforce training programs, and as a 
functional lab for building residents and local lab members. Our team is currently in 
contact with local workforce training providers, as well as Kendall Square biotech and 
biomedical businesses, with the goal of supporting and expanding existing programs 
tailored to rapidly prepare Cambridge residents for available biotech jobs in the neigh-
borhood. We challenge ourselves to develop a clear path for local residents to realize 
these career opportunities, starting with industry mentorship and skills training, and 
culminating in employment offers at Kendall Square businesses.
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Design IO at Industry Lab - an internationally renowed studio for interactive children’s museum installations
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ENTERPRENEURSHIP

Through affordable dedicated-desk coworking space, R&D, and traditional office 
space, the Foundry will provide a home for independent professionals, artists, start-
ups, small businesses, and non-profit organizations, and in particular those with sci-
entific, creative, artistic, or cultural dimensions. We also plan to recruit as tenants a 
handful of service providers, such as lawyers, accountants, graphic designers, web 
developers, and other business consultants. At Industry Lab we have found that hav-
ing these professionals within the coworking space contributes to the success of the 
other businesses there.

Small business at the Foundry is envisioned as a resource for the rest of the building 
and the community at large. Resident entrepreneurs can offer mentorship to youth, 
provide pro bono services and social engagement, give talks on their active projects 
and domains of expertise, and demonstrate the possibility (and fun!) of owning one’s 
own business.

Another goal for the Foundry’s community of businesses is what Industry Lab refers to 
as economic criticality, the point at which independent small businesses in a single 
building begin to see frequent and then sustained commerce with one another in the 
form of consulting, subcontracting, joint ventures, and other collaborative economic 
activity. Naturally, careful curation plays an important role in setting the stage for the 
development of this internal economic ecosystem. These joint activities can create a 
tremendous sense of community, and can help small businesses achieve outcomes 
that would be quite difficult without the additional capabilities that cooperation brings.
To support the broader entrepreneurial community, the Foundry will host business 
workshops on topics like financial literacy, business pitches (whether for loan appli-
cations or equity investment), basic business law, intellectual property, and business 
concepts for artists, in consultation with resident businesses and members of the sur-
rounding community.

We also wish to explore offering a “Business-in-Residence” incubator, providing free 
or reduced-rent coworking space to support the development of new businesses by 
under-resourced local entrepreneurs.
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YOUTH AND SENIOR PROGRAMMING 
APPROACH 

A deep, constructive, and ongoing dialogue with organizations serving youth and 
seniors in Cambridge and the Greater Boston Area is key to ensure that the Foundry’s 
programs are designed based on real needs, and on explicitly identified barriers to 
access rather than assumptions. Some of those barriers may be primarily practical and 
should be taken into account from the beginning of the program design, with creative 
solutions proposed to address such barriers. For instance, seniors may be reluctant to 
go out after dark, or decreased mobility may keep them at home given a lack of ade-
quate transportation options. Teenagers are heavily scheduled and have demanding 
school workloads. Afterschool STEAM programs may be in competition with sports 
and other extracurricular activities. Opportunities for youth and seniors, envisioned 
based on their input, will be embedded within the programming in the four core areas 
of focus at the Foundry.

We recognize the tremendous work of non-profits and community groups serving 
youth and seniors in Cambridge. Through community outreach and collaboration with 
existing organizations, we will avoid unnecessary duplication of efforts, or competition 
for resources, with established and effective local organizations. Our goal is to serve 
as a new venue and resource where those organizations can expand and enhance 
their existing offerings.

We are especially pleased to have the support of the East End House, with whom we 
plan to partner on a host of programs for Cambridge youth.
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LIFELONG LEARNING 

Programs specifically for seniors will be designed to foster connections and offer en-
riching experiences. Programming examples include:

• Seminars and cultural programming in partnership with existing senior service 
agencies. 

• Classes and workshops across all program areas: arts, workforce development, 
technology, and entrepreneurship. 

• Workshops in the Fab Lab to engineer tailor-made solutions to help seniors age 
in place.

• Repair station in the Fab Lab to connect seniors who have an engineering or 
other technical background with youth in need of help repairing beloved toys.
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FOUNDRY FAB LAB 

As an integral programming partner, the Fab Foundation will operate a flagship Fab 
Lab with a clear focus on education and community use. Building on the Fab Foun-
dation’s extensive experience in designing, implementing, and operating Fab Labs 
across the globe, the flagship Cambridge Fab Lab at Foundry Works will serve as 
a showcase for best practices across the 1,200+ Fab Labs currently in the Fab Lab 
Network. It will also function as an experimental facility where innovative equipment, 
processes, and approaches are prototyped, tested, and refined in collaboration with 
experts from local universities and visiting experts from abroad, before being rolled 
out across the network. The Fab Foundation and the Operator will work in close prox-
imity to ensure all Foundry residents and artistic projects are granted access, training, 
and technical support, ensuring that the Fab Lab can become a valuable resource for 
all and serve as the productive center of the Foundry building. 

Equipment and offerings at the Fab Lab will include:

• Laser cutters, 3D printers, large format and precision CNC mills, vinyl cutters, 
and a full suite of electronics production equipment.

• FabAcademy: a hands-on, five month program covering the principles and appli-
cations of digital fabrication. 

• BioAcademy: a hands-on, six month training program in the Bio Lab where par-
ticipants learn “How to grow (almost) anything.”

• Workshops, classes, and open use opportunities tailored to the needs of the 
community.

• Professional development programs. 
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CAFE & ROASTERY

We have discussed the feasibility of operating a cafe and roastery at the Foundry with 1369 
Coffeehouse, an established, Cambridge-based cafe. The facilities and offerings of this busi-
ness can include:

• Coffee shop with light snacks (and sandwiches, pending the commercial kitchen)
• Pop-up culinary events 
• Exhibition opportunities for local artists 
• Collaboration with the Operator to provide refreshments during black box and other 

large events

COMMUNITY KITCHEN

We highly recommend the installation of a commercial kitchen at the Foundry, which would 
host or offer:

• Multicultural cooking nights 
• Cooking classes and workshops with local chefs (both home and professional)
• Services to local producers to rent space for small-batch food item production 
• Catering for Foundry events and programs

SHARING HISTORY AT THE FOUNDRY

Inspired by the history of the Foundry, we envision offering:
• Interpretive tours of the property and surrounding neighborhood, inspired by the 

Foundry’s role in the history of women’s rights in Massachusetts.
• Complementary activities that will allow visitors of all ages to engage in discovery of 

Cambridge’s rich history in manufacturing as well as social justice.
• Oral history projects that connect seniors with youths, in partnership with recording 

technology education programs and local historical organizations.
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FACILITY OVERSIGHT AND MANAGEMENT

Industry Lab brings eight years of experience profitably operating a 19,000 sq ft build-
ing in Cambridge with a diverse mix of tenants and cultural programs. Members of the 
Industry Lab team are experienced in tenant recruitment, cultural programming, com-
munity management, law, and real estate. The team is also experienced in mindfully 
balancing community needs, such as access to communal event space and confer-
ence rooms, in order to keep nearly 100 members of the shared workspace happy, 
harmonious, and productive in one space.

With respect to the management of cultural programs, Magali Maïza has 20 years of 
experience managing cultural projects and internationally renowned arts organizations 
such as Le Palais de Tokyo, Contemporary Art Center, the auditorium of the Louvre, 
and the Music Museum at the Paris Philharmonic Concert Hall.

As part of the existing governance of Industry Lab, management hosts quarterly town 
hall meetings at which its members discuss their thoughts on the space and the com-
munity, including what is working well and what can be improved. This town hall con-
cept will be implemented at the Foundry to foster dialogue within the community of 
for-profit and non-profit tenants in the building, and to solicit valuable feedback about 
facility management and programs. 

Strategies to maintain a high-quality and welcoming environment at the Foundry: 
• Forging a strong organizational culture based on defined values and the respect 

for all activities happening under the Foundry’s umbrella. 
• Developing and implementing a code of ethics and conduct within the Foundry.
• Executing a comprehensive on- and offboarding process for tenants.
• High-level and ongoing training of custodial and hospitality staff. 
• Responsive and ongoing communication between the Operator and the tenants 

about the life of the building, and the scheduling of specific repairs and renova-
tion.

Property management staff and procedure:
• Welcome desk will be staffed during regular programming hours.
• Outside of regular programming hours, the building will be closed to the general 

public, yet open for specific programming and monitored by a security company.
• Foundry staff, core tenants, and coworking members will have 24/7 access to 

their respective spaces.
• Outside of regular programming hours, when public events are held in the build-

ing, contractors will be hired for the positions of house manager, ticketing asso-
ciate, stage manager, and for any additional specific functions needed to run the 
event.

• Security staff will be provided by a contractor based on specific needs.
• We will consult with the CRA, local businesses, and our existing providers to 

select adequate custodial and facility maintenance/repair services.
• We will consult with the CRA, local businesses, and our existing providers to 

select adequate custodial and facility maintenance/repair services.



38



39

COMMUNITY OUTREACH 

Our team’s core priority is to ensure that the Foundry’s events and programs serve 
the local community. The non-profit Foundry Works Foundation will foster program-
ming collaborations with local non-profits whose activities align with the Foundry’s 
mission and with local needs. Capitalizing on local synergies with other organizations’ 
programs and services will place the Foundry at a pivotal node in the network of local 
initiatives. 

To support programming in the Foundry, Foundry Works Benefit Corp. and Foundry 
Works Foundation collaborate on a daily basis, including on the following efforts:

• Implementing a master scheduling system to coordinate the multiples uses of 
common spaces and specific programming facilities.

• Initiating and maintaining a program and calendar of events.
• Encouraging, building, and coordinating collaborations between a wide range of 

constituencies in and around the Foundry.
• Supporting and mentoring community-generated projects.
• Overseeing the production and staffing of events.
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OUTREACH 

Marketing and outreach strategies will be wide and inclusive of the diversity of Cam-
bridge, and will consider and reflect the different set of needs and intersections with 
the core areas of focus: arts, entrepreneurship, technology, and workforce develop-
ment. In the design and pre-opening phase, Foundation staff will perform outreach 
through workshops, meetings with community organizations, calls for proposals for 
specific programs or facilities in the Foundry, and, if necessary, with the services of 
community development consultants for further insight and analysis. Once operations 
are underway, outreach will be facilitated through the establishment of a Program 
Steering Committee, consisting of roughly equal representation of youth and senior 
groups, educational and arts organizations, and Foundry tenants and programming 
representatives.

We acknowledge the existing gap between the famed tech mile in nearby Kendall 
Square and many Cambridge residents, and are determined that the Foundry’s pro-
grams contribute to bridging it. Ongoing outreach from the Operator in this effort is 
pivotal: the Foundry team will connect with HR representatives of Kendall Square-
based corporations, listening to their needs and interests, and identifying with them 
how we can expand and support their current initiatives. For instance, companies such 
as Sanofi-Genzyme are committed to engaging employees with Cambridge communi-
ty members and running internship programs for high-school students. In collaboration 
with well-established non-profits engaged in professional development, we can design 
programs that fit the articulated needs of employers and job seekers and leverage 
connections to existing services. 

The Foundry is surrounded by residential, corporate and industrial buildings, limiting 
access and visibility from Third Street and Rogers Street Park. Thus, one of our core 
challenges will be to anchor the Foundry and its programming in the City’s landscape 
and the life of the surrounding neighborhoods. It will be vital that the Foundry’s pro-
gramming and outreach expands beyond the brick walls of the building in a multiple 
ways, including through the use of the Rogers Street Park as a satellite programming 
space and through creative partnerships with existing area industry, non-profit and 
neighborhood organizations. 

Outreach methods and approach will vary depending on the phase of the project and 
will need to be continually monitored for effectiveness and clarity of message. Key to 
the outreach and marketing strategy will be a mobile-optimized website, designed to 
meet accessibility guidelines, highlighting the Foundry’s programming and services. 
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As part of our audience outreach and access initiatives, the Foundry plans to partici-
pate in the Massachusetts Cultural Council EBT Card to Culture program. This program 
offers significantly reduced price admission to ticketed events and discounts on class-
es and workshops at cultural institutions across the state to low income families and 
individuals. Information about the Foundry’s programs and scholarship opportunities 
will be made available to families and individuals through the Department of Transi-
tional Services. 
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OUTREACH AND DEVELOPMENT GOALS

Pre-operational phase, 2018-2019 

• Carry out outreach to, and engagement with, programming partners. 
• Hold community outreach events and conduct focus groups to ensure alignment 

between programs and community aspirations. 
• Create connections and raise awareness of the Foundry, its proposed programs, 

and opportunities to engage among all target segments. 
• Conduct targeted outreach to companies and groups in the Kendall Square and 

broader East Cambridge business ecosystems. 
• Develop a core group of supporters and champions that have the capacity to 

become sustaining donors. 
• Cultivate relationships with corporate and foundation funders.  

Pre-operational phase, 2020 

• Continue community engagement through means found effective in 2018-2019. 
• Participate in large-scale community events including Cambridge Science Fes-

tival and Cambridge Arts River Festival.  
• Install on-site mobile Fab Lab at Foundry site or nearby location for six months 

prior to official opening, engaging youth, seniors, and all members of the Cam-
bridge community. 

• Hold pop-up events (i.e. dance parties, yoga classes, music making, family ac-
tivities) in Rogers Street Park.  

• Engage families and youth in the design of Family Corner furniture and sensory 
activities. 

• Formalize agreements with programming partners.  
• Solicit donations and apply for grants.  
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TENANT RECRUITMENT

The Foundry will offer several options for market-rate and non-profit tenants including 
coworking space and private office suites. Given how desirable real estate is in Kend-
all Square, as well as the effective subsidies from the City and the CRA, we are highly 
confident that we can not only fully sublease and program the building with affordable 
rents, but do so judiciously according to Industry Lab’s rubric of diversity, community 
fit, and talent, calibrated to realize the CRA’s mission for the Foundry.

The Foundry Works Benefit Corp. team will build on Industry Lab’s existing tenant re-
cruitment strategies for market-rate tenants, such as:

• Peer-to-peer communication (word-of-mouth recommendations and referrals)
• External networking events (especially in the STEAM sectors)
• On-site events and engagement
• Traditional advertising
• Social media outreach

The Benefit Corp. will work closely with the Foundry Works Foundation to engage 
non-profit tenants that align with the four core priorities of the Foundry. 
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MEASURING OPERATIONAL SUCCESS

Reporting and Evaluation Process

Our proposed organizational structure will allow the CRA complete oversight of the 
Foundry operations and programming.   The Foundry Advisory Committee will be in-
formed and consulted on a quarterly basis.

On a daily basis, the main point of contact for building operations and subleasing will 
be Gillian Grogan, Operations Manager of the Benefit Corporation. Magali Maiza, who 
will serve as Executive Director of the Foundry Works Foundation, will be the main 
point of contact for programming and non-profit operations. 

We will measure overall project success by the: 

• Degree of program hybridization (connection between diverse use cases).
• Degree to which we will integrate with and add value to the existing Cambridge 

ecosystem.
• Degree to which Foundry space use is maximized.
• Financial health and sustainability of operations.

