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MCCARTHY-TOWNE SCHOOL Page 1 of 5
BUILDING EVALUATION

DATA:

Address: Charter Road

Use: Elementary School
Site Area: 3.11 Acres
Zoning: R2

Construction Type: 3B

Use Group: E, A3

Gross Area: 54,371 Sq. Ft.
Built: ' 1920's

Additions: 1952, 1961, 1975.
Renovations: 1975, Reroofing 1982.
GENERAL DESCRIPTION:

The McCarthy-Towne School consists of : the Towne wing, built as the Acton High School in the
1920Q's, converted to an elementary school in the 1950's and renovated with the latest construction
in the 1970's: and the McCarthy wing, constructed as a series of additions from 1952 through 1975..
The additions are poorly laid out in relation to the site and to the existing building, and are, generally,
not well constructed. In addition, the renovation of the Towne wing in 1975 is without character and
of poor quality. The circulation through the building is linear due to the additive process of
construction. Classrooms are undersized, and the building has insufficient space for Art, Computer
lab, Multi-purpose, SPED, Kitchen, and Staff. Providing adequate space for these functions could
reduce the school’s capacity from the current 483 to 326. -

CURRENT CONDITIONS
Site:

Wetlands: Natural vegetative buffer (O 25 ft), no build (25-40 ft), and regulated
construction (40-100 ft) zones.

Ledge outcropping to north.

Building very close to property line and neighbors.

Car and bus prop-off combined, very tight, needs improvement.
Accessibility: Handicap parking, curb cuts have been provided.
Asphalt paving, asphalt curbs and walkways. Some repair required.
Expansion potential: very tight site. Some potential to north.

Good play areas near building, small soccer field and ball field.

]
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MCCARTHY-TOWNE SCHOOL Page 2 of 5
BUILDING EVALUATION
Parking for 39 cars (2 HC). Very tight.
Building Envelope:
Roof:

Adhered EPDM roof, applied in 1982, with an r=16.7 insulation value. Skylights in 1952,
1961 additions roofed over in 1982. Roof is too accessible - children climb up to retrieve

things. Some original metal framed skylights at Towne wing. Rot
Roof Edge/Fascia: ow? rl
Lead-coated copper roof edge. Painted wood fascia at 1952 1961 additions. (1

“Exterior Walls: . _
Brick walls, standard size brick at Towne building, and 1952, 1961 additions. Brick and
mortar need cleaning and repointing.

Painted wood siding at recent window infill, 1952 building
Stone copings capped with lead-coated copper at Towne building need cleaning, repair.
Split ribbed and smooth face concrete block at 1974 addition
Windows:
Bronze anodized replacement single-hung windows, with insulated glass at Towne.

Original wood frames at 1952 addition, about 60% filled in with wood studs and siding.
Wood awning windows with insul. glass. Approx. 30% of original single glazing remains.
Rotted wood sills.

Natural aluminum frames with single glazing, awning windows at 1961 addition.
Bronze anodized frames, single glazing, awning windows at 1975 addition.
Exterior doors:
Aluminum and glass entry units at Towne and 1975 addition.
Hollow metal and glass at 1952 addition.
Hollow metal service and secondary doors.
Building Interior:
Floors:
~ Rubber tile at entry., VCT at corridors, good condition.
Composition floor at gymnasium.
Ceramic mosaic at toilets in 1952 wing.
Epoxy floor at toilets in Towne building.
Walls:
Corridors: 1952, glazed structural tile, painted plaster above: painted brick at lobby 1961,
glazed structural tile. Towne building, first floor combination of painted brick, glazed
structural tile, and gyp. board: second floor gyp. board.
Classrooms: 1952, cmu, plywood, fiberboard panels at window wall: 1961, painted cmu.
Towne building, painted gyp. board, painted masonry.

The Office of Michael Rosenfeld, Inc, Architects 543 Massachusetts Avenue West Acton, MA 01720
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MCCARTHY-TOWNE SCHOOL Page 3 of 5
BUILDING EVALUATION
Cafeteria, natural finish plywood panels, painted cmu.

Totlet rooms: painted cmu.
Gymnasium, library: painted cmu.
Offices: painted plaster, painted gyp. board, wood panel.
Ceilings: ,
Typical (corridors, classrooms, offices, etc.) layin ACT. 1961 classrooms, wood deck,
ACT.
Gymnasium Media Center: natural finish wood deck. .
Window Treatment:
Fabric curtains at cafetorium. In fair condition.
Shades at classrooms. In fair condition.
Venetian blinds at offices. In fair condition.
Interior Doors and Hardware:

Doars are solid core woaod in pressed metal frames. Good condition in Towne wing, fair to
poor condition in McCarthy wing.

Pairs of corridor doors at both ends of McCarthy corridor with 36" leaf and 28" leaf. Good
condition.

Hardware is a mix of round knobs and lever handles.
MAAB - ADA:

Ramps are provided at change in floor elevation between McCarthy and Towne wings and at
Towne exit doors.

Hardware:

Mostly lever handles at Towne wing, mix of levers and knobs at McCarthy wing. Knobs
do not comply with MAAB/ADA. Lever handles required at all accessible locations.
Knurled knobs required at hazardous areas. Some hardware replacement required.

Interior doors:
Doors typically have adequate clearance.
Exterior Doors:
Typically 36" wide: stair doors to exterior 42" wide.

Main entry, pair of 36" doors, leading to two interior 35" doors, with a removable mullion.
Should be 36" min. clear. Pair of doors at opposite (south) side of main entry are 30" with
a removable mullion. Should be 36" min. clear.

Toilets:
McCarthy Wing:
Water closet seat height is 17": recommended height is 15" (max for k thru 3rd, min
for 4th thru 6th ).
Typical stall 36" by 60".
No HC stall provided.
The Office of Mich;el Rosenfeld, Inc., Architects 543 Massachusetts Avenue West Acton, MA 01720 @@ )
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MCCARTHY-TOWNE SCHOOL Page 4 of §
BUILDING EVALUATION

No grab bars are provided. Grab bar required for HC at 25" (20" to 25" for K thru 3,
25" to 27" for 4" thru 6")

Lavatory height is 24": current required clearance of 27", (max height of 30") cannot
be met. ‘

Typical urinal height is 24", current HC requirement is 15".

Student Toilets Room at Towne Wing, Second Floor:

One Boys’ and one Girls’ toilet, rooms are 60" wide by 72" deep. Door, 36" wide,
swings in , encroaches on required 42" clearance in front of toilet.

Water closet seat height is 17": recommended height is 15" (max for k thru 3rd, min
for 4th thru 6th ). Grab bar required at 25" (20" to 25" for K thru 3", 25" to 27" for -
4™ thru 6™). No grab bars are provided.

- Lavatory height is 27", HC lav at 33". Current requirement is 30" max, with a 27"
min clearance beneath.

