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Introduction

Statement of Interest

Habitat for Humanity Greater Boston

434 Massachusetts Avenue, Suite 201

Boston, MA 02118

May 8, 2023

Stephanie Silva
Development Officer
Mayor’s Office of Housing
12 Channel Street, 9th Floor
Boston MA 02210

Dear Stephanie:

Habitat for Humanity Greater Boston (HFHGB) is pleased to submit this proposal for the development of

City-owned parcels located at 174-176 Boylston Street, Jamaica Plain, MA 02130.

Habitat for Humanity Greater Boston is a 501(c)(3) charitable organization dedicated to providing

affordable home ownership opportunities by using volunteer labor, generous donations, materials

donated by businesses, and partnerships with low-income families in need of decent and affordable

housing. We believe homeownership is a much needed and vital step to help families break the cycle of

poverty. Habitat for Humanity Greater Boston is an affiliate of Habitat for Humanity International and

dedicated to helping families break the cycle of poverty through affordable housing throughout the

world. For over thirty years, Habitat Greater Boston has been building affordable housing for

homeownership in the Greater Boston area, totaling more than 130 units, and serving as many families.

At 174-176 Boylston Street, we envision a building which provides affordable homeownership for four

families. This project will emphasize integration of elements which would make this building Passive

House certifiable. We believe this approach reflects Habitat Greater Boston’s commitment to being a
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responsible builder, as well as alignment with our mission of providing affordable homeownership by

ensuring minimal utility bills that will not burden household budgets of low-income families. In addition

to this alignment with the City of Boston’s Zero Emission standards, the building will also integrate

contextual elements of the surrounding neighborhood and ensure it responds to the community’s vision

for new development as specified in the RFP.

Jamaica Plain is a vibrant community with a dedicated population committed to amplifying the voices of

residents who have been excluded from prosperity by an inequitable economic system. Habitat Greater

Boston’s model of bringing people together to not just build homes, but communities as well, is a perfect

fit for this project and this community. Over the past several years, we have been focusing on ensuring

collaboration with the community through every phase of our projects by way of robust and transparent

engagement which begins during the design development process. If designated, our development team

would have multiple touchpoints with the community where we’re building, including community

presentations, abutters meetings, invitation to Zoning Board of Appeals meeting, and access to the

development team from the CEO on down. The community engagement process would not end after

permitting. Our homeowner services team and construction operations and administrative teams

continue that transparency and access throughout the construction process to address and concerns and

questions our neighbors may have.

Habitat Greater Boston is a Massachusetts nonprofit corporation governed by a Board of Directors with

representatives from real estate businesses, construction firms, architectural firms, financial institutions,

and law firms. There are 35 employees at the organization, as well as thousands of volunteers who work

with us throughout the year. Key staff members for this project are, Jim Kostaras, AIA, President & CEO;

Gerry Patton, Director of Construction and Real Estate Development; Cathy Kurczak, Manager of

Construction Operations; and Shannon McCormack, Associate Director of Homeowner Services.

Sincerely,

James Kostaras

Project Principal
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Organizational Structure

The Development team comprises Habitat for Humanity Greater Boston’s CEO, Construction and Real

Estate Development Department, and Homeowner Services Department. Adaptiv Architecture and

Planning will perform all design and engineering services. This project’s organizational structure,

including key personnel and responsibilities are as follows:

Project Principal

James Kostaras, AIA

President and CEO

Habitat for Humanity Greater Boston

Construction and Real Estate Development

Gerry Patton

Director of Construction and Real Estate Development

Habitat for Humanity Greater Boston

Construction Management

Cathy Kurczak

Manager of Construction Operations

Habitat for Humanity Greater Boston

Katie Theodoros

Manager of Construction Administration

Habitat for Humanity Greater Boston
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Homeowner Services

Shannon McCormack

Director of Homeowner Services

Habitat for Humanity Greater Boston

Design

Robert Freni, AIA

Principal

Adaptiv Architecture and Planning

Resumes for development team members can be found in appendix
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Lawsuits
Habitat for Humanity Greater Boston hasn’t been involved in any lawsuits in courts situated within MA

within the past five years.
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Development Plan
Development Narrative

Development Concept:

Our proposed project on Boylston St will provide 4 units of affordable home ownership. Our strategies

for this project will primarily utilize elements and approaches recommended by Passive House Institute

U.S. (PHIUS) for the basis of design. These measures will benefit future lower-income homeowners by

ensuring lower utility bills, superior indoor air quality, and optimal comfort for the future homeowners.

