MEMORANDUM






OCTOBER 8, 2013
TO:
BOSTON REDEVELOPMENT AUTHORITY AND


PETER MEADE, DIRECTOR
FROM:
HEATHER CAMPISANO, DEPUTY DIRECTOR FOR DEVELOPMENT REVIEW


JANET CARLSON, FIRST ASSISTANT GENERAL COUNSEL
SUBJECT:
PARCEL RE-7B, SOUTH END URBAN RENEWAL AREA, MASS. R-56; RESTRUCTURING OF THE LANGHAM COURT PROJECT

 

SUMMARY:
This Memorandum requests that the Boston Redevelopment Authority authorize the Director to execute any and all documents in connection the  restructuring of the Langham Court Project, which contains eighty-four (84) residential units located on Parcel RE-7B in South End Urban Renewal Area, Project No. Mass. R-56.

BACKGROUND

On March 21, 1989, the Boston Redevelopment Authority (“BRA”) approved a Housing Creation Agreement in connection with the Langham Court Project.  The Housing Creation Agreement was amended by the BRA on November 30, 1989.  On July 27, 1989, the BRA authorized a loan to Four Corners Development Corporation (“FCDC”), sponsor of the Langham Court Project (“Project”).  

On December 22, 1989, the BRA conveyed Parcel RE-7B to Langham Court Limited Partnership (“LCLP”), developer of the Langham Court Project, by a Land Disposition Agreement (“LDA”) and Deed for the purpose of constructing the Project.  On March 1, 1990, the BRA entered into an Amended and Restated Housing Creation Agreement with FCDC, LCLP, and Five Hundred Boylston West Venture, and a Promissory Note with FCDC.  On September 9, 2004, the BRA issued a Certificate of Completion for the Project and approved amendments to the Promissory Note and other documents. 

The Langham Court Project was intended to be an 84-unit mixed-income cooperative housing development; however, though planning for cooperative housing was commenced it was never completed and the development was continuously operated as a rental housing development.  The income mix is twenty-eight (28) units affordable to low-income households, twenty-seven (27) units affordable to moderate-income households, and twenty-nine (29) units at market rate.  The Project was financed by first mortgage financing from the Massachusetts Housing Finance Agency (“MassHousing”) and State Housing Assistance for Rental Production funds (“SHARP”).  Construction of the Project was completed in 1992.
MASSHOUSING SHARP/RDAL REFINANCING INITIATIVE
The MassHousing SHARP/RDAL Refinancing Initiative (“Refinancing Initiative”) attempts to obtain repayment of SHARP loans, and address certain capital needs and financial issues involving certain loans in MassHousing’s SHARP/RDAL loan portfolio.  The Langham Court project is one of the projects participating in the Refinancing Initiative.  As part of their participation, Langham Court will be obtaining an FHA 223(f) loan which will refinance a portion of the MassHousing existing first mortgage loan and fund capital needs.  The remaining balance of the MassHousing first mortgage loan will continue as the MassHousing B Note secured by a second mortgage and shall be repaid from cash available after debt service on the FHA 223(f) first mortgage loan over approximately 13 years.  The remaining outstanding balance of the SHARP loan shall be repaid by with 25% of the net cash flow available each year after FHA and MassHousing B Note payments.  In addition, as part of Langham Court’s participation in the Refinancing Initiative, MassHousing will be requiring the affordability in the Langham Court project to be extended in perpetuity. 

As part of the Refinancing Initiative closing the Langham Court Project will be transferred to Langham Court Apartments LLC.  Langham Court Apartments LLC will take the Langham Court Project subject to the existing debt.  

It is proposed that the Housing Creation Promissory Note be replaced by a promissory note assigned to the BRA by Four Corner Development Corporation.  The terms of such promissory note shall be as follows:

(1) The principal amount shall be $1,679,000; thereby, forgiving $291,738 of the principal amount of the Housing Creation Loan and the entire accrued interest balance;

(2) The interest rate shall be 0%; thereby, reducing the interest rate from 5%; 
(3) The term shall mature thirty-five (35) years from the closing date; thereby, extending the maturity date by approximately 14 years; and 
(4) Requiring repayment to be made from 25% of the net cash flow each year (after FHA 223(f) Note and MassHousing B Note payments).  
The BRA’s Covenant for Affordable Housing shall remain in place.  
RECOMMENDATION
It is, therefore, recommended that the Director be authorized to execute any and all documents deemed necessary and appropriate by the Director in connection with the restructuring of the Langham Court Project and the transfer of the Langham Court Project to Langham Court Apartments LLC.
An appropriate vote follows:

VOTED:
That the Director be, and hereby is, authorized to execute any and all documents deemed necessary and appropriate by the Director in connection with the restructuring of the Langham Court Project located on Parcel RE-7B in the South End Urban Renewal Area, Project No. Mass. R‑56, and the transfer of the Langham Court Project to Langham Court Apartments LLC, including but not limited to the assignment of a promissory note and a subordination, subject to any such terms and conditions that the Director of the Boston Redevelopment Authority deems necessary and appropriate.  
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