Men’s and Women’s Toilet near entry, designated HC accessible:

One stall at each, 66" wide by 117" deep.
Water closet seat height is 19", current standard is 17" to 19".
Grab bars are provided at 35". Current standard is 33" to 36"

Lavatory height is 34", with a 31" clearance below. Current requirement is 30" max.,
with a 27" min. clearance.

One stall at Women’'s, 32" by 57", Water closet at 17".

One urinal at Men’s, at 16" height. Current standard is 17" max.

Building Code
Allowable Area:

Construction type is assumed to be Type 3B, (noncombustible/combustible, unprotected).
This assumes that the exterior bearing walls of the gymnasium and media center can

achieve a 2-hour fire rating..
Areas are as follows:

Total
Floor Area 41,603
Assembly Area (A3) 5,978
Percent of Total 14.4%

Based on 1997 Mass building code: Allowable Tabular area for Type 3B construction is 2s
follows: Since more than 10% of floor area is assembly, use tabular area of 8,400 sq ft for
Use Group A3 (assembly). Area increase for street or other open frontage = 150% [2% for
each percent of open perimeter over 25% = 2 (100-25)=150]. This yields a total allowable

floor area of 21,000, which is less than the actual floor area.

The Office of Michael Rosenfeld, Inc.,, Architects
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MCCARTHY-TOWNE SCHOOL Page S of 5
BUILDING EVALUATION
Calculations can be based on Use Group E (Education) if a two-hour fire separation exists
between assembly areas and educational areas. A review of construction documents shows
that currently no fire separation exists.

Alternatively, if a fire separation were provided at the gymnasium (carrying existing
masonry walls up to roof) 3,750 sq. ft. of assembly are would be removed from the first
floor of the main building, with 2,228 sq. ft. of assembly area remaining - less than 10%
of the remaining 37,853 sq. ft. The allowable area is then based on Use Group E, with a
tabular area of 14,400 sq. ft.: increase by 150% for open frontage, yielding an allowable
area of 36,000 sq. ft., still slightly less than the actual area.

Providing sprinklers throughout the building would allow an additional 200% increase of
tabular floor area. This yields an allowable area of 64,800 sq. ft.
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Abbood/Holloran Associates, Inc.
275 Wyman Street, Waltham, MA 02254

MCCARTHY-TOWNE ELEMENTARY SCHOOL

I

11

111

1.

PLUMBING

¢ Provide a new domestic cold water system throughout the entire building due

to the age and presence of lead solder within the existing system. This system
shall be fed from the new domestic water service. .
Provide a new domestic hot water supply and pumped hot water recirculation
system throughout the entire building due to the age and presence of lead
solder within the existing system. This system shall include a new gas fired
storage type water heater.

Provide a new hi-low mixing valve assembly.

Provide new plumbing fixtures where required. Fixture installation will be in
conformance with the Massachusetts Architectural Access Board and the
American with Disabilities Act (ADA), where fixtures are required to be
accessible. :

FIRE PROTECTION

HVAC

Provide a complete automatic wet sprinkler system throughout the entire
facility. The service entrance shall include a double check valve style backflow
preventer and wet alarm check valve assemblies. Below ceiling sprinkler
protection shall be provided throughout. Above ceiling sprinkler protection
shall be provided in areas of combustible construction. It is the intent to use the
City water pressure. The system shall connect to the provided on-site fire
service. A hydrant flow test shall be required on the street water main to
determine the available water pressure and volume.

No additional systems capacity.

Demolish both boiler plants and replace with new central gas fired hot water
boiler plant (two boilers each sized for 65% of load).

Replace steam distribution piping in McCarthy, reuse hot water piping in
Towne and Classroom addition and Gym in McCarthy.

Replace existing unit ventilators in existing to remain classrooms

Reuse exterior wall penetration for outdoor air requirement

Replace all existing exhaust fans for bathrooms and classrooms which remain.
Provide air conditioning for Media center and administration areas.

ELECTRICAL

Existing pad mounted service transformer located adjacent to Towne Building
is served from aenal primary campus distribution system.

Acton-Boxborough Regional Schools 24 November 1997
Descriptive Narrative - Mechanical/Electrical Systems ' Page 5



Abbood/Holloran Associates, Inc.
275 Wyman Street, Waltham, MA 02254

o Test existing transformer and replace if required.

« Majority of electrical power distribution equipment in poor condition. Replace
entire power distribution system. No capacity for expansion/addition.

e Majority of battery powered emergency egress lighting in poor condition.
Replace entire battery powered emergency lighting system.

e Fire Alarm automatic (smoke and heat) detection coverage is currently
inadequate per current codes for a partially sprinklered building. Consult with
local Fire Department to determine required modifications. Current codes
require 100% automatic detection coverage for partially sprinklered buildings.

* Fire Alarm indicating devices (horn/strobes) upgraded approximately two years
ago to meet ADA requirements. Selective demolition and replacement as
required to support program.

o Replace entire existing inoperable master clock system

e Replace entire existing Public Address/Intercom system with mtegrated
telephone/public address/intercom system consistent with High School and
Douglas Elementary School.

- Fluorescent lighting upgraded approximately 7 years ago through BECo
demand side management (rebate) program to Advance Hybrid (combination
electronic and magnetic) PowrKut Ballasts and T-12 energy saving lamps.

¢ Maintain existing lighting. Selective demolition and replacement as required to
support program. New fluorescent ballasts and lamps shall match existing.

¢ Maintain existing ADT security system in Library/Media Center. -

Acton-Boxborough Regional Schools 24 November 1997
Descriptive Narrative - Mechanical/Electrical Systems _ Page 6
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McCARTHY - TOWNE SCHOOL - ACTON -Structural Report

The interior and exterior of the school complex were observed and existing structural drawings
of the 1961 and 1975 additions were reviewed.

The original Towne School building is a two-story structure of exterior unreinforced masonry
bearing walls with interior steel beams and columns. The roof and floor framing are ordinary
wood joist construction. The foundation is concrete slab on grade with assumed spread
footings. The lateral resisting system Is the exterior bearing walls and interior stair walls.

The 1952 addition, by S. W. Haynes and Associates, is a one-story structure, basement of
unreinforced exterior masonry bearing walls and interior and exterior steel columns and
laminated wood beams. The roof framing is wood deck and some ordinary wood joist
construction. The foundation is concrete slab on grade with spread footings. The lateral

- resisting system is the exterior masonry bearing walls and intecior partitions. The building was
not designed for vertical expansion.

The 1962 addition by The Architects Collaborative, is a one-story structure with exterior and
interior masonry bearing walls and laminated wood beams. The roof framing is wood deck.
The foundation is concrete slab on grade with spread footinds. The lateral resisting system is
the exterior and interior bearing walls. The building was not designed for vertical expansion.