The building design aligns with the typical triple-decker homes in the area while providing landscaped

front, rear, and side yards, maximizing the green space on the site. Our plan is to design and build to

match the neighborhood aesthetic and use high quality materials to increase the longevity of the

building.

Development Plan:

We anticipate completing the design of 4 homes, including design review and revision approximately 6-8

months after tentative designation. During the design period, we will also meet with neighbors and

interested community groups to get their continued input as the design revision proceeds. After

completion and approval of the design, we will apply for a building permit within 8 weeks and begin the

zoning approval process. We expect that the permitting and approval process will take 6-9 months and

anticipate the issuance of a building permit about 15-18 months after tentative designation. We plan to

start construction within 4-6 weeks of building permit issuance and anticipate completion of the project

within 24 months of the start of construction. Key milestone dates are indicated in the Development

Timeline

The proposed development will provide affordable home ownership opportunities to 4 deserving and

qualified families earning between 40% and 80% of the area median income.

Habitat for Humanity Greater Boston performs its mission based on the foundational principle of

bringing people together to build homes and communities. This project will be no different. In order to

effectively and affordably provide these homeownership opportunities, we will rely on members of the

community building alongside the future homeowners of these and other units. As with all of our

projects, a minimum of two dedicated and professionally trained staff members will oversee the

day-to-day operations of the site. Approximately 75% of the construction will be performed by

volunteers from the Greater Boston area, including corporations, faith groups, schools and community

members, as well as the future homeowners. Contractors are engaged for certain tasks due to safety,

time and licensing/expertise requirements. These trades typically include: Excavation, Foundation, MEP,

Roof Assembly, Solar Panels if applicable and all flatwork. Habitat Greater Boston’s construction

management team works hard to drive and monitor project efficiencies, solicit donated and discounted

7



construction materials and services, and work with communities to ensure projects move forward

smoothly and with the support of the neighbors and municipalities where we build.

Due to the volunteer-based model, anticipated project timelines are typically longer and more prone to

revision and extension than traditional for-profit construction projects. We believe that the additional

time is more than a fair trade off for hands-on “sweat equity” built by the future homeowners, as well as

the community engagement and awareness-building regarding the need for affordable housing in

Greater Boston.

In addition to construction staff, Habitat Greater Boston has robust resource development and

programming teams working behind the scenes to raise funds, engage the community, and recruit and

train future homeowners and volunteers.

Financial Narrative:

Equity, Cash on Hand, Philanthropic Fundraising

In addition to being developer and builder, Habitat for Humanity Greater Boston is the loan originator

providing new homeowners with a zero percent or zero percent-equivalent mortgage based on each

household’s ability to afford to pay a monthly mortgage payment. Our approach is to strategically

leverage our mortgage portfolio to generate capital for new construction by selectively selling

mortgages. As the bank for our homeowners, we have a consistent and substantial monthly cash flow

from mortgage payments which is available for future development projects, such as Boylston Street.

Currently, we have a mortgage portfolio valued at $6,000,000 in terms of outstanding balances, which

we monetize on a selective basis to finance new construction.

We use a balance of cash on hand - of which we currently have approximately $2,000,000 - with

philanthropic fundraising dollars, to provide a portion of developer’s equity, as well as construction

period funding. In order to be good stewards of these resources, and to ensure we can maximize our

ability to build homes for families in Boston, we rely as much as possible on funding our projects through

grant subsidies available from local and state-level programs.

Debt

Dedham Savings Bank has provided a letter of interest in financing up to $500,000 through a line of

credit to support Habitat Greater Boston’s Boylston development.

MOH Funding

We will apply for MOH funding totalling $600,000 ($150,000 per unit for 4 units). Our understanding is

that MOH will make available this amount if we are qualified. Please note that 100% of the units in our
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proposed project will be homeownership units affordable to households earning 40%-80% of Area

Median Income (AMI)

Price

With the above information as context, Habitat for Humanity Greater Boston is proposing an acquisition

fee of $100 for this property. We are offering less than the appraised value due to our status as a 501c3

non-profit organization and our development plan to maximize the public and community benefit y

building efficient and affordable homes while focusing on Development without Displacement

objectives. We believe that community stability through homeownership provides the greater

community many benefits and economic rewards, which warrants a price below the appraised value of

this property.

Additionally, we must consider the following critical factors:

- The high cost of providing affordable homeownership opportunities in an expensive real estate

market. In Boston’s real estate market, we are significantly limited in our financial capacity to buy

vacant property for development at market value, which creates a serious impediment to

achieving our mission to create homeownership opportunities to hardworking families in Boston

earning less than 80% AMI

- The consistent and continuing trend of high construction costs post-pandemic

- The additional cost of building affordable homes along Passive House net zero/zero carbon

guidelines. We believe that every effort we make towards this approach not only aligns with the

City’s Green Building goals but benefits low-income homeowners in terms of ensuring a safe,

healthy environment.