The Foundry Works team will utilize a continuous improvement approach to manag-
ing Foundry programming and operations. Evaluating programs, processes and pro-
cedures on an ongoing basis will allow the team to refine and iterate, and to remain 
flexible and responsive to emerging needs and opportunities. 

Programs, outreach methods, and operations will be evaluated annually using a cultur-
ally responsive evaluation framework that explicitly acknowledges and considers the 
community context in which the Foundry operates.
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Our team will use indicators to track objectives assigned by the CRA and FAC. Mon-
itoring these indicators will help refine operations on an ongoing basis and adjust 
objectives based on former trends and upcoming projects. Staff will track activities on 
a quarterly basis and report to the CRA and FAC with consolidated data. 

Examples of metrics we may use to assess success measures (defined above) include:
 
1: Degree of program hybridization (connection between diverse use cases)

• Ratio of utilization of coworking spaces by non-profit organizations
• Number of programs engaging together non-profit and for-profit tenants

2: Degree to which we will integrate with and add value to the existing Cambridge 
ecosystem

• Number of external non-profit and for-profit organizations engaged in program-
ming

• Number of youth engaged in Foundry programs
• Number of seniors engaged in Foundry programs

3: Degree to which Foundry space use is maximized 
• Ratio of utilization of office and coworking spaces
• Ratio of utilization of programming spaces 

4: Financial health and sustainability of operations
• Actual revenues/budget forecast
• Net profit margin of rental activities
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STAFFING AND ORGANIZATIONAL PLAN
 
Governance / Legal Structure 

Two Organizations, One Team, One Shared Mission

We propose a dual-entity structure to fully realize the CRA’s ambitious scope for the 
Foundry: A Massachusetts benefit corporation, Foundry Works Benefit Corp., will serve 
as the Operator and will handle day-to-day management of the Foundry, and a Massa-
chusetts non-profit corporation with 501(c)(3) status, Foundry Works Foundation, Inc., 
will be responsible for programming, community engagement, attracting funding for 
charitable activities, and, where appropriate, assisting eligible residents with grants or 
fiscal sponsorship. The two organizations will enter into a Programming Agreement 
whereby the Benefit Corp. will make a contribution to support the salaries of the Foun-
dation’s Executive Director (Magali Maïza) and Director of Marketing, Development and 
Outreach (Molly Akin) and programming contractors. Under a separate document, the 
two entities and the CRA (if appropriate) will also agree on a division of profits from 
the project. The CRA’s mission for the Foundry will be embedded in the organizational 
documents of the Benefit Corp., and from a functional perspective, the employees of 
the Benefit Corp. and the Foundation will work as a unified team.
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The Foundry Works Benefit Corp.

A benefit corporation is a relatively new type of business entity that marries a respon-
sibility to pursue a public benefit with directors’ traditional duties of care and loyalty 
within a for-profit context. As such, the directors of a benefit corporation need not 
single-mindedly pursue value for stockholders, and may also weigh other factors, 
such as the environment, the local community, employee well-being, or another public 
purpose, in their decision-making. Under Massachusetts law, a benefit corporation is 
required to appoint a Benefit Director to its board of directors. The Benefit Director’s 
responsibility is to oversee and report on the corporation’s public benefit goals, as 
set forth in an annual public benefit report submitted to the Massachusetts Secretary 
of State. Benefit corporations are also subject to benefit enforcement proceedings in 
the courts if they fail to pursue a general public benefit purpose or their stated special 
public benefit purpose.

We appreciate the significant resources that the City and the CRA are investing in 
the Foundry project, which is why organizational and financial transparency will be 
of paramount importance here. To that end, we propose to collaborate with the CRA 
in the drafting of the Benefit Corp.’s mission statement, and further propose that the 
CRA designates the Operator’s Benefit Director. With a seat on the Operator’s board 
of directors, the CRA will not only enjoy continuous transparency with respect to the 
Operator’s finances, records, and operations, but will serve an active role in its deci-
sion-making.

An additional advantage of including a benefit corporation in the organizational 
structure is that, as a for-profit entity, it is not restricted in the kinds of activities it can 
engage in. Under the IRS rules governing 501(c)(3) tax-exempt entities, a non-profit’s 
business activity must bear a substantial relationship to the entity’s exempt purpose, 
and not just through the production of income with which to finance other substantially 
related activity. This limits the scope of activities a non-profit may pursue. Given the 
breadth of uses proposed by the CRA, we feel that it is important that the Foundry’s 
organizational structure be capable of accommodating the fullest range of business 
activities.
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The Foundry Works Foundation, Inc.

The Foundation’s role will be to promote education, the arts, and public engagement at the 
Foundry through identification and recruitment of programming partners, non-profit tenants, 
independent artists and performers, and others. The Foundation will also seek grants from 
foundations and corporations to support programming. 
From an organizational perspective, including a non-profit in the Foundry’s organizational 
structure is important because of the overlap between the CRA’s mission for the Foundry and 
the IRS’s definition of exempt purposes. Where these two categories of activities align, a 501(c)
(3) tax-exempt non-profit is an appropriate vehicle because, unlike a for-profit entity, it can re-
ceive grants, gifts and tax-deductible donations.

Role of Fab Foundation in Foundry’s operations

The Fab Foundation will manage the Fab Lab space and work directly with the Operator and 
community in the ongoing development of the Fab Lab and all associated activities. The phys-
ical presence of the Fab Foundation’s office within the Foundry will be of benefit to both sides, 
enabling the Fab Foundation’s team to provide hands-on, ongoing support for all Fab-related 
activities. Operational roles will include a dedicated Fab Lab manager, an on-site expert dedi-
cated to providing hands-on, technical know-how and informal one-on-one training, as well as 
ensuring adequate maintenance of equipment and enforcing safety guidelines.

FOUNDRY WORKS FOUNDATION GOVERNANCE AND PROGRAM 
OVERSIGHT

Foundry Works Foundation will have a board of at least 5 members, including a representative 
of the Cambridge Redevelopment Authority, also acting as Benefit Director of Foundry Works 
Benefit Corp. Foundry Works Foundation will also report to the Foundry Advisory Committee 
quarterly.

Foundry Works Foundation will form a Program Steering Committee comprised of:

• One-third local arts and education organizations 
• One-third representatives from non-profit organizations serving youths and seniors 
• One-third anchor tenants of the Foundry (i.e. Fab Foundation, coworking tenant, etc)

 
The committee’s mission will be to brainstorm programming, challenge pre-existing ideas, and 
foster exchanges of best practices for the Foundry. Here again, the goal is not to duplicate the 
work of existing committees such as the Cambridge STEAM Committee or Public Art Commis-
sion. Members of these committees and city stakeholders will be invited on a regular basis to 
participate in the work of the Foundry’s Program Steering Committee, and we will encourage 
bridges between these initiatives.
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Staffing

Staff at the Foundry will be attracted and retained with a competitive salary and bene-
fits package, opportunities for professional development, and a supportive and entre-
preneurial environment. Priority will be given to Cambridge residents for all positions. 
The Foundry will be an equal-opportunity employer and will encourage women, mi-
norities, veterans, members of the LGBTQ+ community, and persons with disabilities 
to apply. The Fab Foundation, as a tenant and programming partner, will maintain a 
separate organizational structure and staff. 
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Job Descriptions - Key Positions 

Operations Manager, Foundry Works Benefit Corp.

Oversees Foundry Works Benefit Corporation operations in close collaboration with 
FWBC and Foundry Works Foundation teams, consults with the Cambridge Rede-
velopment Authority, and fosters relationships between all Foundry tenants and net-
works, Industry Lab networks, other Foundry Works partners and existing area groups 
and programs. Reports to the board of directors of the Benefit Corporation.

• Manages the operations of the Benefit Corp., directing FWBC staff and provid-
ing operational support to the Foundation, in alignment with the Foundry Works 
mission 

• Acts as the central and primary point of contact for all building tenants, pro-
grams, facilities and janitorial staff

• Directs maintenance, repair and renovation of the building in consultation with 
the CRA 

• Manages FWBC budget and engagement of professional services
• Manages tenant leases and coworking memberships, onboarding and offboard-

ing systems for all tenants and programming providers
• Develops and oversees management system(s) for coordination of program-

ming, events and maintenance schedules
• Recruits coworking members and assists the Foundation in tenant recruitment 

efforts
• In collaboration with the Foundation, identifies and develops for-profit program-

ming leads that complement the non-profit programming opportunities generat-
ed by the Foundation

• Directs building-wide Town Hall meetings with Community and Events Manager 
and staff
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Executive Director, Foundry Works Foundation

Oversees Foundry Works Foundation operations and programs in close relationships 
with all constituencies: Foundry Works Benefit Corp., core non-profit tenants, partners 
of the programs, the Board of Directors, the Foundry Advisory Committee. Chairs the 
Foundry Program Steering Committee. Reports to the Board of Directors of the Foun-
dation.

• Coordinates all programs’ initiatives in close liaison with Foundry Works Benefit 
Corp. and the Foundry program steering committee

• Participates in recruitment of non-profit tenants and identifies programming op-
portunities

• Engages all program partners in a collaborative manner to ensure programs are 
relevant with Foundry’s objectives

• Develops and manages Foundation’s programs: micro-grants, scholarships, arts 
and community events addressing priority audience and all Cambridge residents 

• In close collaboration with Marketing and Outreach Director, participates actively 
in the outreach efforts to Cambridge residents and Foundry’s stakeholders, and 
in fundraising

• Manages the operations of the Foundation and contributes actively to the evalu-
ation of Foundry’s programs and operations

Director of Marketing, Development & Outreach, Foundry Works Foundation

Oversees marketing efforts for the Foundry’s programs in close collaboration with 
Foundry Works team. Designs and implements outreach strategies targeting project 
stakeholders, constituent groups, the local business community, and visitors to Cam-
bridge. Works closely with Executive Director on fundraising efforts. 

• Markets all Foundry programs 
• Implements and ensures consistent application of Foundry’s branding 
• Identifies and purchases advertisements 
• Serves as media contact and proactively manages press relations 
• Generates written and visual documentation of Foundry programs 
• Manages social media presence 
• Manages contracts with graphic designers and other creative freelancers 
• Organizes and implements outreach initiatives 
• Identifies grant opportunities and works collaboratively with Executive Director 

to pursue funding 
• Cultivates donors in partnership with senior leadership team 
• Assists in non-profit tenant recruitment 
• Works collaboratively with senior leadership team to evaluate programs and 

operations
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Community & Events Manager, Foundry Works Benefit Corp.

Manages the Foundry building community and produces events under Operations 
Manager and in close coordination with Foundry Works Foundation. Reports to the 
Operations Manager of Foundry Works Benefit Corp.

• Co-manages Foundry Works community and events assistants, interns and vol-
unteers

• Acts as a “barometer” for the larger Foundry building community to identify and 
respond to tenant and programming needs

• Produces series of newsletters for the Foundry building community, Foundry 
“alumni” network, and the larger external community together with the Founda-
tion’s Director of Marketing, Development and Outreach

• Maintains a comprehensive calendar of programming spaces, reservations, and 
internal and external events in close coordination with Foundry Works Founda-
tion team

• Coordinates budget, production and temporary staff engaged for both non-profit 
and for-profit events and programming

• Assists with the recruitment, onboarding and offboarding of tenants and pro-
gramming providers

• Encourages and assists coworking and office members in developing ad hoc 
and informal programming and events

• Produces marketing materials for the coworking space
• Assists the Foundation’s Director of Marketing, Development and Outreach in 

the development of Foundry marketing and branding
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BUSINESS MODEL

Achieving the broad but powerful mission of the Foundry poses complex organization-
al and financial challenges. Success depends on a unique partnership between the 
City of Cambridge, the Cambridge Redevelopment Authority, Foundry Works Benefit 
Corp (FWBC), and the Foundry Works Foundation (FWF). It would be impossible for a 
private developer, constrained by the severe market environment of Kendall Square 
and the unique redevelopment challenges of a historical building, to deliver the high 
level of public benefit imagined in this proposal. 

The Foundry Works team has worked to meet the CRA’s and City’s pioneering vision 
and commitment to the project with a creative, if complex, financial plan that promises 
positive cash flow from the second year of operations onward. The plan fully lever-
ages the CRA’s seed funding, the City’s redevelopment funds, and $225,000 in initial 
capital contributions from FWBC shareholders. 

The best way to understand the proposed financial model is to review the FWBC Bud-
get Justification in Appendix A, along with the FWBC 10yr Cash Flow pro forma. Not all 
of the source material for these projections are included with this proposal, however 
the Foundry Works team looks forward to reviewing and refining the proposed finan-
cial model, working closely with the CRA. 
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Area Model

The Foundry Building currently encompasses 76,000 sq ft of gross area (gsf), with 23,000 
sq ft on each of the basement and first levels and 15,000 sq ft on each of the second and 
third levels. In the RFP, the CRA invited responders to program the space of around 38,000 
usable square feet (usf) with the assumption that the first level would be lowered to grade 
and any basement level would be converted to a crawl space. 

In the area model, usable square footage (usf) is the actual space occupied by lessees 
and Foundry program spaces (such as the black box theater) measured from the interior of 
any partition walls. Usable square footage does not include hallways, stairwells, mechan-
ical spaces, the lobby, or other spaces not directly tied to revenue generating purposes. 
The actual load factor is the ratio of usf/gsf and is typically used to apportion each tenant’s 
share of the building’s expenses incurred due to common areas. Market norms dictate ac-
ceptable load factors range from 1.1-1.2. Actual ratios of common areas to leasable areas far 
exceed this value in nearly all of the programming models explored by the Foundry Works 
team or presented by the CRA. Thus, the deadweight area represents that portion of the 
building whose costs must be carried entirely by the operator and cannot be apportioned 
to tenants. 

Much of this deadweight area may be mechanical rooms or newly created crawl spaces, 
but a significant portion of it is likely to reflect a portion of the common areas, with real 
associated costs. It is expected that a great deal of floor area may be removed from the up-
per levels through creating an atrium or other high-ceiling areas. Because the area model 
is benchmarked against 76,000 gsf, these cut-outs likely will comprise the majority of the 
deadweight area. 
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Three variations are shown in the table, using 38,000 usf as a baseline. In the middle 
estimate, lowering the first level to grade has been eliminated and 5,000 usf has been 
added to that level. Some deadweight area has been removed from the upper levels, 
yielding a slight increase from the CRAs proposed 38,000 usf. In the high estimate, 
additional deadweight area has been removed on all levels, leaving 8,800 sq ft for 
any floor cut-outs and mechanical rooms. The three models also vary the load factor 
charged to tenants, from a market-average value of 1.15 to an atypically high value of 
1.2, which may make it difficult to recruit tenants to the building. 