The 197S addition by Drcummey Rosane Anderson, Inc. is a one-story structure with exterior
unreinforced masonry bearing walls and interior steel columas with laminated wood beams.
The roof framing is wood deck with partial ordinary wood joist framing. The foundationis
concrete slab on grade with spread footings. The lateral resisting system is the exterior
bearing walls, The building was not designed for vertical expansion.

- The buildings showed no signs of distress that would indicate problems with the structural
framing or differential settlement in the foundation. The roof areas of the 1975 building,
adjacent to the high roof areas are subject to drifting snow loading and were designed to a
higher roof load, but should be checked with present day requirements. The unreinforced
exterior and interior bearing or shear walls are not in accordance with present code
requirements. The exterior of the original building is in need of repointing of the precast stone
columns, band course, corner, etc. and the steel lintels at the rear projections are in need of
replacement.
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McCARTHY - TOWNE SCHOOL - ACTON -STRUCTURAL REPORT
Page 2

Assuming no change in use and the cost of alterations exceeds 50% of the assessed valuation
of the building, the seismic category would be 2. - This requires the correction of special
earthquake hazards. In the original building, masonry walls requice tying to the roof and floor
framing and the roof parapet requires bracing. If the cost of alterations is less than fifty
percent of the assessed valuation, the seismic category would be 1 and no corrective work is
required. In both categories the lateral load resistance is not reduced. A change of use from
educational to business would be the same requirements.

In the 1952, 1962 and 1975 additions, the intefior and exterior walls require tying to the
building frame.

The 1975 addition exterior walls are of particular concern as to the high height-to-thickness
ratio and the resistance to wind loading additional bracing is required.

| Nettars'GNG7232\McCarthy Towne School Repont



o

1
hy - ‘r
Hos AN < WETLANDS SETBACK |
S T \ - i . 1
$ A _ . PATH Te ;‘\,/‘—\ 1
A A (O wergo_; N
. . ;. < \ - o —

@ (e, l_/’l\\:) /{&/ AN pe, . i

v o e AT .

B > ’: :
Q

e

-XL‘ \
NS \
- -

s
7/
7
4
7 -
St FreLpl T‘\ w
td . —
/ _
] - ¢
.

. Ty
N
- .

Q

\

0' SIDE

)
H

.
//,

McCarthy-Towne School — Site Analysis

Acton Public Schools / Acton-Boxborough Regional School D'istrictﬂ

AN

g%@\ksz}ma\s

-

. —

P

Acton & Boxborough, Massachusetts



Upper Floor Plan

McCarthy-Towne School
Acton Public Schools
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Acton Public Schools

OMR Project No. 9708.00
Maintenance Cost Analysis

vicCARTHY-TOWNE SCHOOL

/)"VIaLjW — d ”VLQ.,"
Ce eoniks Lol JLWQ

(1) maintenance
(no project)
(non-reimbursable)

(2) possible addition/substitution
if add/renov. is made
(reimbursable)

(3) combine
cols. (1) and (2)

Septic System

... 312,000

tieintonewsewer [

Exterior/Other Sitewor

panded parking

notincluded) |

$50,000

reinforce gym walls |

~$50,000

Exterior Envelope (vertical)

... $300,000

‘0) = Owner

Roof o 8105,000 3 newroof | $105,000
| 10370080 #4700k t0 $210,000

AAB/ADA Issues ~ $70,000+ elevator T (383,250
e ..$4500  signage Lo >~
_ $6,250  hardware 4 A B

B $2,500  grab bars, etc.

Interior Finishes $81,500  painting $340,500
: 850,000 patching (3% M.E.P.); T

e e $127,000 _ flooring
o $87,000  ceilings ]
Specialties and Equipment | 835,000 ) window treatment $50,000 |
815,000  chalk/white boards ) i

Kitchen $80,000 Colburn & Guyette incl. at left Colbum & Guyette $80,000

to $90,000 Replace worst kKit. to $90,000

in system
Mechanical $1,087,000  $20/sf all new $1,087,000
MAINCHTS.WK4 1



Acton Public Schools

OMR Project No. 9708.00
Maintenance Cost Analysis

micCARTHY-TOWNE SCHOOL

(1) maintenance (2) possible addition/substitution (3) combine
(no project) if add/renov. is made cols. (1) and (2)
(non-reimbursable) (reimbursable) ’
Sprinkler System ] 3108000 $2sf allmew i | . $108000

Electrical e 8435000 $8/sf all new e e $435,000

4 $158,000 Technology Plan (O)
 $29,300 telephone system (O)
569,400  video distr. & equip. |
$712,000  TVcomnections& |
accessories

P'hﬁﬁfd"

Technology
(incl. related electrical)

2] $201,000 OwnerSurvey (0) :| =~ =

Hazardous Materials
need X

SUB-TOTAL . $3,010,450 - $3,260,450
7 ~ral Contractor Mark-ups, $1,204,180 _$1,.304,180
v = ‘lt COSts and emrnns oncran mimee e e sra et et ns 1 - tressmeas et iesemg st s wem s somi i )

Contingencies (40%) S S e s e
SUB-TOTAL $4,214,630 o ~ 54,564,630
Reimbursable by State (63%) DNA A e, 32,875,717
TOTAL COST TO TOWN $4,214,630 $1,688,913

* under this scenario, column (1) work becomes reimbursable

Notes:
(1) Maintenance items have been identified by the Schoo! Department and by OMR and its consultants as a rcsult of conditions readily apparcnt dunng building assessment

site visits. .
(2) Items and costs marked (O) were provided by the School Department. ' o
(3) Reimbursement by the State needs to be negotiated and verified.
(4) All costs are ball-park figures based on prehmmary estimates which should be adjusted as the design is developed, for inflation and market conditions, and for separate

bidding and phasing of the project.
(5) Soft Costs and Contingencies include allowances for architectural and engineering fees, reimbursable expenses, clerk-of-the-works, and contingencies for latent conditions

and the preliminary nature of this document. These allowances must be adjusted as the design is developed.
(6) Not included in the above costs: a) operating costs related to faculty and staff salaries, materials and supplies; b) replacement furnishings;
¢) hazardous materials identification and remediation; d) sewage disposal costs; and ¢) food service upgrades.