Sustainability Narrative:

Our leadership team consists of multiple parties, including the Owner/Contractor, Management Team,

Architect, Landscape Architect and Passive House Consultant. Through a series of workshops, the team

will explore beneficial reciprocal interrelationships in the systems of the building and site, striving for a

whole-system integrative design. Article 37 Green Building and Climate Resiliency Guidelines, the Climate

Ready Boston 2016 report, and Department of Neighborhood Development Design Guidelines will be

referenced in the design of this project.
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Development Timeline
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One Stop Application
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Financing Letter of Interest
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Design Drawings

174-176 Boylston Street
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Green Narrative

GREEN BUILDING STRATEGIES

This project will target a low HERS score by implementing design standards that are similar to passive

house design, and LEED certifiable, by implementing solar, keeping MEP systems within conditioned

space where possible, designing a tight building envelope, and installing ERV’s. The benefits of using

PHIUS and LEED as our basis of design range from significantly lower energy use to healthier indoor air

quality. Building to this standard will provide healthy, comfortable, and efficient homes. The project will

also adopt as many LEED strategies as possible that are feasible for this project.
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Equity and Inclusion Plan

Subcontractors, Goods and Services:

HFHGB prioritizes awarding contracts for goods, services, and labor not only to small businesses in our

service area but to M/WBE businesses within and outside of our service area, giving preference to

businesses within the city and neighborhood where each project is located. Historically, it has been

beneficial to work with businesses who have an intimate knowledge of the area and good relationships

with other local businesses and residents. We take care to make a concerted effort to reach out to

businesses that have self-identified as women or minority owned. Although not applicable to HFHGB

projects, we aim to follow as closely as possible the standards in the Boston Residents Job Policy and

follow the following guidelines from outreach through data collection.

Bid Outreach:

Request proposals from at least 75% of businesses with our service area and at least 25% of minority and

women owned businesses.

Bid review guidelines for selection:

● Overall price

● Business located within HFHGB service area

● Business located within the city/town of this project

● For Boston –business located within the neighborhood of this project

● M/WBE Business

Tracking and Data Collection:

HFHGB tracks all business contacted for goods and services, all businesses awarded contracts, and keeps

a list of potential businesses not yet approached. Location, MWBE status, and other data is collected.

This allows for a faster and more effective process for selecting businesses to approach during the

outreach process and helps ensure we reach our target numbers.

Local Trade School Partnerships:

HFHGB has partnerships with local trade schools and programs; Madison Park Technical and Vocational

High School, Youth Build Boston, Just-a-Start Youth Build (Cambridge), and Northeast Metro Tech.

Currently, the partnership offers several volunteer Build Days per semester to each of these groups.

Typically, a Build Day is booked by a paying group ($2,500 for companies -$750 for schools and churches),

that fee is waived for this program. The next benchmark for growth in this partnership is to offer these

groups longer-term projects on each build, for example; flooring installation, baseboards, interior

painting. This will provide students with a more comprehensive learning experience from start to finish

of an entire project.
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One of the goals of this program is for HFHGB to contribute to building pathways to employment in the

trades for local young people. Each of the schools and programs listed serves a high number of students

from historically marginalized and disadvantaged backgrounds. This site is easily accessible via public

transit from Madison Park High School and Youth Build Boston and many of the students live locally.

Construction, Design, Development, Financing, Operations, Management, and Ownership:

HFHGB has carefully selected a diverse team to manage all aspects of property development,

construction, homeownership, property management, and future use of the community art space. In

this project as in all others, it is essential to our process to collaborate with professionals and businesses

who bring a broad range of ideas and experiences to best serve future HGHGB homeowners and the

surrounding communities. We seek out collaborations specifically with organizations that are registered

non-profits, that are led and owned by women and people of color, and who also prioritize hiring,

collaborating with, and serving people from historically marginalized and disadvantaged backgrounds.

HFHGB Staff:

The HFHGB Construction and Real Estate Development team celebrates a diverse composition, which is

composed of more than 50% women and non-binary people. This helps create a more welcoming

environment for minority- and women-owned businesses and volunteer groups to take part in

construction-related activities.