While these variations may seem small, when compounded the effects are consider-
able. For example, with only 38,000 usf, a rentable load factor of 1.15, an average $/sq 
ft price of $30 and 83% occupancy, the gross revenue before reimbursements is about 
$1M. Meanwhile, with 56,000 usf, a load factor of 1.2, a price of $36, and an occupancy 
of 92% the total revenues are more than double that, $2.2M. Both of these extremes 
are certainly possible depending on the thousands of decisions yet to be made by 
the Shell and Fit-out redevelopment projects and market conditions in 2020. For the 
remainder of this proposal, a middle-of-the-road set of area assumptions are used, 
including 45,000 usf, a rentable load factor of 1.175, an average rent of $33, and and 
an average occupancy of 88%. 
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Revenue Model

Revenues to Foundry Works Benefit Corp. (as opposed to the Foundation) come from 
three sources: lease income, facilities rentals, and memberships. The exact breakdown 
of uses by square foot and costs are presented in the FWBC Budget Justification in 
Appendix A. Lease income is generated on 17,000 usf/19,000 rsf occupied by ten-
ants, such as the CRA and the Fab Foundation, whose presence enhances the overall 
community of the Foundry but still have the ability to pay reasonable rates (avg $43/
sq ft) for the area. These leases will include double net reimbursements for taxes and 
insurance, along with an expense stop of $2.50/sq ft for utilities. One of the key goals 
for the project is for each and every tenant to be part of the community in some way, 
with no large leases carving out private areas for secretive and secluded lessees. It is 
imagined that the coworking space will provide a key sales channel for the 10,000 sq 
ft of traditional office leases/R&D space included in the model. 

The second source of revenue is hourly rentals of multiprogramming spaces (i.e. 
classrooms and meeting spaces) and the black box theatre. More than ⅔ of the total 
allocation by time of these facilities is devoted to far-below-market uses. For example, 
referring to the FWBC Budget Justification, a 700 sq ft meeting space is available for 
just $4/hr for hundreds of hours each year. 

The third source of income are memberships. 13,500 usf has been allocated towards 
the unique community-driven coworking model refined at Industry Lab. It is expected 
that 85 full time members will call IL@Foundry their home. Additionally, 4000 sq ft of 
machine shop facilities, designed and outfit by the Fab Foundation, is available for use 
by Foundry residents and the general public, at rates ranging from $50-$200/mo.
 
All told, the Foundry will accomodate about 160 full time residents, whether they be 
city officials working in an office, entrepreneurs working in the coworking space, an 
artist in residence painting a 3-month mural in the lobby, or various staff. In addition 
to this core group, the Foundry aims to serve up to 175 additional simultaneous users 
across any of the other facilities (e.g. theatre-goers), with hopefully thousands of visi-
tors on a monthly basis.  
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Expense Model

In addition to the typical expenses associated with commercial real-estate, Foundry 
has unique staffing, payroll, and marketing costs in order to do the hard work of man-
aging hourly facilities rentals, community management, and maximizing the number of 
reasons Cantabrigians from diverse backgrounds have a reason to spend time there. 
Refer to FWBC Budget Justification and FWBC 10Yr Cash Flow pro forma in Appendix 
A for details about the operating and capex budgets. The model assumes 57,000 of 
maintained area, of which 52,000 is directly apportioned to a particular use or lessee 
as rentable sq ft. The projections provided expand on middle-of-the-road assumptions 
about area and occupancy. One critical variable is the assessed value of the building, 
and thus the annual property tax burden. It is hoped that as a City owned property, 
managed and operated on behalf of the City and the CRA for the public benefit, the 
building will be assessed based on its below-market revenue generating potential, 
and not solely on the value of the planned redevelopment costs and land. 
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Tenant Recruitment 

The Foundry will provide up to 13,500 sq ft of coworking space for startups and small 
non-profits as well as up to 12,000 sq ft of private office suites to businesses and larg-
er non-profit organizations. The Operator team, with guidance from the CRA and FAC, 
will be instrumental in recruiting the mix of anchored non-profit organizations that will 
advance the mission of the Foundry and provide relevant services for the community. 
The Fab Foundation will be both a core project partner and an anchor non-profit 
tenant occupying 4000 sq ft, including a 3000 sq ft Fab Lab and Bio Lab and 1000 sq 
ft of office space. 

Jean Appolon Expressions (JAE) has expressed strong interest in joining the Foundry 
Works project as a programming tenant. Jean Appolon Expressions’ mission is to cele-
brate and advance Haitian folkloric dance by building a contemporary cultural commu-
nity that produces professional performances, educational opportunities, and dance 
training for people of all ages, abilities, and backgrounds. The Company plans to grow 
at the Foundry by expanding its programming and finding a home at the Foundry. JAE 
will occupy the 1000 sq ft dance studio for a portion of the week for rehearsals and 
public programming during the school year. 

The Foundry’s coworking space will be modeled after Industry Lab, with dedicated 
desks assigned to specific members. This shared space management approach is 
based on maximizing the use of the space through a programing and utility model, 
rather than entering only into long-term leases that grant exclusive access to large 
physical chunks of the Foundry. Not only will this attract and benefit members by al-
lowing them to pay an amount commensurate with their actual use of the space, it will 
substantially increase spatial utility by making areas available to a variety of users, for 
many different purposes, at different times. 

As residents of the Foundry building continue to evolve and expand, a primary goal 
will be to keep successful organizations in the Cambridge community. In many cas-
es at Industry Lab, companies have “graduated” out of the space at the apex of their 
value to the coworking community: as resources for knowledge and as sources of 
work for other residents. For example, Formlabs, an engineering and design compa-
ny developing 3D printing technologies, started out at Industry Lab but outgrew the 
space. Because few, if any, viable spaces were available at the time in Cambridge, 
they moved their operations to Somerville. Keeping businesses like this in Cambridge 
should be a priority, as their success serves to attract independent entrepreneurs to 
our community and to benefit the overall local entrepreneurial ecosystem.
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Rental to arts and education non-profit organizations

Our goal is to optimize the use of multi-purpose spaces by non-profit organizations 
and creative individuals pursuing educational activities, preparation of performing art 
projects, leisure and wellness activities, and other activities of benefit to the wider 
community. For instance, over the course of a day, a 700 sq ft room can host: a STEAM 
workshop for students from 9:00 am to 12:00 am, a yoga class from 12:30 pm to 1:30 
pm, a play rehearsal from 1:45 pm to 5:45, and a salsa class from 6:00 pm to 7:00 pm, 
with some preparation around the specific requirements for each program (tables and 
chairs, dance mat, etc.).

The Operator will negotiate rental contracts on an annual or longer basis with a core 
group of art and/or education non-profits, and providers of leisure activities to ensure 
the continuity of their activities. Knowing well in advance their needs for time and 
space will smooth schedule management, and encourage equitable access among 
users. The Operator does not plan to enter into any exclusive program partnerships, 
with the exception of the Fab Foundation. 

The tenant recruitment and selection process may vary depending on the length of 
occupancy, with options including a combination of an online application form, phone 
interview and in-person interview with Foundry Works representatives. 
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Business Model of Foundry Works Foundation

The business model for the Foundry Works Foundation connects closely with the 
business model for the Foundry Works Benefit Corp, balancing the need for financial 
sustainability with a need for very affordable access for community activities.
Initial funding for the Foundry Works Foundation will come from the CRA Operations 
and Maintenance Fund along with a supplemental gift from the Benefit Corp. Contin-
ued financing will come primarily in the form of a programming fee under a Program-
ming Agreement between the Benefit Corp. and the Foundation, whereby the Benefit 
Corp. will provide the salaries of the Foundation’s Executive Director and the Market-
ing and Outreach Director. In addition to this programming fee, the Foundry Works 
Benefit Corp. will pay a 33% share of profits annually to the Foundation. Over the first 
five years, the Foundry Foundation will count on a progressive amount of gifts and 
grants to grow its programming, especially in the arts.

Cultural Reinvestment 

Sustaining the vision for the Foundry, the Foundation will reinvest its revenues to sup-
port the arts, education, workforce development and community projects. Most of the 
expenses of the Foundry Foundation will serve three core initiatives:

• Micro-grants and scholarships will function to increase access for artists and 
individuals to Foundry spaces and to educational programs run by core tenants 
and non-profit partners.

• The Foundation will lead an artist-in-residence program to include a strong 
component of public engagement through workshops and collaborations with 
tenants and priority audiences within the building. The artistic product of these 
residencies will be accessible to all Cambridge residents through one to three 
large-scale community events per year. 

• To anchor the Foundry Works project in the neighborhood, the Foundation will 
produce arts and community events both in Rogers Street Park and within the 
Foundry building. 
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EXPERIENCE AND QUALIFICATIONS 

Industry Lab 

Industry Lab was founded in 2011 when Andrew Meyer (President and CEO of 
LeafLabs LLC) and nine others leased 1,200 square feet in the old French Laundry 
building on Norfolk Street, located in Ward 3. Since then Industry Lab has blossomed 
into a generative and collaborative workspace, as well as an ecosystem for creativity 
and sustainability. Industry Lab has become home to about 100 residents, comprising 
freelancers, artists, start-up organizations and small businesses, all of whom are able 
to take meaningful ownership of their workspaces while preserving and contributing to 
an inclusive work community. Industry Lab’s members combined have received over 
$10 million in venture capital investments. In addition to operating a coworking space, 
Industry Lab runs a gallery and event space that regularly hosts shows, exhibitions and 
events, functioning as a physical space for arts, culture, and the exchange of ideas 
among technologists and artists within the Greater Boston community. 
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Andrew Meyer

A graduate of MIT, Andrew Meyer’s interest in coworking began in 2010 when his 
company, LeafLabs, moved into an underutilized commercial office building in Central 
Square. LeafLabs’ four founders were the only tenants of the 10,000 sq ft. building, 
but soon, Andrew and his colleagues had assembled enough like-minded friends and 
other startups to fill the building. 371 Green Street had become Tech City. Convinced 
in the value of sharing workspace with a diverse and talented community of artists 
and businesses, Andrew and other Tech City resident co-founded Industry Lab in 2011, 
signing its first lease on 1,200 sq ft. in Inman Square. Under Andrew’s leadership, both 
Industry Lab and LeafLabs have grown considerably since then, with nearly $5 million 
in annual revenues between the two companies. Industry Lab has grown to over 100 
individual residents occupying about 19,000 sq ft. Andrew stepped down from day to 
day operations in 2014, but maintains an active advisory role to help manage the In-
man Square location while now focusing his efforts on LeafLabs projects and expand-
ing the Industry Lab vision here in Cambridge.



66

Gillian Grogan

Gillian Grogan is an MIT graduate with a background in Environmental Engineering, 
Energy and Sustainable Systems, and a long-time resident of Cambridge’s many dis-
tricts. She is a professional musician and activist: a solo performer, a member of the 
local band Honeyfoot, and an organizer of various environmental and social justice 
activities and events. Between national and regional tours of music performances, 
Gillian found seasonal and full-time employment as a floral designer at Brattle Square 
Florist until finally planting her roots down here in Cambridge yet again. As the current 
Director of Industry Lab, Gillian has continued to develop the growing IL community 
by curating and connecting present, past and future coworkers and by maintaining 
operational flexibility to accommodate this great diversity of engineers, artists, scien-
tists, designers, and more. With strong ties to the local academic, arts, coworking and 
commercial/retail communities, Gillian brings experience successfully leading eclectic 
teams of passionate creators to the Foundry Works team. 
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Rex Baker

A native Texan, Rex Baker grew up in the Hill Country west of Austin, but has spent 
nearly a third of his life in and around Cambridge, first as a Harvard undergraduate 
and now as an attorney at Industry Lab. Rex earned his J.D. from the University of 
Texas at Austin, and practiced corporate law in Houston for several years at Gardere 
Wynne Sewell LLP. During his time in Houston, Rex became an active member of TX/
RX Labs, a non-profit makerspace, and together with his business partner subsidized 
TX/RX as it moved and grew into a large industrial space in Houston’s east side. To-
day, TX/RX Labs is one of the largest makerspaces in the world, with over 30,000 sq 
ft. under lease, an impressive art and tech curriculum, and over 250 members. Rex re-
turned to the Cambridge area in 2013 for his wife’s postdoctoral fellowship at MIT. He 
has worked out of two local coworking spaces since then: the Pirateship in Somerville, 
and Industry Lab in Cambridge. He founded his Massachusetts law practice in June of 
2014 to serve local small businesses, startups, artists and non-profits, and counts many 
Industry Lab residents as his clients and friends.



68

Magali Maïza 

Magali Maïza brings to the Foundry Works project 20 years of experience managing 
cultural projects and internationally renowned arts organizations such as Le Palais de 
Tokyo, Contemporary Art Center, the auditorium of the Musée du Louvre and the Mu-
sic Museum at the Paris Philharmonic Concert Hall. She is passionate about creating 
the connection between artists and the public. This passion has motivated her whole 
professional career: from running the operations of visual and performing arts settings 
(ranging from 20,000 square feet to 50,000 square feet) to managing a company sell-
ing limited editions of objects designed by emerging European artists.

Since her move to Cambridge four years ago, she has been engaged in various proj-
ects supporting the development of artists and arts organizations in the Greater Bos-
ton Area driven by that same motivation. She has collaborated with The Art Connec-
tion, Artisan’s Asylum, The Carpenter Center for the Visual Arts at Harvard University. 
She is currently Program Director on a grant-funded project at the Cambridge Arts 
Council in charge of Community Supported Art, a program of Cambridge Arts Creative 
Marketplace that supports the professional development of Cambridge-based visual 
artists and connects them with new cultural and economic opportunities.

She holds two master’s degrees in management and in Arts business administration 
cum laude, and a certificate in non-profit management from Harvard Extension school.
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Molly Akin 

Molly Akin brings expertise in strategic marketing, visual communications, community 
engagement, press relations, grant writing and donor relations to the Foundry Works 
project. Molly has a passion for increasing access to and engagement with science, 
technology and art. She serves as Assistant Director of Catalyst Conversations, a Cam-
bridge based non-profit dedicated to bringing artists, scientists and the public togeth-
er in dialogue through free public events. Molly shares her expertise with non-profit 
leaders, small business owners and artists through workshops at Cambridge Commu-
nity Television, where she was named Instructor of the Year in 2015. Molly previously 
served as Director of Marketing at Cambridge Arts Council where her portfolio includ-
ed running a collaborative marketing network, press outreach, developing and im-
plementing communications strategy and outreach to the public. While at Cambridge 
Arts, Molly piloted Cambridge Arts Creative Marketplace, a new approach to artist’s 
economic development. Molly has a background as a practicing artist and will com-
plete a graduate degree in Management with a focus on non-profit leadership in May 
2019. Molly and her family live in the Riverside neighborhood of Cambridge.
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Fab Foundation

The Fab Foundation was formed February 9, 2009 to facilitate and support the growth 
of the international Fab Lab network. The Fab Foundation is a US non-profit 501(c) 3 
organization that emerged from MIT’s Center for Bits & Atoms Fab Lab Program. Its 
mission is to provide access to the tools, the knowledge and the financial means to 
educate, innovate and invent using technology and digital fabrication, to allow any-
one to make (almost) anything, thereby creating opportunities to improve lives and 
livelihoods around the world. Community organizations, educational institutions and 
non-profit concerns are the primary beneficiaries. 