(0) = Owner » MAINCHTS5.WK4
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ING DISTRICT: R-A
USE: HOUSING (INCLUDING LIVE=IN ARTIST STUDIOS)
PARKING: 10 UNITSx2 SPACES/UNIT=20 SPACES

MINIMUM LOT AREA: 100,005F
ACTUAL: 104,1445F

MINIMUM FRONTAGE: 200LF

LEASE~BACK ACTUAL: 396.25LF

... AREA: 62,618 SF

MINIMUM WIDTH: SOFT
FRONT YARD: 30FT
SIDE, REAR YARD: 10FT

OPEN SPACE: 35% REQUIRED
OPEN SPACE: 81% ACTUAL

FLOOR AREA RATIO: NO REQUIREMENTS
R-A )
DISTRICT *SPECIAL REQUIREMENTS:
- LEASE—BACK AGREEMENT
LAND TRANSFER FROM REGION TO TOWN (FRONTAGE)

Towne School - Site Investigation | - - ! June 20, 2001

b

Acton&BoxborOUgh, Massachusetts The Office of Michael Rosenfeld, Inc., {Architects (B
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Iease Area

A certain parcel of land situated in Acton, Middlesex County, Massachusetts, and being
shown as the “Lease Area” on a plan entitled “Towne Building Lease Area Plan of Land in Acton,
- Massachusetts (Middlesex County)” dated June 2, 2003, prepared by the Town of Acton
Engineering Department. Said property is bounded and described as follows:

Beginning at a plastic stake with a drill hole on the northerly side of Massachusetts Avenue (Route 111) at
the intersection with the easterly sideline of Charter Road (discontinued as a Town way in 1970), said point

being the southwesterly corner of the parcel to be described herein:

Thence, N 01° 23’ 30” W by the sideline of Charter Road as shown on said plan 176.62 feet
to a plastic stake with a drill hole;

Thence, in a northerly direction on a curve to the right with a radius of 20.00 feet, a distance
' 0f 30.94 feet to a plastic stake with a drill hole;

Thence, N 87° 15’ 21” E a distance of 42.94 feet to a plastic stake with a drill hole;

Thence, in an easterly direction on a curve to the right with a radius of 250.34 feet, a distance
of 128.01 feet to a plastic stake with a drill hole;

Thence, in a southeasterly direction on a curve to the left with a radius of 266.89 feet, a
distance of 95.14 feet to a plastic stake with a drill hole;

Thence, S 17°51° 00” W a distance of 223.43 feet to a plastic stake with a drill hole on the
northerly sideline of Massachusetts Avenue (Route 111);

Thence, N 71° 58’ 30” W along the northerly sideline of Massachusetts Avenue (Route 111)
a distance of 214.38 feet to the point of beginning.

Containing 1.23 acres (53,773 square feet) more or less, according to said plan.
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543 Massachusetts Avenue, West Acton, MA 01720
Phone: (978) 264-0160 Fux: (978) 266-1650  omr-architects.com

Zoning District: R-A

The only reason to rezone the property as R-A is to include market-rate multi-family dwelling as
a possible use. Note that a Comprehensive Permit would be a simpler, more flexible approach

for affordable multi-family dwelling.

Uses by right: Agriculture, Conservation, Single-family dwelling, Municipal, Educational, Religious, Child Care
Uses by permit: Recreation, Multi-family Dwelling, Nursing Home, Retirement, Assisted Living, Wireless
Communication, Bed & Breakfast

Regulation Requirement
Minimum Lot Area: 100,000 sf _
Minimum Frontage: 200 ft, except 150 ft for lots > 200,000 sf

Minimum Width: 50 ft, except 200 ft at nursing homes and retirement communities

Front Yard: 30 fi, except 60 ft at nursing homes, 45 ft at retirement communities

Side, Rear Yard: 10 ft, except 30 ft next to other residential districts, 60 ft at nursing homes, retirement communities
Open Space: 35%

Floor Area Ratio: No Regulation, except .30 at retirement communities, .20 at nursing homes, .10 at child care

Maximum Net Area: No Regulation, except 1000 sf at child care in residential districts

Special requirements to implement site plans shown here may include:
1. Leasing the Towne Building, when the Town of Acton retains ownership of the property.
2. Leasing playground land from a developer owned Towne Building site.
3. Transferring land at the corner of Route 27 from the Regional School District to the Town of
Acton in order to fulfill frontage requirements for the Parker Damon Building and Merriam

Building currently only available along Route 111.
4. Special Permit from the Board of Selectmen for multi-family dwelling in the R-A District.
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Acton Public Schools .
Acton-Boxborough Regional School District

February 6, 2001 REVISED FEBRUARY 9, 2001

To: Bill Ryan
From: David Lewek
Subject: Towne Building

I. Scope of Work Presently “owned” under contract with PJ Stella:

e Site Work New sidewalks to connect entry and exit doors to Twin School

sidewalks $ 7,000
e Masonry Close in existing connection to McCarthy § 5,000
¢ Grass seeding to areas disturbed by McCarthy demolition § 3,000
e Electrical Relocate master box and “Knox” box, relocate fire alarm control S 7/ c

panel and de-energize and make safe all existing feeders $ 12,000
e Provide new 4” service, remove existing and cap existing lines $ 10,000

II. Estimated costs to keep the Towne Building in place and make ready for
another use (costs not currently “owned” under Stella contract nor budgeted for in
Parker Damon Building Project Budget):

e Electrical/Mechanical/Communication System Rework $ 20,000
e Add Parking/Fence/Minimal Landscape

e Septic System Hook to Town Sewer

III. Estimated costs to demolish the Towne Building and create additional play
space (costs not currently “owned” under Stella contract nor budgeted for in
Parker Damon Project Budget):

e Asbestos/Hazardous Material Abatement
$100,000

Lo—




e Demolish Towne Building { $ 60,000 ‘
e Add Fill/Seed/Landscape/Fencing $ 40,



TOWN OF ACTON
P.O. Box 681
Acton, Massachusetts, 01720
Telephone (978) 2634776
Fax (978) 266-1408

Acton Community Housing Corporation
Nancy E, Tavernier, Chair

ACHC, Mass. Housing Partnership, Board of Selectmen, Town Manager

TO:
FROM: Nancy Tavernier
SUBJECT: Background material for Towne School feasibility study

DATE: February 12, 2002 -

Bob Whittlesey and | met with Superintendent of Schools Bill Ryan on 2/11/02 to gather
existing information on previous evaluations.on the Towne School building. Attached is a
package of the material for each participant in the 2/1 4/02 meeting with MHP and
interested parties.

The following is a list of miscellaneous items that we learned from Bill Ryan:

1.
2.

3.

All underground oil tanks have been removed and gas installed for heat.

There is a septic system in the front of the building but a connection to the sewers is
recommended and needs to be funded by the future users of the Towne building.
The Towne building is connected to the school's power grid and will be removed when
the building is vacated. Power will have to be installed for the building with its own
meter. This should probably happen immediately after it is vacated.

The School Committee would like to see the control of the land retained by the town so
would support a land lease arrangement. They would prefer to see the parking in the
front to maintain as much play space for the schools as possible. This is a logical
negotiating point.

A new curb cut from Rt. 111 as access to the Towne Building should be pursued.

The plans for demolishing the McCarthy School and the Library attached to the Towne
Building is scheduled to take place before the summer with the complete vacating of
the Towne building to be done by the end of the summer. The current plan is to move
the schools into the Twin School on March 15.

The estimated cost of demolishing the Towne School is $160,000, which included
$100,000 for asbestos and hazardous material abatement. If a citizens' petition results
in a call for a special town meeting, these funds would have to be appropriated out of
Free Cash.

