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Course Description

This course examines how hybrid mass timber systems can support resilient multi-

family affordable housing. Attendees will review design and construction approaches 

used to meet high-performance building goals, including Zero Carbon Certification 

(by Living Future) and Passive House certification strategies, hybrid structural systems, 

panel optimization, acoustic assemblies, and coordination with local trades and project 

teams. The course will also examine how mass timber contributes to durability, biophilic 

design, healthy indoor environments, and reduced embodied carbon in residential 

construction. Through real-world project examples, participants will gain practical insight 

into applying mass timber systems to improve building performance and address the 

growing demand for sustainable workforce housing.



Learning Objectives

1. Examine how hybrid mass timber and conventional wood framing systems can be 

integrated to support structural performance, durability, fire protection, and occupant 

well-being in multi-family housing projects.

2. Discuss the sustainability benefits of mass timber, including embodied carbon reduction 

and life cycle impacts, and why it matters.

3. Evaluate how design approaches such as panel optimization, acoustic assemblies, and 

coordinated trade integration contribute to constructability, building performance, and 

occupant comfort.

4. Apply lessons from real-world workforce housing developments to support resilient, code-

compliant, and sustainable multi-family building design.



Cutler Development
www.cutlerdevelopment.com 

We develop projects that better neighborhoods, society, and the environment.

http://www.cutlerdevelopment.com/


Our Evolution With Mass Timber…

Star Lofts: 2024
• 20 units: 30%-80% AMI & 7000 SF retail
• Hybrid mass timber design
• Zero Carbon Certification (by ILFI)

Goldfinch Lofts: 2026 (projected)
• 30 units: 30%-80% AMI & 8000 SF retail
• Hybrid mass timber design
• Zero Carbon Certification (by ILFI)
• Passive House Certification (by Phius)

Junction Lofts: 2022
• 11 units: 30-80% AMI & 6500 SF retail
• Hybrid mass timber design



Junction Lofts
First mass timber apartments in Iowa

• 11 units: 30-80% AMI & 6500 SF retail

• Hybrid mass timber design



Star Lofts
First Zero Carbon certified apartments

• 20 units: 30-80% AMI & 7000 SF retail

• Hybrid mass timber design

• Zero Carbon Certification (by Living Future)



Goldfinch Lofts
First Zero Carbon certified LIHTC Funded apartments
First Passive House certified apartments in Iowa

• 30 units: 30-80% AMI & 9500 SF retail

• Hybrid mass timber design

• Zero Carbon Certification (by Living Future)

• Passive House Certification (by PHIUS)



Why Mass Timber? Our Top 5 Reasons 
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Source: Cutler Development (Star Lofts Project)

Why Mass Timber #1: Carbon Sequestration



Why Mass Timber #2: Healthy Forests



Why Mass Timber #3: Increased Durability



Why Mass Timber #4: Biophilic Design



Why Mass Timber #5: Increased Lease Rates



Net Zero: Our Strategy



• 10% reduction in embodied carbon (vs. concrete building in Des Moines)

• 25% reduction in operational carbon (vs. building at current Iowa energy code)

• 100% renewable offset of remaining embodied and operation carbon (15 years)

Net Zero: Certification
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Embodied Carbon Reduction

Largest Contributors:

• Mass Timber Structure

• Low-Carbon Concrete

• Exposed concrete and mass 
timber

Source: Cutler Development (Star Lofts Project)

Net Zero: Embodied Carbon Results



Operational Energy Reduction 

Data-Driven Process: 

• 200+ strategies evaluated; 65 chosen

• ⇧ curve = ⇧ energy reduction/dollar spent 

• Off-site solar to offset remainder

Source: Cutler Development (Star Lofts Project)

Net Zero: Operational Carbon Process



Net Zero: Operational Carbon Results

Relative Savings Distribution by Strategy

Source: MidAmerican CNC Willdan Star Lofts Report



Net Zero: Offsets



Net Zero: Further Reading



Net Zero: Next Iteration

Project Details

Low Income Housing Tax Credit Project

Living Future Zero Carbon Certification

PHIUS ZERO Certification

Completion (projected) November 2026



How to save on cost? Our top 5 strategies



How to save on cost #1: Hybrid Design



How to save on cost #2: Panel Layout & Thickness



How to save on cost #3: Sound Assembly



How to save on cost #4: Local Trades



How to save on cost #5: Utilize Support



Mass Timber as a dual solution…



Affordable Housing & Climate Change

Global Affordable Housing Availability Global CO2 Emissions by Sector



Thank you!
          www.cutlerdevelopment.com

  Scott Cutler: scott@cutlerdevelopment.com
  Molly Cutler: molly@cutlerdevelopment.com

This concludes The American Institute of Architects Continuing Education Systems Course.

http://www.cutlerdevelopment.com/
mailto:scott@cutlerdevelopment.com
mailto:molly@cutlerdevelopment.com
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