Fab Foundation educational programs and services include bringing digital fabrication 
tools and processes to people of all ages, teaching the skills and knowledge of digital 
fabrication, developing curricula for formal and informal educational settings, as well 
as designing and offering professional development training programs for teachers, 
Fab Lab managers and other professionals. 

Fab Foundation offers advanced technical education through several programs, start-
ing with the Fab Academy, which provides instruction and supervises investigation of 
mechanisms, applications, and implications of digital fabrication. The Fab Academy 
is a worldwide, distributed campus utilizing Fab Labs as classrooms and libraries for 
a new kind of technical literacy. The latest program, BioAcademy, is built on the in-
frastructure and approach pioneered by the Fab Academy program and focuses on 
synthetic biology. It is directed by George Church, professor of Genetics at Harvard 
Medical School. 
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Sherry Lassiter

Sherry Lassiter is one of the architects of the MIT global initiative for field on-site 
technology development, the Fab Lab program. A Fab Lab, or as users like to call it, 
fabulous laboratory, is a rapid prototyping platform for technical education, innovation 
and personal expression. The Fab Lab network includes over 1200 digital fabrication 
facilities in 100 countries. Lassiter is Director of the Fab Foundation. After a two-de-
cade career in science journalism as producer, writer and director for television series 
such as Scientific American Frontiers, Discover the World of Science, and The Science 
Times, she became a protagonist in science and technology, becoming part of the sto-
ry, rather than just telling the story. As Program Manager for the NSF-funded Center for 
Bits & Atoms at MIT she has seen and enabled the personal fabrication movement as 
it has grown and evolved. Today she serves as Director of the global Fab Lab Program 
at MIT as well as leading the The Fab Foundation, the non-profit spinoff from MIT.
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Luciano Betoldi

Luciano Betoldi has been involved in the Fab Lab Network since 2009, initially through 
his work at Fab Lab Barcelona and the Fab Academy program and most recently, by 
joining the Fab Foundation in 2016 as International Operations Director.

Initially trained as a Product Designer at IED Barcelona and as an Interaction Designer 
at Elisava Design School, Luciano’s early work focused on the intersection of manu-
facturing and craft and the ongoing dialogue between them. Exploration of this theme 
inevitably led him discover digital fabrication and to the creation of projects such as 
the Made@EU platform, a collaborative educational platform focusing on the introduc-
tion of digital fabrication tools to craftspeople and artists across Europe and supported 
by the European Commission. Since joining the Fab Foundation, Luciano has worked 
towards democratizing access to digital fabrication tools and education through the 
development and implementation of programs such as FabAcademy X and facilitating 
communication between regional networks through the Fab Foundation Forums initia-
tive.
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Jean-Michel Molenaar

As a senior consultant on international projects Jean-Michel works on creating ecosys-
tems around labs and linking it to existing programs, organizations and systems. He 
has helped create labs in multiple countries on multiple continents, and is most excited 
about projects that use technology to help improve people’s daily lives. Next to his 
work on consultancy projects, he also manages the Bio Academy, a globally distrib-
uted course on the implications and applications of synthetic biology, and works as a 
professor of the practice in the department of biomedical engineering at Tufts Univer-
sity.
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APPENDICES

Appendix A: Foundry Works Budget Justification
• Foundry Works Benefit Corp. Budget Justification
• Foundry Works Benefit Corp. 10yr Cash Flow pro forma
• Foundry Works Foundation 3yr Budget Plan
• Foundry Works Foundation 10yr Cash Flow pro forma

Appendix B: Letters of Support & Recommendation
• Letter of commitment from Fab Foundation 
• Letter of support from Jean Appolon Expressions Dance Company
• Letter of support from Kambiz Maali, Deputy Director of Resident Services of Cambridge 

Housing Authority
• Letter from Michael Delia, President and CEO of East End House
• Letter of support from Bob Hurlbut, Founder/Board Chair, Cambridge Volunteer Clear-

inghouse
• Letter of support from Alexandra Photopoulos, Managing Director of Gallery 263
• Letter of support from Elin Weeman, Arts Educator Cambridge Community Schools 
• Letter of support from Josh Gerber, Owner 1369 Coffeehouse
• Letter of recommendation from Jean-Marc Terrasse, former Director of the Auditorium 

and Cultural Events of the Musée du Louvre for Magali Maïza
• Letter of recommendation from James Voorhies,  Dean of Fine Arts and Acting Chair of 

the Graduate Program in Curatorial Practice at California College of the Arts (CCA) for 
Magali Maïza

• Letter of recommendation from Deborah Davidson, Founder and Director of Catalyst 
Conversations for Molly Akin

• Letter of support from Jose Dasilva, Owner Prospect Cleaning Company
• Letter of support from Maria K. Stein, Associate Vice President, Cooperative Education 

and Career Development, Northeastern University
• Letter of support from Jason Alves, Executive Director of East Cambridge Business 

Association

Appendix C: Foundry Works Team Resumes
• Andrew Meyer
• Gillian Grogan
• Rex Baker
• Molly Akin
• Magali Maïza

Appendix D: Signed Forms
• Form A: Policy on Release of Documents (x2)
• Form B: Anti-Collusion Agreement (x2)
• Form C: Submission Checklist
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Foundry Works Benefit Corp. Budget Justification

Income Summary, as psf rents
Low Estimate Mid Estimate High Estimate

usf upper floors 38,000 40,000 44,000
usf basement 0 5,000 12,000
total usf 38,000 45,000 56,000

gsf upper floors 53000 53000 53000
gsf basement 23000 23000 23000
total gsf 76000 76000 76000

actual load factor [1] 2 1.69 1.36
load factor charged to tenants 1.15 1.175 1.2
rsf 43700 52875 67200
deadweight area [2] 32300 23125 8800

avg rsf rent 30$ 33$ 36$
target max gross revenue, FWBC 1,311,000$ 1,744,875$ 2,419,200$
occupancy 0.83 0.88 0.92
target gross revenue 1,088,130$ 1,535,490$ 2,225,664$

Summary of per tenant/use income targets, as rents, middle estimate
usable sqft rentable sqft $/sqft potential income est. pass throughs [3]

Leases
R&D Space 10,000 11750 45 $528,750.00 $76,375.00
CRA 2,000 2350 45 $105,750.00 $15,275.00
Fablab Admin Offices 1,850 2173.75 45 $97,818.75 $14,129.38
Cafe/Roastery 1,500 1762.5 45 $79,312.50 $11,456.25
Dance Studio 1,000 1175 25 $29,375.00 $7,637.50
Micro retail 750 881.25 40 $35,250.00 $5,728.13
total 17,100.00 19,211.25 $43.61 $876,256.25 $130,601.25
Total Potential Lease Income $1,006,857.50 [4]

Other Income Avg. Utilization
Coworking 13,500 15862.5 30.54 [5] 0.88 $426,360.00
Multiprogram Spaces 4,250 4993.75 38.77 0.88 $170,387.71
Fablab/Biolab 3,750 4406.25 14.98 1 $66,000.00 [6]
Black Box 3,000 3525 23.27 0.88 $72,182.88
rentable storage 2,000 2350 18 0.88 $37,224.00 [7]
Commercial Kitchen 1,400 1645 22 0.75 $27,142.50 [8]
Total Other Income 27,900 32782.5 $24.38 $799,297.09

Total Usable/Rentable Square 
Feet 45,000 51,994
common areas, bathrooms, 
stairwells, loading docks, lobby, 
elevators 12,000
mechanical, internal-use storage, 
crawl spaces, loss from 
rentable/usable differential 19000
Gross Square Footage 76,000



77

[1] Even in the best-case “high estimate” scenario, the true load factor for the building is 1.36, far exceeding 
industry norms and what any tenant would bear. In the middle example, the load factor (rentable/usable 
sqft) charged to tenants is 1.175 - slightly above market average. FWBC must carry all taxes, CAM, and other 
expenses on this difference (labeled deadweight area).

[2] To achieve financial sustainability, the redevelopment of the Foundry building should aim to minimize 
deadweight area, as CAM and tax expenses on this area cannot be recovered from tenants

[3] Tenants will share in property taxes of approximately 4$/sqft, along with janitorial and other CAM not 
to exceed $2.50/sqft. Foundry Works will pay utilities, separately metered for anchor tenants, up to an 
expense stop of $2.50/sqft

[4] This is the max potential, see cash flow projection for vacancy and other affordances

[5] Effective $/sqft rates are computed from other revenue models to compare against market rents. These 
values make it clear that none of these uses (at the proposed far below market prices) could otherwise 
exist in Kendall Square.

[6] Assumes 50 members with monthly cost on a sliding scale from $50-$200

[7] Rentable in the basement by the square foot, or by the shelf in a locked but shared area. 

[8] 50% utilization by the Foundry Works preferred caterer for non-foundry purposes.
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[9] This model assumed the current Industry Lab product model, which is an all inclusive membership 
cost for a long-term dedicated working space in an open plan area. Variations on this model, such as 
shared flex workspaces rentable by the day and private suites will also be explored.

[10] To support organizations of different types, stage of life, and ability to pay, a sliding scale from 
$300- 600/person will be used. Additionally, very low cost memberships may be sponsored by the FW 
Foundation.

[11] Assumes 1.5% on a $15M valuation

[12] casualty, liability, and business interruption

[13] labor and materials, expect higher costs in first year, and after the 5th year, no full time superinten-
dent, use of existing IL contractors

[14] 6 suites ranging from 250-1500 sqft.

[15] includes internet

[16] This is the system-wide occupancy variable, which ranges from 83% to 92% between the low and 
high estimate financial models.

[17] 50hrs of preventative and emergency maintenance @ $200/hr by a specialist, or other software 
subscriptions. Assumes adequate ethernet cabling, door strikes, security systems, lighting control, etc. 
installed during building redevelopment at City’s expense. An additional $25,000 at FWBC’s expense 
(depreciated every 6 years) in IT equipment is included in the cash flow summary.

[18] operations manager, community and events manager, operations, community,and events assistants 
as part time, intern, co-op, or volunteer. Includes 30% payroll tax and insurance overhead an $12,000 in 
legal/accounting

[19] weekly show and tell, monthly soup night, quarterly town hall, quarterly mixer party - assumes F&B 
sponsorships at typical levels to existing IL operations, Bolt, etc.

[19] weekly show and tell, monthly soup night, quarterly town hall, quarterly mixer party - assumes F&B 
sponsorships at typical levels to existing IL operations, Bolt, etc.

[20] Assumes a sliding scale from $0-8 based on ability to pay

[21] 500/mo google ads and equivalent. website maintained by operations staff, initial 12,000 in devel-
opment costs amortized over 3 years as shown in cash flow summary

[22] This is the system-wide occupancy variable, which ranges from 83% to 92% between the low and 
high estimate financial models.
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Foundry Works Benefit Corp. 10yr Cash Flow pro forma

End of Year 0 1 2 3 4 5 6 7 8 9 10

Potential Rental Income
R&D Suites 0.00 528,750.00 549,900.00 [1] 571,896.00 594,771.84 618,562.71 643,305.22 669,037.43 695,798.93 723,630.89 752,576.12
CRA HQ 0.00 105,750.00 109,980.00 114,379.20 118,954.37 123,712.54 128,661.04 133,807.49 139,159.79 144,726.18 150,515.22
Fab Foundation Administrative Offices 0.00 97,818.75 101,731.50 105,800.76 110,032.79 114,434.10 119,011.47 123,771.92 128,722.80 133,871.71 139,226.58
1369 Cafe & Roastery 0.00 79,312.50 [2] 82,485.00 85,784.40 89,215.78 92,784.41 96,495.78 100,355.61 104,369.84 108,544.63 112,886.42
Jean Appolon Expressions, Dance Studio 0.00 29,375.00 30,550.00 31,772.00 33,042.88 34,364.60 35,739.18 37,168.75 38,655.50 40,201.72 41,809.78
Pop-up/Micro Retail 0.00 35,250.00 36,660.00 38,126.40 39,651.46 41,237.51 42,887.01 44,602.50 46,386.60 48,242.06 50,171.74

0.00 876,256.25 911,306.50 947,758.76 985,669.11 1,025,095.87 1,066,099.71 1,108,743.70 1,153,093.45 1,199,217.18 1,247,185.87
Double Net Reimbursements
R&D Suites 0.00 76,375.00 78,666.25 [3] 81,026.24 83,457.02 85,960.74 88,539.56 91,195.74 93,931.62 96,749.56 99,652.05
CRA HQ 0.00 15,275.00 15,733.25 16,205.25 16,691.40 17,192.15 17,707.91 18,239.15 18,786.32 19,349.91 19,930.41
Fab Foundation Administrative Offices 0.00 14,129.38 14,553.26 14,989.85 15,439.55 15,902.74 16,379.82 16,871.21 17,377.35 17,898.67 18,435.63
1369 Cafe & Roastery 0.00 11,456.25 11,799.94 12,153.94 12,518.55 12,894.11 13,280.93 13,679.36 14,089.74 14,512.43 14,947.81
Jean Appolon Expressions, Dance Studio 0.00 7,637.50 7,866.63 8,102.62 8,345.70 8,596.07 8,853.96 9,119.57 9,393.16 9,674.96 9,965.21
Pop-up/Micro Retail 0.00 5,728.13 5,899.97 6,076.97 6,259.28 6,447.06 6,640.47 6,839.68 7,044.87 7,256.22 7,473.90
Total Potential Rental Income 0.00 1,006,857.50 1,045,825.79 1,086,313.63 1,128,380.62 1,172,088.73 1,217,502.35 1,264,688.42 1,313,716.51 1,364,658.94 1,417,590.88

General and Turnover Vacancy
R&D Suites, G&T Vacancy 12% 0.00 (72,615.00) [4] (75,427.95) (78,350.67) (81,387.46) (84,542.81) (87,821.37) (91,227.98) (94,767.67) (98,445.65) (102,267.38)
Pop-up/Micro Retail, G&T Vacancy 35% 0.00 (14,342.34) (14,895.99) (15,471.18) (16,068.76) (16,689.60) (17,334.62) (18,004.76) (18,701.01) (19,424.40) (20,175.98)
Turnover Vacancy 0.00 (45,590.00) [5] 0.00 0.00 0.00 0.00 (36,755.37) [6] 0.00 0.00 0.00 (128,396.93) [7]
Effective Rental Income 0.00 874,310.16 955,501.85 992,491.78 1,030,924.40 1,070,856.32 1,075,590.99 1,155,455.68 1,200,247.83 1,246,788.89 1,166,750.59

Other Income
Coworking - Membership Income 0.00 319,770.00 [8] 443,414.40 [9] 461,150.98 479,597.02 498,780.90 518,732.13 539,481.42 561,060.67 583,503.10 606,843.22
Multiprogramming Spaces - Rental Income 0.00 127,790.78 177,203.22 [10] 177,203.22 198,467.61 198,467.61 198,467.61 222,283.72 222,283.72 222,283.72 248,957.77
Black Box Theatre - Rental Income 0.00 54,137.16 75,070.20 75,070.20 84,078.62 84,078.62 84,078.62 94,168.05 94,168.05 94,168.05 105,468.22
Fab Lab/Bio Lab - Memberships 0.00 49,500.00 68,640.00 [11] 70,699.20 72,820.18 75,004.78 77,254.92 79,572.57 81,959.75 84,418.54 86,951.10
Rentable Storage 0.00 27,918.00 38,712.96 38,712.96 43,358.52 43,358.52 43,358.52 48,561.54 48,561.54 48,561.54 54,388.92
Commercial Kitchen - Rental Income 0.00 20,356.88 28,228.20 28,228.20 31,615.58 31,615.58 31,615.58 35,409.45 35,409.45 35,409.45 39,658.59