This packet of information includes:

1.
2.

Building Evaluation report done in 12/97 by OMR
Floor Plan of Towne and McCarthy with the X-ed areas showing what will be
demolished.



. The Zoning study for the multi-family usage of the building showing parking
requirements if zoning is adhered to and not a comprehensive permit. The ACHC is
recommending a comp permit be used.

. Various costs to maintaining or demolishing the Towne Building

. A maintenance analysis that was done in 12/97 showing some needed repairs to both
McCarthy and Towne. Notable needs for Towne Schools are: sewer connection,
masonry repairs, elevator?, new mechanical, asbestos removal of perhaps floor tiles,
and new roof.



TOWN OF ACTON
P.O. Box 681
Acton, Massachusetts, 01720
Telephone (978) 263-4776
Fax (978) 266-1408

Acton Community Housing Corporation

Nancy E. Tavernier, Chair

Rita Farrell

Alice Wong

Massachusetts Housing Partnership Fund
2 Oliver St.

Boston, MA 02109

BY FAX | February 21, 2002

Dear Rita and Alice,

Thank you for meeting with the members of the Acton Community Housing Corporation on
February 14 to discuss the proposed housing development for the Towne School building in Acton.
The members of ACHC met this moming to develop a concept for you to use as a guideline for the
feasibility study of the project. We are anxious for the study to proceed quickly and have tried to
put as much definition as possible into the concept. We are specifically calling this a "concept”
because we recognize the findings in the feasibility study may dictate a different configuration of
units and/or income mix. We look forward to having future discussions that will fine-tune the
proposal into a workable and politically viable project.

Conceptual Guidelines

1.

Land lease arrangement with the length of the lease being a minimum of 50 years or whatever is
the most economically feasible time period.

100% Rental units. We need demonstrate that we have explored the ownership option and
would ask you to give a cursory examination of home ownership with a land lease and tell us
whether it is feasible or not. However, we do not wish to have you spend much time on that
option since our recommendation is for rental units, which allows for greater affordability range.

We would like the income configuration to be Mixed Income with:

® 50% of the units designated as Affordable
1/2 of those units for incomes up to 60% of median income
1/2 of those units for incomes up to 110% of median income

® 50% of the units to be rented at Market rates.

For the Unit Mix, éssuming 12 units we would like the following:
o 1 2 Bedroom Handicapped accessible unit
e 2 3 Bedroom units



o 2 1 Bedroom/Studio units

o 7 2 Bedroom units

e Any use of the unique spaces in the building for artist lofts or other creative options
e If space is available, we would like to have a community room included

5. Site Design
The building should be connected to the sewer system and betterments paid

Parking areas should be the minimum required and should be sited in the rear of the
building. We suggest the space currently occupied by the school library, to be removed.

e We wish to maximize the land area adjacent to the building for use by the schools as play
areas.

® We recommend access to the building from Charter Rd.

This is the timetable for the process that we recommend.

2/21/02 ACHC send recommendations to MHP and Board of Selectmen

2/28/02 Consultant will be selected and will begin the financial feasibility, prehmmary
architectural and programmatic design for Phase 1 of the project.

3/21/02 Consultant will submit a preliminary report to the ACHC and the Selectmen

3/28/02 Final report will be submitted to the Town

4/1/02 Findings will be presented to Town Meeting by BoS and ACHC

It is our understanding that MHP will submit a list of consultants to us for our review and
recommendation. We are prepared to call a special meeting for this purpose.

Again, thank you for your continued enthusiasm for our proposal. We are confident the town
meeting members will be satisfied with the level of information given to them so they can make an
informed decision.

We look forward to working with you.’

Sincerely,

Nancy E. Tavernier, Chair
Acton Community Housing Corporation

cc Board of Selectmen
Town Manager
ACHC
Acton School Committee



ACHC
3/28/2002
Report from Ed Marchant to- Nancy Tavernier via phone

Cell phone: 617-283-9685
Phone: 617-739-2543

Email sent on 3/28 to Nancy for ACHC only.
Good News

1. Building lends itself to adaptive reuse
2. Architect has scoped out 19 units from Studios to 3 BR
3. Efficiency ratio (net/gross ratio) is 78%

Bad News

1. Not many "gap" funders to support the market rate rents. (Gap is difference between

cost and income)

2. Alice and Ed put together a Sources and Uses Fund statement and are getting close to a
match.

3. Capital cost budget, he is comfortable with and has verified with others doing such
work. The bottom line is high but he has a good feel for it.

4. The tough part is finding the sources of funds. For underwriting assumptions, Ed used
8% conventional mortgage at 30 years. This does not produce a lot of sources based on
the level of net operating costs.

5. Many of he rents are low.

6. The expense numbers are OK but create a big gap that has to be filled through program
funds.

7. Creating a mixed income development is a big struggle.

Potential Sources of Funds

1. HOME, a federal program that allocates funds to Entitlement communities (Acton is
not one). But we can apply to the State for the funds and bypass that requirement.

Low HOME funds - have to have 5% of units at less than 50% AMI (annual median
income)

High HOME funds - ?
2. CDBG - Small cities grant program

3. MHP may help with a pilot program by MHFA, might be a match.



4. Affordable Housing Trust Fund
This is very tough to get because in huge demand but a good match.
Applications are scored, the lower the rents, the higher the score.

Presentation on Monday, April 1 1:30-3:30PM-

Likes to describe projects as yellow, green, red lights. He is trying to get this one to
blinking yellow turning to green. Is not there yet.-

He has to work all weekend to refine the numbers. No details until Monday.

The rents proposed in the narrative (spreadsheet) are matching to incomes that are pretty
high. .

Sheet 1 - plugged in units, income and rents WITHOUT utilities which may make the rents
look low.

Q/NEEDS FEEPBACK FR®M ACHC on what rents should be
‘Some of the units, e.g. 2 BR, are large and should get a good rent.
Needs Feedback also on the floor plans.

On Monday he will walk people through the entire study and does not want anything
circulating until Monday.
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Acton Housing Authority

From: Tavernier {tavern@ma.ultranet.com]

Sent:  Thursday, March 28, 2002 5:05 PM

To: bos@town.acton.ma.us; fincom@town.acton.ma.us; bryan@mail.ab.mec.edu; Jo-Ann M. Berry
Cc: achc@town.acton.ma.us

Subject: timing problem

I just got off the phone with the MHP consultant Ed Marchant and want to report to you all about the
report distribution timing. As you are all aware, Mr. Marchant was snatched from the middle of other
studies and responsibilities and had to hit the ground running less than 2 weeks ago to produce a
Feasibility Study on the reuse of the Town School for the April 2 town meeting. This is a very
complicated process but Mr. Marchand is one of the best in the field and we are confident we will get a
credible report in the end. It was never our desire to have such an important study be handled in such a
frenzied way but we had no choice given the circumstances.