Homeowners:

HFHGB starts its partnership with homeowners by casting a wide net during the outreach process to

ensure we reach the largest range of potential applicants. The outreach is targeted to local residents and

many different modes of communication are used. Our selection process is run by our Homeowner

Selection Committee which ensures there are several different voices and perspectives that take part in

the decision-making process for selecting future homeowners. Habitat for Humanity’s unique model of

Sweat Equity allows homeowners to work alongside other volunteers, subcontractors and HFHGB staff.

Adaptiv:

As a non-profit organization our mission is to reduce inequality by providing access to high- quality

planning and architecture services in emerging communities across the globe. We promote sustainable

community development by employing a community-centric, collaborative methodology of research and

design thinking, to problem solve and develop resilient solutions in partnership with the organizations

and communities we serve.
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Operational Plan

Property Management:

As a non-profit whose objective is to provide pathways to stability, self-reliance and wealth building

through affordable homeownership, Habitat for Humanity Greater Boston is invested in the success of its

partner homeowners. To this end, upon closing on the residential units within this development, Habitat

Greater Boston will continue to work with the homeowners to create a condominium association.

Habitat Greater Boston is currently pursuing a partnership with a professional property management

firm with the goal of seamlessly facilitating the engagement of a firm with our future projects. Every

effort is being made to engage with a professional property management that has extensive experience

managing affordable housing properties. The property management firm, in partnership with Habitat

Greater Boston, will manage this project’s condominium association. As future homeowners, Habitat

families will become trustees in their condominium association at this site.
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Condo Budget
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Developer Qualifications, Experience and References

Habitat Greater Boston has been building affordable housing units in the Greater Boston Area since

1987. Our projects have been built throughout the City of Boston, as well as more suburban locations

such as Belmont, Needham, and Newton. The following are a few examples of recently or soon to be

completed projects in various Boston neighborhoods and the City of Malden. All units have been or will

be sold to families with incomes between 50% and 80% of Area Median Income:

● 964 & 968 Main Street, Malden-Phase 1: We recently moved 2 families into their new homes in

the first of 2 phases on this project. Each home has three bedrooms, 1.5 baths, a living room,

dining room, kitchen, laundry and 1 car garage. The 2nd phase is a 5-unit condominium building,

currently in the framing stage.

● 7-17 Balina Place, Dorchester: This 5-unit condominium complex was completed in 2020. It

consists of 2 phases of new construction with the first phase a 2-family duplex, and the second

phase of a 3-unit townhouse, all on Balina Place Dorchester.

● 172 Fairmount Street, Dorchester: We acquired this project through D.N.D., it consisted of

remodeling an abandoned, 2 family home into two affordable condominium units.

● 38 Woodbine Street. Roxbury: This 2-unit “Philadelphia style” split-level condominium was a

new construction project on a vacant lot between two residential structures.

● Red Rose Condominiums, Roslindale: This project contains 6 affordable units in three buildings,

all new construction, it is located between Bradeen and Fawndale Street.

● 51 Navarre Street, Roslindale: Complete gut-rehab of a 19th century 3-family house and

conversion to 2 condominium units.

● 352R Blue Hill Avenue, 24-32 Intervale Street, Dorchester: located on Blue Hill Avenue between

Intervale and Creston Streets, Blue Hill Place contains 23 affordable residential units in five

buildings, and one commercial unit. Now called “Blue Hill Place Condominium”.

References
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Additional Information
Resumes

James Kostaras, AIA - Habitat for Humanity Greater Boston President & CEO
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Gerry Patton - Director of Construction and Real Estate Development, Habitat

for Humanity Greater Boston
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Cathy Kurczak - Manager of Construction Operations,

Habitat for Humanity Greater Boston
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Katie Theodoros - Manager of Construction Administration, Habitat for

Humanity Greater Boston
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Shannon McCormack - Associate Director of Homeowner Services, Habitat for

Humanity Greater Boston
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Robert Freni - Principal, Adaptiv Architecture and Planning
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Appendix 2: MOH Form Links- Project Summary
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Appendix 3: Statement of Proposer’s Qualifications Form
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Appendix 4: Construction Employment Statement Form

95



Appendix 5: MOH Form Links- Property Affidavit Form
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Appendix 6: MOH Form Links- Affidavit of Eligibility Form
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Appendix 7: Conflict of Interest Affidavit Form
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Appendix 8: MOH Form Links- Chapter 803 Disclosure Statement Form
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Appendix 9: MOH Form Links- Disclosure/Beneficial Interest Statement Form
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Appendix 10: City of Boston-Beneficiary Affidavit Form
Not Applicable

Appendix 11 : City of Boston- Beneficiaries of Assistance Form
Not Applicable

Appendix 12: Notice to Beneficiaries
Not Applicable
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Appendix 13: Housing Development Budget Form (If necessary)
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