0.00 599,472.82 831,268.98 851,064.75 909,937.52 931,306.00 953,507.38 1,019,476.75 1,043,443.19 1,068,344.41 1,142,267.82
Total Income 0.00 1,473,782.98 1,786,770.82 1,843,556.53 1,940,861.92 2,002,162.32 2,029,098.37 2,174,932.43 2,243,691.02 2,315,133.30 2,309,018.41

Expenses
Property Taxes 0.00 [12] 225,000.00 [13] 234,000.00 [14] 243,360.00 253,094.40 263,218.18 273,746.90 284,696.78 296,084.65 307,928.04 320,245.16
Insurance 16,406.25 98,437.50 102,375.00 [15] 106,470.00 110,728.80 115,157.95 119,764.27 124,554.84 129,537.03 134,718.52 140,107.26
Utilities 11,718.75 [16] 140,625.00 144,843.75 [17] 149,189.06 153,664.73 158,274.68 163,022.92 167,913.60 172,951.01 178,139.54 183,483.73
CAM 70,572.92 [18] 243,437.50 250,740.63 258,262.84 266,010.73 273,991.05 282,210.78 290,677.11 299,397.42 308,379.34 317,630.72
Payroll and Professional Fees 45,475.00 261,600.00 269,448.00 277,531.44 285,857.38 294,433.10 303,266.10 312,364.08 321,735.00 331,387.05 341,328.66
Office Supplies 8,000.00 6,000.00 6,180.00 6,365.40 6,556.36 6,753.05 6,955.64 7,164.31 7,379.24 7,600.62 7,828.64
Marketing and Events 20,000.00 20,600.00 21,218.00 21,854.54 22,510.18 23,185.48 23,881.05 24,597.48 25,335.40 26,095.46 26,878.33
Total Expenses 172,172.92 995,700.00 1,028,805.38 1,063,033.29 1,098,422.58 1,135,013.49 1,172,847.66 1,211,968.20 1,252,419.76 1,294,248.57 1,337,502.50

Gross Profit (172,172.92) 478,082.98 757,965.45 780,523.24 842,439.33 867,148.83 856,250.71 962,964.23 991,271.25 1,020,884.72 971,515.92

Other Payments to Foundry Partners
Gift to Foundry Foundation 615,000.00 [19] 220,000.00 226,600.00 [20] 233,398.00 240,399.94 247,611.94 255,040.30 262,691.51 270,572.25 278,689.42 287,050.10
Capital Reserve Payment, 15% of Gross 0.00 221,067.45 268,015.62 276,533.48 291,129.29 300,324.35 304,364.76 326,239.86 336,553.65 347,269.99 346,352.76

615,000.00 441,067.45 494,615.62 509,931.48 531,529.23 547,936.29 559,405.05 588,931.37 607,125.90 625,959.41 633,402.86
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[1] we assume 4% annual base rent escalations

[2] for simplicity, we do not assume any breakpoints/revenue sharing with retail spaces, although this may be negotiated

[3] we assume 3% escalation in expenses, and therefore also reimbursements

[4] assuming any move in delays or turnover affordances are accounted for in a long term 88% occupancy rate

[5] Avg 45 day move in delay for anchor tenants

[6] 1/2 anchor tenants turn over in year 5

[7] This vacancy charge expected in year 11, but since the projection does not go out that far, we have included in year 10 to give 
a sense of year 11 performance.

[8] all other income in first year diminished additional 25% on top of long term utilization model (e.g. coworking long term 
occupancy of 88% * 75% = 66% in the first year)

[9] 4% escalations pass through to coworking as well

[10] Prices only adjusted in hourly rental and storage spaces every few years, to account for psychological pricing constraints 
(e.g. $25/hr -> $30/hr)

[11] fablab memberships escalate at 3% as less of their cost is tied to real estate value [12] assume cambridge/CRA will carry any 
tax burden during pre-opening phase

[13] Assume a generously assessed value of $15M

[14] property taxes escalate with real estate value, 4%

[15] Insurance is largely tied to building value, escalates at 4%

[16] assumes 2 months of utilities, operating at 50% load

[17] all other expenses escalate at CPI/cost of living @3%

[18] assumes 2 months of CAM expenses plus additional costs associated with correcting any fit-out deficiencies

[19] Initial contribution to the Foundry Works Foundation finances all pre-operational expenses, supplements limited 
development and profit-share income in the first years, as well as capitalizes the Foundation’s reserve fund. $70,000 of this total 
is considered a cash advance, to be repaid by year 8.

[20] escalates at CPI/cost of living @ 3%

[21] Does not include initial shell and re-fit projects. All rental rates assume no TI allowance beyond anchor tenants consulting 
with shell and refit teams pre-opening

[22] initial IT configuration, website, and other marketing materials. does not include black box equipment fit out [23] IT refresh, 
including wireless APs, displays, conference room A/V, etc.

[24] In years where there is a cash surplus, it is shared evenly between the CRA O&M fund, the Foundry Works Foundation, and 
the Foundry Works Benefit Corporation

[25] initial capital invested by Foundry Works Benefit Corp. partners

[26] Of the initial contribution to Foundry Works Foundation, $70,000 is considered a cash advance, to be repaid over time 
through Foundation surplus funds.
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Foundry Works Foundation 3yr Budget Plan

Foundry Works Foundation - Estimated budget over 3 years 
Y0 [1] Y1 Y2 Y3

Incomes $0 -$3,285
CRA program ramp-up budget $45,000 [2]
Gift from Foundry Works BCorp. [3] $615,000 [4] $220,000 $226,600 $233,398
Profit share from Foundry Works B Corp. $0 $100,000 [5] $42,456 $39,097
Ticketed events, coproductions and concessions $0 $21,700 $43,500 $57,500
Donations and grants $0 $135,000 [6] $226,564 [7] $253,395 [8]

Total Incomes $615,000 $521,700 $539,120 $583,390

Staff and general expenses
Leadership team [9]

Executive Director [10] $150,938 $105,000 $106,050 $107,111
Marketing, outreach Director [11] $126,000 $90,000 $90,900 $91,809

Program staff
Community & Events Manager [12] $32,500 $32,500

Fab Academy and Bio Academy (1 FT) [13]
Gallery assistants/Foundry ambassadors  [14]

Events staff on payroll (stage mgr, box office mgr, AV/lighting tech.) $12,200 $18,180 $30,300
Benefits+tax  [15] $19,385 $58,500 $59,085 $59,676

Total Staff $296,323 $265,700 $274,215 $288,895

General expenses
Legal, accounting, consulting fees, legal licences $10,000 $20,000 $20,600 $21,218
Office expenses $3,000 $3,000 $3,000
Occupancy (office spaces)
Depreciation, amortization
Insurance $5,000 $15,000 $15,450 $15,914

Total General expenses $15,000 $38,000 $39,050 $40,132

Outreach-Marketing-Development
Website upgrade/maintenance  [16]
Graphic design [17] $5,000 $5,000 $5,000
Printing, and social media content $19,230 $15,000 $15,450 $15,914
Postage $5,000 $5,000 $5,150 $5,305
Outreach and fundraising events $12,500 $10,000 $12,000 $12,000
Advertising $10,000 $10,000 $10,000 $10,000

Total Marketing-Development 46,730 $45,000 $47,600 $48,218

General expenses related to programs
Travel, accomodations, reception costs $3,000 $3,000 $3,000
Art program advisors $5,000 $5,000 $5,000

Total General expenses for programing 5,000 $8,000 $8,000 $8,000

Programs production 
Contribution to community activities and workforce dev. $11,935 [18] $11,000 $12,000 $15,000
Micro-grants and scholarship programs $10,000 $12,000 $12,000
Artists in residence $9,000 $9,000 $9,000
Performing Arts programming (temp staff excluded)

Opening celebration program $30,000
Black box theater programs [19] $10,000 $15,000 $25,000

2 Large indoor/outdoor community events per year $20,000 [20] $50,000 $50,000 $50,000
Productions Theater, Music, Dance (with artists in residence) $30,000 $60,430 $75,430

Total Performing Arts $20,000 $120,000 $125,430 $150,430
Visual arts (1 to 3 exhibitions per year av. $15000)

Total exhibitions $5,000 [21] $15,000 $15,000 $15,000
Total Programming $36,935 $165,000 $173,430 $201,430

Total Expenses $399,988 $521,700 $542,295 $586,675
$215,013 [22]
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[1] Y0 refers to the pre-operating term before the opening.

[2] $45,000 from CRA O&M fund drawn from cash surplus from year 0 (see note [22]). [3] in Year 2, Year 3 and following, 
escalates at CPI/cost of living @ 3%.

[4] Includes:
$445,000 from CRA O&M fund
$100,000 from Foundry Works BCorp
$70,000 cash advance from CRA O&M fund
Initial contribution to the Foundry Works Foundation finances all pre-operational expenses, supplements limited development 
and profit-share income in the first years, as well as capitalizes the Foundation’s reserve fund. $70,000 of this total is considered 
a cash advance, to be repaid by year 7.

[5] $100,000 drawn from cash surplus from year 0 (see note [22]).

[6] Individual donations, 2 small grants from cultural agencies, 1 moderate grant from foundations, 2 moderate grants from 
corporate.

[7] An additional large grant on Year 2.

[8] We assume an increase resulting in more individual donations and a renewal of grants from foundations and corporate 
donors.

[9] In year 0: Wages are 30% less in pre-opening phase than after the opening and incorporate:
2018: ED of Foundry Works Foundation 30h/w, Mkt Dir. 20h/w each
2019: ED of Foundry Works Foundation 30h/w, Mkt Dir. 20h/w for January to June, 2 full time from July to December
2020: ED of Foundry Works and Mkt Dir. are full time
In year 2 and year 3: 1% increase in wages of Executive Director and Marketing, outreach Director.

[10] 1% increase in wage per year through year 3, then 3% year 4 onward [11] 1% increase in wage through year 3, then 3% year 4 
onward.

[12] Community & Events Manager is on payroll of Foundry Works BCorp., working with Foundry Works Foundation for the 
programs they produce.

[13] Fab lab manager is on payroll of Fab Foundation.

[14] Volunteers.

[15] Year 0: no benefits for permanent staff. Estimated payroll taxes only.

[16] Website design and maintenance is included in Foundry Works Benefit Corp.

[17] Design of branding and visual identity is included in Foundry Works Benefit Corp.

[18] Year 0 budget includes pre-opening events engaging Cambridge community: - installation of mobile fab lab and workshops 
from 6 months before the opening
- participation in River Festival in June 2019 and 2020
- Participation to Cambridge Science Week in Spring 2020
- Engagement with family corner project.

[19] expenses are based on investments of $1000 per small production in the Black box theater. 10 small productions in year 1, 15 
in year 2, and 25 in year 3

[20] Outdoor event in Rogers Park Late Spring or Summer 2020.

[21] Public arts engagement event, in coordination with Cambridge Arts Percent-for-Art program.

[22] Remaining cumulative cash surplus includes: $100,000 from Foundry Works Bcorp.
$45,000 from CRA O&M fund
$70,000 cash advance from CRA O&M fund.
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Foundry Works Foundation 10yr Cash Flow pro forma

1

Foundry Works Foundation - 10 years cash flow plan
End of Year 0 1 2 3 4 5 6 7 8 9 10

Income
CRA ramp-up funds 
Guaranteed gift from B-Corp 615,000.00 [1] 220,000.00 226,600.00 233,398.00 240,399.94 247,611.94 255,040.30 262,691.51 270,572.25 278,689.42 287,050.10
Donations, gifts & grants 0.00 135,000.00 226,564.00 253,395.00 255,000.00 300,000.00 300,000.00 300,000.00 300,000.00 300,000.00 300,000.00
Profit share from B-Corp 0.00 0.00 42,455.74 39,096.57 54,367.11 55,572.89 0.00 69,423.94 71,041.75 72,813.18 54,065.94
Ticketed events 0.00 21,700.00 43,500.00 57,500.00 59,225.00 61,594.00 64,057.76 66,620.07 69,284.87 72,056.27 74,938.52

Total Income 615,000.00 376,700.00 539,119.74 583,389.57 608,992.05 664,778.83 619,098.06 698,735.51 710,898.87 723,558.87 716,054.56

Expenses
Payroll, Contractors, and Professional Fees $296,323 265,700.00 274,215.00 288,895.35 297,562.21 306,489.08 315,683.75 325,154.26 334,908.89 344,956.16 355,304.84
General expenses (accounting fees, insurance, office supplies, ...)15,000.00 38,000.00 39,050.00 40,131.50 41,335.45 42,575.51 43,852.77 45,168.36 46,523.41 47,919.11 49,356.68
Outreach-Marketing-Development 46,730.00 45,000.00 47,600.00 48,218.00 49,664.54 51,154.48 52,689.11 54,269.78 55,897.88 57,574.81 59,302.06
Programming [2] 54,500.00 168,050.00 181,430.00 209,430.00 215,712.90 222,184.29 228,849.82 235,715.31 242,786.77 250,070.37 257,572.48
Total Expenses 412,552.50 516,750.00 542,295.00 586,674.85 604,275.10 622,403.35 641,075.45 660,307.71 680,116.94 700,520.45 721,536.07

Net Income 202,447.50 (140,050.00) (3,175.26) (3,285.28) 4,716.95 42,375.48 (21,977.39) 38,427.80 30,781.93 23,038.42 (5,481.51)

cumulative cash flow 202,447.50 62,397.50 59,222.24 58,794.69 66,468.40 104,598.62 44,483.30 82,911.10 79,108.01 74,442.69 48,226.60
provision in CRA O&M fund [3] 0.00 (2,857.74) (2,956.75) 4,245.26 38,137.93 0.00 34,585.02 27,703.74 20,734.58 0.00
cumulative cash flow 62,397.50 62,079.97 61,751.45 62,223.14 66,460.69 44,483.30 48,326.08 51,404.27 53,708.11 48,226.60
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1

Foundry Works Foundation - 10 years cash flow plan
End of Year 0 1 2 3 4 5 6 7 8 9 10

Income
CRA ramp-up funds 
Guaranteed gift from B-Corp 615,000.00 [1] 220,000.00 226,600.00 233,398.00 240,399.94 247,611.94 255,040.30 262,691.51 270,572.25 278,689.42 287,050.10
Donations, gifts & grants 0.00 135,000.00 226,564.00 253,395.00 255,000.00 300,000.00 300,000.00 300,000.00 300,000.00 300,000.00 300,000.00
Profit share from B-Corp 0.00 0.00 42,455.74 39,096.57 54,367.11 55,572.89 0.00 69,423.94 71,041.75 72,813.18 54,065.94
Ticketed events 0.00 21,700.00 43,500.00 57,500.00 59,225.00 61,594.00 64,057.76 66,620.07 69,284.87 72,056.27 74,938.52