Mr. Marchant has asked me to inform you that he will be fully prepared to do a "walk through" of all the
financials (the "guts" in his words) of the proposal at the Monday April 1 meeting already scheduled and
to which you have all been invited. Matching up the proposed unit and income mix with the funding

sources is the greatest challenge and takes careful examination of all the strings attached. These funding ,/

sources are highly competitive and in huge demand as the need for affordable housing escalates. He will
be working on the sources and uses statement all weekend.

He has found that the Building does lend itself to adaptive reuse and that he fully expects to make a
match between expenses and funding but is not quite there yet. He will not have these financial details
until Monday afternoon when he, the architect and MHP officials will attend the 1:30PM meeting at
town hall.

It was premature of me to promise a copy of the report on this Friday, I had not checked with the
consultant who had only just begun at that point. He was hired by MHP and not the town of Acton.

Thank you for your forbearance. We will look forward to hearing the report first hand on Monday at
1:30PM in room 204. I hope many of you can attend.

Nancy Tavernier

3/29/2002


mailto:tavern@ma.ultranet.com
mailto:bos@town.acton.ma.us
mailto:fincom@town.acton.ma.us
mailto:bryan@mail.ab.mec.edu
mailto:achc@town.acton.ma.us

02/25/2002 B5:82  978-266-1488 ACTON HOUSING ATY PAGE 81

@ool
, : : 74 MEP FUND
02 2808 ol 280 *1 3% EDWARD H MARCHANT 517 72% 9234 n2

S

EDWARD H. MARCHANT

| Edward H. Maréharn has been actively involved with the development, financing,
construction, end management of real estate over the past twenty-nine years, In addition
to his experiemce a3 a real estate developer and consultant, Mr. Marchant has been an
active real estate educator over the past twenty years.

As a Project Manager and then as Director of Davelopment at Greatsr Boston Community
Development, lm?(GBCD). Mr. Marchant worked from 1971-1980 with & wide range of
community-besed housing sponsors in the successful development of numerous affordable
housing projects. GBCD, & non-profit corporation and one of tha leading affordable housing
technical assistance firms in the country, is now known as The Community Buliders, Inc.
(TCB). Mr. Marchant served on its Board of Directors from 1885 to 1997 and ie currently
providing real estate consulting services to TCB on several of its comprehensive
naighborhood revitalization deveiopment projects,

As a Vice Presldent at Jonn M. Corcoran & Co, (Corcoran), a privete Boston real estate
developmant and management company, Mr. Marchant was responsible for inttiating real
estate projects and serving as a development project manager on those projacts that ha
initieted. As a dovelopment projest manager, Mr. Marchant was responsible for idantifying
suiteble sites and galning site comtrol, praparing feasibility studies, assembling development
teams, negotiating raquired zoning approvals, securing construction and permanent
financing, coordinating the design/econstruction procass, and establishing and monitering
marketing programs. Mr. Marchant's real estate deveiopment experience at Corcoran
included the developmant of residential, office, and R&D projects. One of his projects at
- Carcoran was tha rshabilitation of a 392 unit Baston public housing project now known as
Commonweaith Apartments. That project, ownad by the Boston Mousing Authority but

P”‘;";.?{.’ managed by Corcoran, was swarded an Urban Land Institute Award of Excelience
. l“ , .

In 1880 Mr. Marchant began working as an indepandent res| estate advisor. Clients have
inctuded a wide variety of private and puldic financial institutions and nonprofit and for-profit
pers. Representative assignments have included advising quasi-public agencies on
redevelopment planning and implementation for closing mili bases (Ft. Devens, MA;
Watertown, MA; and Bermuda), a mejor urban univarsity on the devaeiopment of a strategic
_rmmood revitaltzation plan (with TCB), a federal housing agencY on the
impl ntatlon of & public housing funding program for severely distressed public housing
projects, a non-profit on the development and financing of an assiatad-living facility, private

- land owners on structuring and negotiating joint venturs agresments for the development
of canventionslly financed remtal housing, and & private corporaticn on the valuation and
disposition strategy of @ major corporate real estate asset. In addition to his diract res|
sstate consuiting work, he has served as a court-appointed Trustee or Examiner for the
Office of the United States Trustes on four Chapter 11 bankruptey cases, including two
where the primary assots were rgal estate. Thess two cases included a mixed-use building
(retall and office) @and @ mobile home park. Creditors in the two cases in which Marchant
sorved as Chapter 11 Trustes recelvad a 100 cent and 129 cent on the dollar dividend

distribution reapectively. Mr. Marchant has also served as a real estate expert for the
United Statas Attormey, District of Massachusetts.

Jp————
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Sinee 1980, Mr. Marehant has been an Adjunct Lecturer in Public Policy at the Kennedy
School of Government, Harvard University, where he teaches courses on real astate
davelopment and finance and on the development, financing, and management of
affordebls housing. Mr. Marchent's courses at the Kennady School have consistently
been recognized through the Dean's program that acknowledges outstanding teaching.
Mr. Marchant also teaches a real estate firance and investment course at the Harvard
University Extension Sehaol whera he recelved the JoAnne Fussa Distinguished Teaching
Award In 1997. Mr, Marchant has participated as a facuity member in ssveral special
purpose educationsi programs offarad at Harvard, including tha Affordable Housing
Institute (Graduste Schoo! of Design, 1992-§rastﬂt), the HUD/CPD Community and
Eccnemic Development Inatitute (Kennedy School, 1998 and 1997), the Summer
Leadership institute (Harvard Divinity School, 1988-prasent) and the HUD-sponsorad
Community Builders Fellowship and Public Trust Officars training program (Kennedy
School, 1998-present), Mr. Marchan! has served since 1994 as an evahator for the
Innovations in American Governmant program, 8 program sponscred by the Ford
Foundation and administered by the Kennady School. Mr. Marchant was a ViEiting
Lacturar for the Spring 1993 and 1954 semesters in the D& mt of Urban Studles and
Pianning at the Messachusetts institute of Technology (MIT) whare he taught a housing
finance and development course. Mr. Marchant also designs and teaches corporate real
estata training programs, inciuding past programs for Copley Real Estate Advisors, the
City of Boston's Public Fucilites Departmant (now known as the Department of
Neighborhood Development), and The Community Builders, Inc.

A graguate of Comell University (A.B. Govemment 1968) and Harvard Businsss School

B.A 1870), Mr. Marchart is @ member of the Urban Land institute and a member and
mner Chairman of UL's Baston District Council Executive Committee,

Edward H. Marchant

EHM/Real Estate Advieor 7382
Nine Rawson Road nr—rggzmﬁf;
Brookiline, MA 02445-4507 somarchi@tinc. et

August 2000
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Marchant's SpecificExperience
with Massachusetts’ Comprehensive Permit Law (M.G.L.40B}

Mr. Marchant has had experience on both sidas of the Comprehsnaive Permit law—both as a
developer and as an independent advisor to Zoning Boards of Appeal.