Total Income 615,000.00 376,700.00 539,119.74 583,389.57 608,992.05 664,778.83 619,098.06 698,735.51 710,898.87 723,558.87 716,054.56

Expenses
Payroll, Contractors, and Professional Fees $296,323 265,700.00 274,215.00 288,895.35 297,562.21 306,489.08 315,683.75 325,154.26 334,908.89 344,956.16 355,304.84
General expenses (accounting fees, insurance, office supplies, ...)15,000.00 38,000.00 39,050.00 40,131.50 41,335.45 42,575.51 43,852.77 45,168.36 46,523.41 47,919.11 49,356.68
Outreach-Marketing-Development 46,730.00 45,000.00 47,600.00 48,218.00 49,664.54 51,154.48 52,689.11 54,269.78 55,897.88 57,574.81 59,302.06
Programming [2] 54,500.00 168,050.00 181,430.00 209,430.00 215,712.90 222,184.29 228,849.82 235,715.31 242,786.77 250,070.37 257,572.48
Total Expenses 412,552.50 516,750.00 542,295.00 586,674.85 604,275.10 622,403.35 641,075.45 660,307.71 680,116.94 700,520.45 721,536.07

Net Income 202,447.50 (140,050.00) (3,175.26) (3,285.28) 4,716.95 42,375.48 (21,977.39) 38,427.80 30,781.93 23,038.42 (5,481.51)

cumulative cash flow 202,447.50 62,397.50 59,222.24 58,794.69 66,468.40 104,598.62 44,483.30 82,911.10 79,108.01 74,442.69 48,226.60
provision in CRA O&M fund [3] 0.00 (2,857.74) (2,956.75) 4,245.26 38,137.93 0.00 34,585.02 27,703.74 20,734.58 0.00
cumulative cash flow 62,397.50 62,079.97 61,751.45 62,223.14 66,460.69 44,483.30 48,326.08 51,404.27 53,708.11 48,226.60

[1] Initial contribution to the Foundry Works Foundation will finance all pre-operational expenses, supplement limited development and 
profit- share income in the first years, as well as capitalizes the Foundation’s reserve fund (see note [3]).

Breakdown is:
$ 445,000 coming from CRA O&M fund to be expended in year 0 and year 1
$ 100,000 coming from Foundry Works B Corp. to be expended in year 1. $ 70,000 cash advance from CRA O&M fund to be repaid by 
year 7.

[2] We assume that 3% of program related expenses of year 1 are paid in advance on year 0 (Artists’s fees, production expenses, ...)

[3] In case of a positive net income, Foundry Works Foundation will set aside 90% of this income in CRA O&M fund first to reimburse 
the cash advance, and then as a reserve fund over the year for Foundry Works.
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The Fab Foundation   934 Massachusetts Ave. #3, Cambridge, MA 02139  USA 

Tel +1 617-333-7777  Fax +1 617 -945-910   info@fabfoundation.org 
Page	1	of	1	

 
 

 
March 7th, 2018 
 
Thomas Evans 
Executive Director 
Cambridge Redevelopment Authority 
255 Main St. 8th Floor 
Cambridge, MA 
 
 
Dear Mr. Evans, 
 
The Fab Foundation is pleased to partner with Industry Lab, Molly Akin and Magali Maiza 
of The Foundry Works team. We fully support this proposal for the Foundry building, and 
in particular, Fab Foundation's role and relationship relative to the Foundry Works Team as 
set forth therein. 
 
Having worked closely with this group for several weeks now, we have been extremely 
impressed by both the individuals involved in this proposal and with the complementarity 
of their skillsets and experience.  
 
Most importantly, we are extremely confident that our shared vision for the Foundry, 
captured by this proposal, will be of true service to all stakeholders in the project, bringing 
new opportunities to the various communities in the City of Cambridge and serving as a 
global benchmark for all projects of a similar nature. 
 
On behalf of our Board and global network, I wholeheartedly support the proposal 
submitted by the Foundry Works Team and look forward to an impactful collaboration in 
the years to come. 
 
Yours sincerely,  
 

 
Sherry Lassiter, Ed. M.  
Executive Director 
The Fab Foundation 
Sherry.Lassiter@fabfoundation.org 
http://www.fabfoundation.org 
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www.jeanappolonexpressions.org 

P.O. Box 391173, Cambridge, MA 02139 
 

March	  5,	  2018	  	  

	  

Dear	  A.J.	  and	  Industry	  Lab,	   

I	  am	  writing	  on	  behalf	  of	  Jean	  Appolon	  Expressions	  to	  express	  our	  support	  for	  your	  proposal	  to	  manage	  the	  
Foundry	  building	  in	  East	  Cambridge.	  We	  are	  excited	  about	  the	  new	  possibilities	  the	  Foundry	  creates	  for	  us	  to	  
build	  a	  home	  where	  we	  may	  celebrate	  and	  advance	  Haitian	  folkloric	  dance	  by	  building	  a	  contemporary	  cultural	  
community	  that	  produces	  professional	  performances,	  educational	  opportunities,	  and	  dance	  training	  for	  people	  
of	  all	  ages,	  abilities,	  and	  backgrounds.	  

We	  hope	  to	  work	  with	  Industry	  Lab	  so	  we	  may	  have	  access	  to	  the	  black	  box	  theater	  for	  company	  performances,	  
rehearsals,	  and	  dance	  classes.	  We	  project	  that	  we	  would	  also	  be	  able	  to	  program	  one	  of	  the	  1000	  square	  foot	  
classrooms	  for	  twelve	  hours	  a	  day,	  five	  days	  a	  week,	  should	  it	  be	  built	  out	  to	  be	  a	  multi-‐purpose	  dance	  studio.	  In	  
order	  to	  generate	  income	  for	  these	  programs,	  we	  expect	  to	  charge	  competitive	  rates	  for	  the	  classes,	  obtain	  
grants	  and	  donations	  to	  cover	  scholarships	  to	  those	  who	  can't	  afford	  it,	  and	  are	  open	  to	  paying	  the	  going	  rate	  
for	  use	  of	  the	  space	  like	  we	  currently	  do	  at	  the	  Dance	  Complex.	  

We	  appreciate	  Industry	  Lab’s	  focus	  on	  the	  arts,	  and	  should	  they	  be	  selected	  as	  the	  Operator	  we	  look	  forward	  to	  
working	  with	  them	  to	  showcase	  our	  performances	  at	  the	  Foundry.	   

Sincerely,	  

 
Daniel	  Koff,	  JAE	  Grant	  Manager	  

 
Jean	  Appolon,	  JAE	  Co-‐Founder	  and	  Artistic	  Director 
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105 Spring Street 
Cambridge, MA 02141 

T 617.876.4444 
F 617.868.3616 

 
www.eastendhouse.org 

 

	  

 

March 6, 2018	  

Thomas Evans 
Executive Director 
Cambridge Redevelopment Authority 
255 Main Street 
Cambridge, Massachusetts 02142 
 

Dear Tom, 

On behalf of East End House, a nonprofit, community center serving Cambridge for over 142 
years, we are writing to express our strong support of the proposal by the Foundry Works Team 
for the redevelopment of the Foundry. For many years, East End House has been strongly 
advocating for better and more community spaces in East Cambridge to better serve the under 
resourced children and families of Cambridge.  If the Foundry Works Team is awarded this 
project, we will work closely with them, and partner wherever necessary, to help provide 
programs for Cambridge residents which can directly benefit and engage the surrounding 
community.  

East End House community center uses a holistic approach to promote the well-being, academic 
achievement, and successful transition to adulthood of children and youth from under-resourced 
families in Cambridge and surrounding communities. It provides programming for infants to 
seniors, and provides services to not only East Cambridge residents but to residents in every 
neighborhood of Cambridge.  The ability to be innovative, while also grounded in best practices, 
makes it an important institution for those it serves, as well as a leader in the community.  

We are excited in regard to the opportunity to partner and collaborate closely with the Foundry 
Works Team to create a flexible, dynamic, and welcoming building for all the residents of 
Cambridge.  

Best Regards,  

 

Michael J. Delia, President and Chief Executive Officer 
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March 1, 2018  
 
Thomas Evans, Executive Director  
Cambridge Redevelopment Authority  
255 Main Street, 8th floor  
Cambridge, MA 02142   
 
Dear Tom, 
 
Re:  Foundry Request for Proposals 
 
Please accept this letter as support for the team response to the Foundry Request for Proposals from 
Molly Akin, Magali Maïza, Industry Lab and Fab Foundation. Molly Akin reached out to Cambridge 
Volunteer Clearinghouse (CVC) for advice on volunteer outreach and senior programming. I had the 
opportunity to converse with Molly in late February about the team’s proposed programming. Molly and 
CVC Director, Laurie Rothstein, communicated over email about volunteer recruitment best practices.  
 
The proposed outreach to seniors and programming at the Foundry will be of benefit to Cambridge’s 
senior citizens. Molly and the team have considered both the challenges and opportunities to engage 
Cambridge’s seniors. I look forward to remaining in dialog with Molly about issues around transportation 
and access for seniors, some of which have limited mobility. The team has also demonstrated an 
appreciation for the great value of the skills and civic passion that seniors can bring to an endeavor such 
as the Foundry. We particularly enjoy the proposed program connecting seniors with children with broken 
toys through a repair station in the Foundry’s maker space.   
 
Laurie and I first met Molly in 2015 when she worked with the Cambridge Community Foundation 
(which I directed for 24 years), Cambridge Volunteer Clearinghouse (CVC) and Many Helping Hands 
265 to develop the website for CVC. Molly was professional, creative and a pleasure to work with. It 
seems evident that she will bring the same creative energy and professionalism to the Foundry project.  
 
Your involvement with Cambridge’s senior community and teamwork with Molly is – in my judgment – 
a winning combination. I am grateful for the opportunity to make this unqualified recommendation. 
 
Sincerely, 
 
  
Bob Hurlbut  
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March 6, 2018  
 
Dear Mr. Evans, 
 
I am writing to express my support for the Foundry Works application as 
Operator for the East Cambridge Foundry building, and the interest of Gallery 
263 in collaborating on arts programming in the space. Gallery 263, 
Cambridgeport’s only art gallery and a nonprofit organization in its tenth year of 
operation, supports local and regional emerging artists, and would be a natural fit 
to contribute to a new community-embedded arts space. We have begun 
conversations with the Foundry Works team and look forward to continuing to 
explore ways of engaging in this exciting new space. 
 
Our mission centers around advancing the endeavors of artists and performers 
while fostering public engagement, enrichment, and exchange. We have a robust 
programming calendar which includes live music performances, an Artist 
Residency, and substantive exhibition opportunities for local and region visual 
artists. While we are proud of the contributions we are able to make to the 
cultural landscape of Cambridge, we often find ourselves restricted by our small 
space and the limits of our calendar.  
  
Gallery 263 sees the potential to extend its current activities and reach at the 
Foundry, such as in the Arts Corner space that is being envisioned. This space 
could showcase the creation of local contemporary art, and increase its 
accessibility and visibility in Cambridge. Given our existing network of local 
artists and many modes of current engagement, the Gallery would be 
well-positioned to curate this space. 
 
It’s been truly inspiring to begin conversations with the Foundry Works group, 
and to envision and plan for all the possibilities the Foundry site can offer.  
On behalf of Gallery 263, I enthusiastically support this group’s application as 
Operator and hope to engage with them and with the Cambridge community in 
the Foundry space. Please feel free to contact me if you have any questions.  
 
 
Warm Regards, 
 

 

Alexandra Photopoulos 
Managing Director 
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March 6, 2018  
 
Dear Mr. Evans, 
 
I am writing to express my support for the Foundry Works application as 
Operator for the East Cambridge Foundry building, and the interest of Gallery 
263 in collaborating on arts programming in the space. Gallery 263, 
Cambridgeport’s only art gallery and a nonprofit organization in its tenth year of 
operation, supports local and regional emerging artists, and would be a natural fit 
to contribute to a new community-embedded arts space. We have begun 
conversations with the Foundry Works team and look forward to continuing to 
explore ways of engaging in this exciting new space. 
 
Our mission centers around advancing the endeavors of artists and performers 
while fostering public engagement, enrichment, and exchange. We have a robust 
programming calendar which includes live music performances, an Artist 
Residency, and substantive exhibition opportunities for local and region visual 
artists. While we are proud of the contributions we are able to make to the 
cultural landscape of Cambridge, we often find ourselves restricted by our small 
space and the limits of our calendar.  
  
Gallery 263 sees the potential to extend its current activities and reach at the 
Foundry, such as in the Arts Corner space that is being envisioned. This space 
could showcase the creation of local contemporary art, and increase its 
accessibility and visibility in Cambridge. Given our existing network of local 
artists and many modes of current engagement, the Gallery would be 
well-positioned to curate this space. 
 
It’s been truly inspiring to begin conversations with the Foundry Works group, 
and to envision and plan for all the possibilities the Foundry site can offer.  
On behalf of Gallery 263, I enthusiastically support this group’s application as 
Operator and hope to engage with them and with the Cambridge community in 
the Foundry space. Please feel free to contact me if you have any questions.  
 
 
Warm Regards, 
 

 

Alexandra Photopoulos 
Managing Director 
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March 6th, 2018 
 
 
To Whom it May Concern, 
 
I am very enthusiastic about the proposal being submitted by the Foundry Works Project. 
Cambridge is where I live, work and play. To know that there could be something on the horizon 
that would bring such depth and richness as their proposal to my community is most exciting! 
 
For 9 years I have been teaching art for Cambridge Community Schools. I constantly see and 
hear a need for families to have access to affordable art classes in their neighborhood where 
their children can continue to explore and develop their art practice. With the Foundry Works 
Project, there would be an affordable studio space that would make that possible. Not only that, 
but the students would be surrounded by real, live art and real, live artists. How powerful this 
would be. I love that the building would bring a wide spectrum of makers, designers and artists 
under one roof that would be accessible and welcoming to the public.  
 
In addition to my work in the schools, I have also started to develop a summer camp program to 
empower young girls from Cambridge to feel comfortable and connected to the place where 
they live. It would be so fantastic to be able to use the Foundry as a headquarters for this camp 
as it develops in the future. 
 
I can imagine myself in the space that Foundry Works Project has described. Teaching in the 
studio, hosting my camp program, meeting a colleague for coffee, hanging out in the public 
space with my own children after school. All the while, surrounded by people who are 
passionate about blending arts into everyday life… This is a place I want to be. This is a 
beautiful dream that can become a reality if the project is given to Molly Akin, Magali Maïza, 
Industry Lab and Fab Foundation as they partner to build the force behind the Foundry Works 
Project. My highest hope is that they will be chosen. 
 
Thank you for your time and interest, please don’t hesitate to get in touch if you would like any 
more information.  
 