As a davelopar with John M. Corcoran & Co., Mr. Marchant was the lead negotiator for a 220
wnit Comprehensive Permit, mixed-incoms rental development built in 1989 in Andover, MA.
Also, as e develapment advisor to The Community Builders, Inc. (TCB). Mr. Marchant recertly
served as the Iead negotiator for an 18 homa, mixed income, Local initiative Program,
Comprehensive Permit condominium developmaent now under construction in Weston, MA.

Funded by a grant from the Massechuselts Wousing Partnership Fund, Mr. Marchant recently
provided technical aasistancs to the Memrimac, MA Zoning Board of Appsals on the proposed
Cebbler's Brock 24 unit, mixed income, congominum development. A Comprehensive Permit
far this development was granted by the Merrimeae Zoning Board of Appeals on August 4, 2000
Alse, in March 200C, Mr. Marchent sarved as an indspendent “financial expert” advisor o the
Norwood, MA Zoning Board of Appeals on Norwoad Crossing, a proposed 142 unit
Comprehensive Permit, mixed income rental community to be developed under New England
Fund guidelines.

Mr. Marchant in August 2000 was retained by the Nantucket Zoning Board of Appeals to
provide tachnical assistancs {0 the town and its Zoning Board of Appeais on a newly proposed
57 unit, New England Fund, Comprshsnsive Permit condominium developmert The

Massschugetis Housing Partnership Fund has aiso funded thase services through its
Technical Assistance Fund.

Auguet 200



TOWN OF ACTON
P.O. Box 681
Acton, Massachusetts, 01720
Telephone (978) 263-4776
Fax (978) 266-1408

Acton Community Housing Corporation
Nancy E. Tavernier, Chair

Rita Farrell
Alice Wong
Massachusetts Housing Partnership Fund
2 Oliver St.
Boston, MA 02109
BY FAX February 21, 2002

Dear Rita and Alice,

Thank you for meeting with the members of the Acton Community Housing Corporation on
February 14 to discuss the proposed housing development for the Towne School building in Acton.
The members of ACHC met this morning to develop a concept for you to use as a guideline for the
feasibility study of the project. We are anxious for the study to proceed quickly and have tried to
put as much definition as possible into the concept. We are specifically calling this a "concept"
because we recognize the findings in the feasibility study may dictate a different configuration of
units and/or income mix. We look forward to having future discussions that will fine-tune the
proposal into a workable and politically viable project.

Conceptual Guidelines

1. Land lease arrangement with the length of the lease being a minimum of 50 years or whatever is
the most economically feasible time period.

2. 100% Rental units. We need to demonstrate that we have explored the ownership option and
would ask you to give a cursory examination of home ownership with a land lease and tell us
whether it is feasible or not. However, we do not wish to have you spend much time on that
option since our recommendation is for rental units.

3. We would like the income designation to be Mixed Income with:

® 50% of the units designated as Affordable
1/2 of those units for incomes up to 60% of median income
1/2 of those units for incomes up to 110% of median income

® 50% of the units to be rented at Market rates.

4. For the Unit Mix, assuming 12 units, we would like the following:
o |1 2 Bedroom Handicapped accessible unit
o 2 3 Bedroom units



2 1 Bedroom/Studio units

7 2 Bedroom units

Any use of the unique spaces in the building for artist lofts or other creative options
If space is available, we would like to have a community room included

5. Site Design
® The building should be connected to the sewer system and betterments paid

® Parking areas should be the minimum required and should be sited in the rear of the
building. We suggest the space currently occupied by the school library, to be removed.

® We wish to maximize the land area adjacent to the building for use by the schools as play
areas.

® We recommend access to the building from Charter Rd.

This is the timetable for the process that we recommend.

2/21/02 ACHC send recommendations to MHP and Board of Selectmen

2/28/02 Consultant will be selected and will begin the financial feasibility, preliminary
architectural and programmatic design for Phase 1 of the project.

3/21/02 Consultant will submit a preliminary report to the ACHC and the Selectmen

3/28/02 Final report will be submitted to the Town

4/1/02 Findings will be presented to Town Meeting by BoS and ACHC

It is our understanding that MHP will submit a list of consultants to us for our review and
recommendation. We are prepared to call a special meeting for this purpose.

Again, thank you for your continued enthusiasm for our proposal. We are confident the town
meeting members will be satisfied with the level of information given to them so they can make an
informed decision. We look forward to working with you.

Sincerely,

Nancy E. Tavernier, Chair
Acton Community Housing Corporation

cc Board of Selectmen
Town Manager
ACHC
Acton School Committee
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DEVELOPMENT FEASIBILITY ANALYSIS

ADAPTIVE REUSE OF THE TOWNE SCHOOL
ACTON, MA
FOR MIXED-INCOME HOUSING

Edward H. Marchant
EHM/Real Estate Advisor
Brookline, MA
and
Philip Hresko
Hresko Associates, Inc.
Boston, MA

March 29, 2002



I. BACKGROUND

The purpose of this report is to review the feasibility of developing mixed-income
housing through the adaptive reuse of the Towne School building in Acton, MA. Design
and construction cost analysis has been provided primarily by Philip Hresko of Hresko
Associates, Inc. of Boston, MA. Economic feasibility analysis has been provided "
primarily by Edward Marchant of EHM/Real Estate Advisors of Brookline, MA. Mr.
Hresko has had over 40 years of professional experience in the areas of construction,
planning and design with extensive experience in residential, commercial and
institutional rehabilitation projects. Mr. Marchant has had over 30 years of experience in
the development and financing of rental and for-sale mixed-income residential
developments.

Both Mr. Hresko and Mr. Marchant have inspected the site and the building and have
reviewed the McCarthy-Towne School Building Evaluation report prepared by The
Office of Michael Rosenfeld, Inc. (Rosenfeld) dated January 2, 1998 and The Towne
School Reuse Investigation report prepared by Rosenfeld (undated but with drawings
dated June 20, 2001).

Il. REAL ESTATE FUNDAMENTALS

Acton, MA is a desirable and strong market location. The building enjoys a high degree
of visibility from Route 111 (Massachusetts Avenue) and provides very convenient
access to Routes 2 and 495 as well as to Main Street. Recreational amenities are
provided nearby at the school complex. The building is in good condition, having been
operated until recently as a school. The building has an attractive and prominent front
facade that will be maintained. Assuming a “friendly” Comprehensive Permit is used,
zoning should not be an issue.

Older public schools are often likely candidates for successful residential reuse for the
following reasons:

» High quality original design and construction

> Large and continuous perimeter windows providing design flexibility and the
ability to satisfy residential light and ventilation code requirements

> High floor to ceiling heights providing design/construction flexibility

> Interior layouts that can easily be adapted for residential reuse given that the
classroom module is similar to a residential module

> A history of regular maintenance/capital improvements
> Sufficient land area to provide adequate parking, and
The Towne School

Adaptive Reuse Feasibility Study
March 29, 2002



» A positive and nostalgic marketing “image” within the community.