Sincerely, 
 

Elin Weeman 
 
Elin Weeman 
223 Putnam Ave, Unit 4 
Cambridge, MA 02139 
617.733.3137 
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March 6th, 2018 
 
 
To Whom it May Concern, 
 
I am very enthusiastic about the proposal being submitted by the Foundry Works Project. 
Cambridge is where I live, work and play. To know that there could be something on the horizon 
that would bring such depth and richness as their proposal to my community is most exciting! 
 
For 9 years I have been teaching art for Cambridge Community Schools. I constantly see and 
hear a need for families to have access to affordable art classes in their neighborhood where 
their children can continue to explore and develop their art practice. With the Foundry Works 
Project, there would be an affordable studio space that would make that possible. Not only that, 
but the students would be surrounded by real, live art and real, live artists. How powerful this 
would be. I love that the building would bring a wide spectrum of makers, designers and artists 
under one roof that would be accessible and welcoming to the public.  
 
In addition to my work in the schools, I have also started to develop a summer camp program to 
empower young girls from Cambridge to feel comfortable and connected to the place where 
they live. It would be so fantastic to be able to use the Foundry as a headquarters for this camp 
as it develops in the future. 
 
I can imagine myself in the space that Foundry Works Project has described. Teaching in the 
studio, hosting my camp program, meeting a colleague for coffee, hanging out in the public 
space with my own children after school. All the while, surrounded by people who are 
passionate about blending arts into everyday life… This is a place I want to be. This is a 
beautiful dream that can become a reality if the project is given to Molly Akin, Magali Maïza, 
Industry Lab and Fab Foundation as they partner to build the force behind the Foundry Works 
Project. My highest hope is that they will be chosen. 
 
Thank you for your time and interest, please don’t hesitate to get in touch if you would like any 
more information.  
 
Sincerely, 
 

Elin Weeman 
 
Elin Weeman 
223 Putnam Ave, Unit 4 
Cambridge, MA 02139 
617.733.3137 
  

 

 
757 Massachusetts Ave ▪ Cambridge, MA  02139 

1369 Cambridge St ▪ Cambridge, MA  02139 

 

March 6, 2018 

Tom Evans 
Cambridge Redevelopment Authority 
 
Dear Mr. Evans, 
 
I am writing in support of the Foundry Works Operator application for the Foundry building, and 
to express my excitement at the chance to collaborate on the Foundry effort, a redevelopment 
project so closely aligned with my own mission, with this team.  
 
Since opening the first 1369 Coffeehouse back in 1993, I have found myself in the midst of 
numerous community and redevelopment initiatives in the city of Cambridge. I have previously 
served on Central Square advisory committees, and I currently serve on Envision Cambridge,  
the Cambridge Local First steering committee and On The Rise’s board of directors. With the 
Inman Square and Central Square coffeehouses, I and my team have worked to create 
comfortable, inviting atmospheres and to become integral parts of the community. Many 
friendships, and several marriages, have developed at 1369; several books and many theses have 
been written at our tables. We take pride in being a local gathering place and being a good 
neighbor, and we are dedicated to maintaining this feeling in East Cambridge.  
 
Based on preliminary discussions with the Foundry Works team, I am interested in bringing our 
decades of local coffeehouse experience to the Foundry by leasing space for the next 1369 
Coffeehouse and our first roaster. Initial thoughts are to open a smaller coffee bar and a public-
facing roaster in about 1500 sq. ft. of space, adjacent to the Foundry lobby.  If additional space 
or access to a commercial kitchen in the building were available, we could also operate a more 
extensive cafe with our usual sandwiches and edible fare. We have discussed potential rates for 
these types of leases.  We would aim to hire operational staff from the neighborhood whenever 
possible. Continuing our practice of supporting local artists by showcasing their work on the 
1369 walls, we would collaborate with the Foundry Works Foundation to curate art for the 
public-facing areas of our space. We have also discussed coordinating schedules with the 
Foundry Works team to allow for operation of the coffee bar during larger black box theater 
programming. 
 
I have confidence in this team’s ability to operate the Foundry, and am excited to expand my 
business into the East Cambridge neighborhood in support of a shared mission at the Foundry. 
Please feel free to contact me if you have any questions.  
 
Best, 
 
 
 
Josh Gerber 
Owner, 1369 Coffeehouse 
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March 3, 2018 
 
Mr. Tom Evans 
Executive Director 
Cambridge Redevelopment Authority 
255 Main Street. 8th Floor 
Cambridge, MA 02142 
 
Dear Mr. Evans, 
 
My name is James Voorhies. I am Dean of Fine Arts and Acting Chair of the Graduate Program in Curatorial Practice 
at California College of the Arts (CCA). Prior to my appointment in 2016 at CCA, I served as the John R. and Barbara 
Robinson Family Director of the Carpenter Center for the Visual Arts at Harvard University where I ran a 
contemporary arts program of exhibitions and events dedicated to the synthesis of art, design, and education. It is my 
pleasure to provide this letter of recommendation for Magali Maïza as she seeks a leadership role at the Foundry. 
 
I initially met Magali in early 2015 in my former position as director of the Carpenter Center. At CCVA I aimed to 
expand the range of our cultural programs and create new opportunities for visitors to experience contemporary art.  
However, the ambition for the program was challenged by lack of human and financial resources. Magali initially 
contacted me regarding a class project for the program that she was currently taking at the Harvard Extension School. 
She communicated a lot of enthusiasm for the work I was pursuing at CCVA. After our initial discussions, it was clear 
her extraordinary experience running finance and operations at the Palais de Tokyo and other major Parisian 
institutions was an ideal match for our needs at the Carpenter Center. Therefore, I hired her a few months after our 
initial conversation. She supported the team with budget management, general administration, and implementation of a 
new bookshop initiative CCVA.  
 
As expected, Magali was an excellent fit. She engaged in her mission with dedication, tactfulness, and an extremely 
positive attitude. She gained the trust of the team at the Carpenter Center and respect from the leadership at Harvard 
toward stewarding a robust and thorough management system, adapted to the needs of a small art center imbedded in a 
large academic institution. Magali played a pivotal role in the implementation of the bookshop I brought to Harvard, a 
partnership with Berlin-based Motto Books. The type of partnership was an unprecedented for Harvard. Magali had to 
identify an operational model for it, configure point of sale software, document operation and inventory processes, train 
staff and create financial reporting statements consistent with both Harvard University requirements and our German partner 
Motto Books. She completed the project successfully, with great attention to details, high-level of professionalism, and 
a lot of emotional intelligence. Frankly, the project would not have been possible without her dedication and 
intelligence. She departed CCVA February 2017, about six months after I left for California.  
 
Knowing her skills in management of cultural settings and her ability to identify creative solutions to achieve complex 
projects, I support Magali’s application for leadership position in the Foundry. Should you hire here, she would quickly 
be recognized as an invaluable part of your team. I am confident she will surpass your expectations in the role. Please 
feel free to contact me at (415) 260-5801 or email jamesvoorhies@cca.edu with any questions. I’d be happy to talk.  
 
Sincerely, 

 
James Voorhies 
Dean of Fine Arts 
Acting Chair of the Graduate Program in Curatorial Practice 
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Deborah Davidson, Founder & Director  
Catalyst Conversations 

March 2, 2018

Thomas Evans, Executive Director  
Cambridge Redevelopment Authority 
255 Main Street, 8th floor, Cambridge, MA 02142  

Dear Mr. Evans, 

I am writing to offer my support for Molly Akin and her involvement in the Foundry project. Molly has 
been with Catalyst Conversations since 2014. Catalyst Conversations connects artists, scientists and the pub-
lic in conversation about ideas and trends at the forefront of cultural and scientific inquiry. She has been key to 
the success and growth of our free public programming. 

Molly first worked in a communications support role, then added in a development role and finally 
became Assistant Director this past year. Even though her involvement has been part-time and has largely in-
volved donated time, Molly has remained committed to our mission and bringing engaging ideas to the public. 
As Assistant Director, Molly’s portfolio includes grant writing, fundraising, marketing and communications man-
agement and business development. Molly has guided our ongoing transition from an organization under fiscal 
sponsorship by the Cambridge Arts Council to an independent 501c3. She has made a real contribution to our 
fundraising efforts, with donations more than doubling year-over-year. 

Molly is a professional, highly skilled and creative thinker. She has excellent capacity to make con-
nections and reach out to many different audiences. Molly will make a substantial contribution to the cultural 
programming at the Foundry, which will benefit the city of Cambridge and beyond.

If you need anything further, please do not hesitate to be in touch. I can be reached at 617 816-1974.

Sincerely, 

Deborah Davidson 
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www.EastCambridgeBA.com

Executive Director

Board and Officers

East Cambridge ~ Wellington-Harrington ~ Inman Square
One Kendall Square ~ Lechmere Square

Patrick Magee, President
Atwoods’s Tavern
ecbapresident@gmail.com

Stephen LaMaster, Clerk
Vinfen

Carl Fantasia
New Deal Fish Market

Paul Ferreira
Cambridge Printing Co.

Lenny Frisoli
Frisoli Associates, P.C.

Michael Grill
Fairlane Properties

Michelle Lower, Treasurer
Alexandria Real Estate 
Equities

Michael J. Ring
The Law Office
of Michael J. Ring

Mark Rogers
Rogers Properties Group

Jason Alves
Executive Director
baecamb@gmail.com
Office 617-945-1416

East Cambridge Business Association P.O.Box 410386 Cambridge, MA 02141
email: baecamb@gmail.com ~ Office Phone 617-945-1416

March 6, 2018

Tom Evans
Executive Director
Cambridge Redevelopment Authority
255 Main Street
Cambridge, MA 02142

Dear Mr. Evans:

As part of their process for submitting a proposal for the Foundry Building, the Industry 
Labs team reached out to the East Cambridge Business Association to share their vision and 
seek our feedback. We were happy to be included in their outreach and ultimately look 
forward to working with the inalist to make this a great destination in East Cambridge.

The Foundry will help to reinforce STEAM learning that is happening throughout the 
City, and the Industry Labs proposal is consistent with themes heard throughout the public 
process. The ECBA is happy to see a local operator take interest in mentorship programing 
that can connect Cambridge’s youth with all that is happening in Kendall Square.

Sincerely

Jason Alves
Executive Director
East Cambridge Business Association
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ANDREW J. MEYER
371 Green Street ajmeyer@leaflabs.com
Cambridge, MA 02139
(561) 602-1099

Vision
• To further explore the boundry between hardware and software through projects involving embedded systems, FPGA’s,

and digital design.

Education
• Massachusetts Institute of Technology—Cambridge, MA June 2010

Bachelor’s of Science degree in Computer Science and Electrical Engineering

Technical Skills
• C, Python, Control Systems, Machine Learning, Embedded Systems, Verilog

Experience
• Honda Research Institute—Cambridge, MA June 2007 - September 2007

Intern Researcher

– Developed a novel method for solving semi-supervised object recognition tasks. The experimental setup involved
integrating Matlab, C++ and Python code and the open source 3d rendering suite Blender. The system successfully
demonstrated the ability to identify certain objects in real images after being trained on purely synthetic 3d
renderings.

• Computer Science and Artificial Intelligence Laboratory—Cambridge, MA May 2006 -
Undergraduate Researcher

– Designed hardware and software for experiments involving new types of autonomous control systems for aerial
robots. These experiments explored new techniques in machine learning and non-linear control. (see
http://groups.csail.mit.edu/locomotion)

• Analog Devices - Digital Group—Cambridge, MA May 2008 - September 2008
Intern

– Built a custom hardware/software platform to build real time applications using Analog Device’s XL34x series of
accelerometers. The platform was built on top of a fast ARM Cortex microcontroller with a USB interface to a python
front end

• Radiosherpa—Cambridge, MA November 2006 - November 2008
Software Developer

– Implemented the second phase of development for an existing web application. This required working in an
environment where a lot of code was already written and my work needed to fit within an existing framework. Used
technologies such as AJAX, Python, and Flash 8.

• LeafLabs LLC—Cambridge, MA November 2008 - Present
President and CEO

– LeafLabs develops and manufactures high end electronics prototyping equipment and software based around low
power ARM microprocessors and FPGA’s. Visit www.leaflabs.com

Independent Projects
• Coauthored “Object Recognition with 3d Models.” Presented at the British Machine Vision Conference, 2008. Patent

Pending
• Wrote an undergraduate thesis studying microarchitectural timing attacks, with applications towards improving the

security of virtual machines, and embedded browser technologies such as flash and javascript. Publication pending, the
project still in progress

• Created a simple augmented reality system using a Xilinx FPGA as the core digital component. Personally responsible for
implementing a fixed point ALU and modules that perform simple 2d image transformations such as rotation, skew, and
scaling in real-time

• Earned the Engineering Award at the 2008 Maslab autonomous robotics competition for implementing the primary image
processor on an FPGA. This design was not only a MASLAB first, but also yielded an order of magnitude boost in
performance over the conventional approach (using Java and a 700mhz computer).
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Gillian Grogan 

 
EXPERIENCE 
 
Industry Lab, LLC,  Director 
November 2016 – Present 
‐ Manage opera�ons and staff of the 100+ member coworking space, restructuring to support company growth 
‐ Execute accoun�ng procedures and coordinate budgets across departments 
‐ Develop new business opportuni�es, partnerships, and sponsorships 
‐ Expand marke�ng and member recruitment, onboarding and o�oarding strategies 
‐ Perform human resource func�ons and provide media�on services to coworking community 
‐ Assist in the planning and execu�on of events, management of the ar�st‐in‐residence program, and cura�on of ar�st exhibits or                   

programming in the gallery space 
 

AJM 328 Broadway, LLC,  Property Management Coordinator 
November 2016 – Present 
‐ Support transi�on from prior building owner with document collec�on, vendor engagement, and site inspec�ons 
‐ Perform accoun�ng procedures and inves�gate complementary professional services 
‐ Address maintenance, repair, and renova�on requests in coordina�on with tenant and vendor schedules 
 

Arst Management 
July 2014 – Present  
‐ Book, generate, and promote events for performing ar�sts 
‐ Coordinate calendars and schedules for numerous ar�sts and bands simultaneously 
‐ Create and manage product and event marke�ng campaigns via both tradi�onal and digital pla�orms for promo�onal purposes 
‐ Organized and completed 100+ events spanning two con�nents, three countries and sixteen states since incep�on 
 

Freelance Web and Graphic Design   
July 2015 – Present 
‐ Create, execute, and refine cross‐channel marke�ng strategies to increase brand and event awareness 
‐ Develop and design responsive websites and complimentary digital experiences to support client needs based on both near‐term                 

and long‐term business goals 
 Measure the effec�veness of web, mobile, and social ini�a�ves based on predetermined KPIs and revenue genera�on 
 

Leuphana Universität ,  DE,  Research Intern 
June 2014 – July 2014   
‐ Coded qualita�ve research responses to be used in meta‐analyses studying the effec�veness of par�cipatory governance within                

environmental decision‐making processes 
 

Ecological, LLC ,  Benchmarking and Research Intern 
March 2012 – May 2012 
‐ Coordinated and processed review and submission of 60+ buildings for compliance with Local Law 84, New York City’s energy                   

benchmarking legisla�on 
 

Brale Square Florist,  Floral Designer 
February 2011 – February 2015 
‐ Designed floral arrangements and enhanced efficiency systems through a period of ownership transi�on 
 
Performance Musician ,   Singer/Songwriter, Publisher 
January 2010 – Present 
‐ Published two albums of original music under self‐owned Lost Thyme Records and performed nightly for 4 months across USA 
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Rex G. Baker IV 
rex@rexbaker.com | +1.617.329.1659 

288 Norfolk St., Suite 3B, Cambridge, MA 02139 
 

 
EDUCATION JD (with Honors), University of Texas at Austin, School of Law – Aug. 2006 to May 2009 
 

BA in Social Studies, Harvard University – Sep. 2001 to Jun. 2006 
Honors Thesis: Construction of Kurdish Identity in Iraq 
Language Citation in Modern Standard Arabic 

 
Summer Arabic Program, Damascus University, Syria – Jun. to Aug. 2007 

 
EMPLOYMENT Rex G. Baker IV, Attorney at Law, Cambridge, MA – Jun. 2014 to present 
 Boutique practice focused on startups, small businesses, artists, and nonprofits, advising clients across a 

range of legal issues including corporate structure, IP licensing, commercial leasing, commercial finance, 
capital raises, and general strategy and business matters. 

  
 Associate Attorney – Baker & Robertson, Dripping Springs, TX – Nov. 2012 to present 
 
 Associate Attorney – Gardere Wynne Sewell, Houston, TX – Jan. 2010 to Nov. 2012 
 
 Graduate Researcher – Office of Ind. Ombudsman, Texas Youth Comm’n. – Sep. 2008 to May 2009 
 The OIO is a state agency established for the purpose of investigating, evaluating, and securing the rights 

of the children committed to the Texas Juvenile Justice Department (formerly the Texas Youth 
Commission). 

 
Special Assistant – U.S. Department of Defense, Baghdad, Iraq – Oct. 2003 to Apr. 2004 

 
SHOP / TECH Basic working knowledge of C++, Python. Basic electronics workbench, wood shop, and machine shop 

proficiency. 
  
ACTIVITIES / Industry Lab, Cambridge Coworking Space – May 2014 to present 
BOARDS /  
COWORKING Greater Boston Zen Center, Member – January 2017 to present 
  
 Harvard Krokodiloes, Secretary of the Board of Directors – September 2013 to September 2016 
 
 Pirateship, Somerville Coworking Space – May 2013 to May 2014 
 
 TX/RX Labs, Houston’s Hackerspace – Mar. 2010 to May 2013 
 Member-governed, nonprofit community workshop, educational center and start-up incubator affiliated 

with the global maker movement. Currently one of the largest makerspaces in the world. 
 

Texas Journal on Civil Liberties & Civil Rights – Sep. 2007 to May 2009 
 

Harvard Krokodiloes (a cappella) – Oct. 2001 to Aug. 2003, Sep. 2005 to May 2006 
 12-member all-male a cappella group. Sang baritone/bass and traveled the world in the summers of 2002 

and 2003. 
 
 Eagle Scout, Boy Scouts of America – Nov. 2000 
 
LANGUAGES Spanish (limited working proficiency), Arabic (elementary proficiency) 
 
INTERESTS Mindfulness; hiking and backpacking, esp. with dogs and infants; Cajun cooking; noodling on random 

musical instruments with friends; progressivism in the Americas; board game design. 
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Molly Akin  

SUMMARY 

Development and communications professional with 10 years experience in higher 
education and the nonprofit sector. 

EXPERIENCE 

Assistant Director, Catalyst Conversations; Cambridge, MA — 2017- 
Program and business development, grant writing and communications management for 
nonprofit organization dedicated to bringing artists and scientists together in dialogue with the 
public. 

Director of Marketing & PR, Cambridge Arts Council; Cambridge, MA — 2014-2016 
Development and implementation of marketing and communications strategy for a 
vibrant city department.  

Web Editor & Media Coordinator, The New England School of Art & Design at 
Suffolk University; Boston, MA — 2011-2014 
Coordinated external communications and managed 100+ page departmental website. 
Initiated social media community and led blogging team of student, alumni and faculty 
writers. 

Office Coordinator, The New England School of Art & Design at Suffolk University; 
Boston, MA — 2007-2011 
Led front end operations team for a 70+ faculty member academic department. 
Managed administrative budget and procurement. Served as departmental webmaster 
and communications liaison with main campus. 

FREELANCE & CONSULTING 

Molly Akin Communications + Photo; Cambridge, MA — 2007- 
Communications and photography services for individuals, small businesses, and 
nonprofits. Clients include Arts at MIT, Cambridge Community Foundation, Harvard 
University Graduate School of Arts & Sciences, Massachusetts Cultural Council 

Communications & Development, Catalyst Conversations; Cambridge, MA — 2013-2017  
Email marketing, web communications and development support.  

Instructor, Cambridge Community Television; Cambridge, MA — 2013-  
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Molly Akin  

SUMMARY 

Development and communications professional with 10 years experience in higher 
education and the nonprofit sector. 

EXPERIENCE 

Assistant Director, Catalyst Conversations; Cambridge, MA — 2017- 
Program and business development, grant writing and communications management for 
nonprofit organization dedicated to bringing artists and scientists together in dialogue with the 
public. 

Director of Marketing & PR, Cambridge Arts Council; Cambridge, MA — 2014-2016 
Development and implementation of marketing and communications strategy for a 
vibrant city department.  

Web Editor & Media Coordinator, The New England School of Art & Design at 
Suffolk University; Boston, MA — 2011-2014 
Coordinated external communications and managed 100+ page departmental website. 
Initiated social media community and led blogging team of student, alumni and faculty 
writers. 

Office Coordinator, The New England School of Art & Design at Suffolk University; 
Boston, MA — 2007-2011 
Led front end operations team for a 70+ faculty member academic department. 
Managed administrative budget and procurement. Served as departmental webmaster 
and communications liaison with main campus. 

FREELANCE & CONSULTING 

Molly Akin Communications + Photo; Cambridge, MA — 2007- 
Communications and photography services for individuals, small businesses, and 
nonprofits. Clients include Arts at MIT, Cambridge Community Foundation, Harvard 
University Graduate School of Arts & Sciences, Massachusetts Cultural Council 

Communications & Development, Catalyst Conversations; Cambridge, MA — 2013-2017  
Email marketing, web communications and development support.  

Instructor, Cambridge Community Television; Cambridge, MA — 2013-  
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MAGALI MAÏZA 
 
 

EXPERIENCED ARTS ADMINISTRATOR AND CULTURAL PROJECT DIRECTOR 
Stakeholder Management   Operations Management  Project Management  

A Bi-Lingual (English and French) Administrator in Arts and Culture Organizations, with demonstrated success in collaborating with senior 
management, artistic and administrative staff in the design and implementation of programs to advance the missions of brand named 
institutions, including the Musée du Louvre. Extensive experience in initiating, securing staff support for, and implementing measures that 
significantly increase efficiency and reduce costs. Experience includes: 

• The development and implementation of strategies for museum to secure additional grants, and new sources of 
funding, including earned income  

• The management of major projects from inception through oversight and timely implementation 
• The management of high functioning teams through hiring, ongoing staff development and performance evaluation 
• Being part of the Board of Directors of The Art Connection, and active in grant research and proposal writing  

❖ Visa L2 with a valid US work permit (Green Card application in process) 

 

PROFESSIONAL EXPERIENCE 

CAMBRIDGE ARTS COUNCIL 2017 
Program Director - Cambridge Creative Marketplace / Community Supported Art Program 
Manage a cultural economic development program that identifies and promotes an intentional marketplace where residents, artists, arts 
organizations, and the corporate community connect to support increased cultural identity and economic vitality for the Arts in the city of 
Cambridge, MA. 

• Designed an outreach strategy for Community Supported Art to increase awareness about the program, including curating and 
setting up exhibitions, organizing outreach events (art-making demos, artist talks, performances). 

• Manage the sales of artworks commissioned to local artists. 
• Manage a professional development program for local artists, including coaching on specific business-related matters, and 

delivering a workshop about finance planning and business model. 
 

HARVARD UNIVERSITY – CARPENTER CENTER FOR THE VISUAL ARTS (CCVA), Cambridge, MA 2015 – 2017 
Project Manager 
Collaborated with the leadership team on budget planning, and advised them on appropriate methods and budget-tracking tools to 
improve fiscal oversight. 

• Designed and implemented operational processes for CCVA new bookshop, including configuring the Point-of-Sale software, 
writing procedures, and training bookshop staff. 

• Analyzed patron attendance and sales trends and recommended improvement opportunities. 

CONVERGENCE ENSEMBLE, Boston, MA 2015 
Operations Manager 
Managed the day-to-day administration of a chamber music ensemble committed to engaging local audiences, inspire local pride, and 
strengthen the connections between Boston neighborhoods. 

• Designed and implemented a budget-tracking tool adapted to a small-sized volunteer-driven nonprofit. 
• Wrote a successful grant proposal which resulted in a threefold increase in the programming budget. 
• Organized an in-house concert including drafting the budget, promoting the event and managing volunteers. 

MAÏZA ÉDITIONS, Paris, France and Boston, MA 2012 – 2014 
Principal 
Founded a company dedicated to the production and sale of objects designed by emerging French artists. 

• Designed the business strategy, commissioned pieces, and led operations. 
• Built a network of retailers in Europe, Asia, and North America: 15 retailers in 1 year. 
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Foundry Works Foundation - Estimated budget over 3 years 
ERRATUM Y0 Y1 Y2 Y3

$0 $0
Incomes $0 $0
CRA program ramp-up budget $45,000
Gift from Foundry Works BCorp. $615,000 $220,000 $226,600 $233,398
Profit share from Foundry Works B Corp. $0 $100,000 $42,456 $39,097
Ticketed events, coproductions and concessions $0 $21,700 $46,675 $60,785
Donations and grants $0 $135,000 $226,564 $253,395

Total Incomes $615,000 $521,700 $542,295 $586,675

Staff and general expenses
Leadership team

Executive Director $150,938 $105,000 $106,050 $107,111
Marketing, outreach Director $126,000 $90,000 $90,900 $91,809

Program staff
Community & Events Manager $32,500 $32,500

Fab Academy and Bio Academy (1 FT)
Gallery assistants/Foundry ambassadors 

Events staff on payroll (stage mgr, box office mgr, AV/lighting tech.) $12,200 $18,180 $30,300
Benefits+tax $19,385 $58,500 $59,085 $59,676

Total Staff $296,323 $265,700 $274,215 $288,895

General expenses
Legal, accounting, consulting fees, legal licences $10,000 $20,000 $20,600 $21,218
Office expenses $3,000 $3,000 $3,000
Occupancy (office spaces)
Depreciation, amortization
Insurance $5,000 $15,000 $15,450 $15,914

Total General expenses $15,000 $38,000 $39,050 $40,132

Outreach-Marketing-Development
Website upgrade/maintenance 
Graphic design $5,000 $5,000 $5,000
Printing, and social media content $19,230 $15,000 $15,450 $15,914
Postage $5,000 $5,000 $5,150 $5,305
Outreach and fundraising events $12,500 $10,000 $12,000 $12,000
Advertising $10,000 $10,000 $10,000 $10,000

Total Marketing-Development $46,730 $45,000 $47,600 $48,218

General expenses related to programs
Travel, accomodations, reception costs $3,000 $3,000 $3,000
Art program advisors $5,000 $5,000 $5,000

Total General expenses for programing $5,000 $8,000 $8,000 $8,000

Programs production 
Contribution to community activities and workforce dev. $11,935 $11,000 $12,000 $15,000
Micro-grants and scholarship programs $10,000 $12,000 $12,000
Artists in residence $9,000 $9,000 $9,000
Performing Arts programming (temp staff excluded)

Opening celebration program $30,000
Black box theater programs $10,000 $15,000 $25,000

2 Large indoor/outdoor community events per year $20,000 $50,000 $50,000 $50,000
Productions Theater, Music, Dance (with artists in residence) $30,000 $60,430 $75,430

Total Performing Arts $20,000 $120,000 $125,430 $150,430
Visual arts (1 to 3 exhibitions per year av. $15000)

Total exhibitions $5,000 $15,000 $15,000 $15,000
Total Programming $36,935 $165,000 $173,430 $201,430

Total Expenses $399,988 $521,700 $542,295 $586,675
$215,013



1

Foundry Works Foundation - 10 years cash flow plan
End of Year - ERRATUM 0 1 2 3 4 5 6 7 8 9 10

Income
CRA ramp-up funds 
Guaranteed gift from B-Corp 615,000.00 220,000.00 226,600.00 233,398.00 240,399.94 247,611.94 255,040.30 262,691.51 270,572.25 278,689.42 287,050.10
Donations, gifts & grants 0.00 135,000.00 226,564.00 253,395.00 255,000.00 300,000.00 300,000.00 300,000.00 300,000.00 300,000.00 300,000.00
Profit share from B-Corp 0.00 0.00 42,455.74 39,096.57 54,367.11 55,572.89 0.00 69,423.94 71,041.75 72,813.18 54,065.94
Ticketed events 0.00 21,700.00 46,675.00 60,785.00 62,608.55 65,112.89 67,717.41 70,426.10 73,243.15 76,172.87 79,219.79

Total Income 615,000.00 376,700.00 542,294.74 586,674.57 612,375.60 668,297.72 622,757.70 702,541.55 714,857.15 727,675.47 720,335.83

Expenses
Payroll, Contractors, and Professional Fees $296,323 265,700.00 274,215.00 288,895.35 297,562.21 306,489.08 315,683.75 325,154.26 334,908.89 344,956.16 355,304.84
General expenses (accounting fees, insurance, office supplies, ...)15,000.00 38,000.00 39,050.00 40,131.50 41,335.45 42,575.51 43,852.77 45,168.36 46,523.41 47,919.11 49,356.68
Outreach-Marketing-Development 46,730.00 45,000.00 47,600.00 48,218.00 49,664.54 51,154.48 52,689.11 54,269.78 55,897.88 57,574.81 59,302.06
Programming 54,500.00 168,050.00 181,430.00 209,430.00 215,712.90 222,184.29 228,849.82 235,715.31 242,786.77 250,070.37 257,572.48
Total Expenses 412,552.50 516,750.00 542,295.00 586,674.85 604,275.10 622,403.35 641,075.45 660,307.71 680,116.94 700,520.45 721,536.07

Net Income 202,447.50 (140,050.00) (0.26) (0.28) 8,100.50 45,894.37 (18,317.74) 42,233.83 34,740.20 27,155.02 (1,200.24)

cumulative cash flow 202,447.50 62,397.50 62,397.24 62,396.95 70,497.46 109,101.37 49,478.69 91,712.53 88,442.28 84,331.12 58,691.36
provision in CRA O&M fund 0.00 0.00 0.00 7,290.45 41,304.93 0.00 38,010.45 31,266.18 24,439.52 0.00
cumulative cash flow 62,397.50 62,397.24 62,396.95 63,207.00 67,796.44 49,478.69 53,702.08 57,176.10 59,891.60 58,691.36
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