The Towne School benefits from each of these general positive characteristics and its
location in a very desirable community reinforces its suitability for adaptive residential
reuse.

Utilities, including even public sewer now, are avallable to the site. Convenlence retail
amenities are located nearby.

From a “real estate fundamentals” perspective, the site, building, and market conditions
are sound.

Ill. PRODUCT TYPE: FOR SALE OR RENTAL?

Given the Town'’s expressed preference to maintain long-term control over the property,
a rental housing use would provide the greatest opportunity to satisfy this long-term
control objective. The term of any ground lease must be acceptable to a permanent
lender; however, a minimum term of 50 years is likely to be acceptable. At the
termination of the lease term, the Town could control the property once again, if it
chooses to do so.

I1l. DESIGN FEASIBILITY

A schematic Site Plan and Floor Plans have been prepared by Hresko Associates, Inc.
and are included at the end of this report.

The Site Plan design provides access to the building and its parking area directly from
Route 111 (Massachusetts Avenue). The view of the handsome front facade of the
building remains intact without any parking spaces located directly in front of the
building. Separation from Charter Road and the road directly in back of the school has
been deliberately maintained to avoid any potential interference with school buses. The
Site Plan has been designed to preserve the maximize amount of space to the east of
the building for school play area use. A soccer field is shown on this area for illustrative
purposes only. The actual design and use of this area could be defined by the Town.
Depending on the final “economics” of the project, the Town might request in its
Request for Proposals that the designated developer make a contribution to the cost of
developing this potential play area. Any resulting adjacent play area that is developed
would be an attractive amenity for future residents of The Towne School.

The schematic Floor Plans indicate that 19 units offering a variety of unit sizes and
designs can be efficiently achieved and provide attractive housing for individuals and
families: :

» 4 - Studio apartments ranging in size from 415 to 522 net square feet
The Towne School 3
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» 4 - One Bedroom apartments ranging in size from 728 to 840 net square feet
(including one duplex unit)

> 9 - Two Bedroom apartments ranging in size from 874 to 1324 net square feet
(including one duplex unit), and ‘ '

» 2 — Three Bedroom apartments with 1008 net square feet each.

The percentage breakdown of unit types is: Studio (21%), One Bedroom (21%), Two
Bedroom (47%) and Three Bedroom (11%).

Two of the two bedroom units and both of the three bedroom units will be able to have
private yards. Handicap access will be provided at the Main Entry and at least one
apartment on the first floor will be designed to meet handicap requirements.

Total Net Square Footage of the 19 units is estimated to be 16,467 square feet. Total
Gross Square Footage of the building is estimated to be 21,056 square feet.

IV. ECONOMIC FEASIBILITY
Having confirmed that the “real estate fundamentals” are sound and having determined
that a reasonable site plan and floor plan design can be achieved, the next step in the
feasibility study analysis is to examine the economic feasibility of developing a mixed-
income rental residential at this property.
The tasks involved in reviewing economic feasibility are relatively straightforward:

> What will it cost to produce the housing? (Uses of Funds), and

» What funds will be available to pay for these costs? (Sources of Funds).

Uses of Funds

There are three major cost components within any real estate project: land, construction
costs (often referred to as “hard costs”) and development costs (often referred to as
“soft costs”). We have attempted to estimate these costs by providing a reasonable
range of the potential cost for each component based upon the preliminary design plan
and other available site, building and program information Our extensive prior
professional experience with similar projects has also informed these estimates.
However, it is important to understand that this is a preliminary analysis and that it is
never possible to determine actual costs until final plans and final program decisions are
made. If a decision is made to proceed with this project, program, capital cost, and
operating income, operating expense and debt service information will be refined
throughout each step in the development process, as is done in any real estate project.

A Uses of Funds table is included on the following page.

The Towne School 4
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Uses of Funds Statement

Cost Component

Estimated Total Cost

Estimated Cost Per
Residential Unit

Comments

Land

$0

$0

Land lease assumed. No front end or annual lease
payment to Town should be anticipated given likely
capital cost and operating cost limitations.

Construction Costs
(Hard Costs)

$2,000,320 - $2,105,600

$200,032-$210,560

350,000-$400,000

$2,550,352-$2,716,160

$105,280-$110,821

$10,528-$11,082
$18,421-$21,053

$134,229-$142,956

Based upon an estimated construction cost range of
$95 -$100 dollars per gross square foot of building
(Estimated 21,056 Gross Square Feet)

A 10% contingency has been included

In addition to these “building” costs, $350,000-$400,000
was included for Site Improvements, Environmental
Remediation, and Sewer/Water Hook-Up Fees

Subtotal Construction Costs

Development Costs
(Soft Costs)

$637,588-$679,040

$31,879-$33,952
$669,467-$712,992

-$33,557-$35,739

$1,678-$1,787
$35,235-$37,526

On a project of this type, Development Costs could be
estimated to be approximately 25% of Hard Costs.
Development Costs include such items as Architectural
and Engineering Fees, Surveys, Legal/Title & Recording
Fees, Appraisal/Market Study Reports, Financing Fees,

‘Insurance during Construction, Construction Loan

Interest, Project Management Fees, Initial Rent-Up, and
Cost Certification Fees.

A 5% contingency has been included

Subtotal Development Costs

TOTAL ASSET COST

. $3,219,819-$3,429,152

$169,464 - $180,482

The Towne School

Adaptive Reuse Feasibility Study

March 29, 2002




Sources of Funds

The feasibility challenge is to determine if there are adequate Sources of Funds to
match the Uses of Funds. The primary sources of funds for any affordable housing
development are:

> “Conventional Debt” financing based upon the project's ability to support such
debt through its generation of Net Operating Income, and

» “Gap Financing’ provided through a combination of available public affordable
housing subsidy programs.

A table outlining the potential Sources of Funds is included on the following page.

The Towne School
Adaptive Reuse Feasibility Study
March 29, 2002



Sources of Funds Statement

Type of Funding

Estimated Level
of Funding

Comments

Conventional Debt

$1,460,000

The level of debt financing achievable is directly related to the level of Net Operating Income (NOI) generated
by a project. NOl is the difference between Income and Operating Expenses. In other words, it's what's left
over after you deduct all Operating Expenses (inciuding a Replacement Reserve) from Income (Rent
Payments). Rent Payments are directly related to the proposed income mix assumptions. For this analysis,
we have assumed that the project will generally be designed to provide housing for individuals and families
with incomes ranging from 50%-100% of Area Median Income (AMI) with the possibility of serving individuals
or families with less than 50% of AMI through additional rental assistance subsidy programs. AMI is defined
annually by HUD. Acton, MA falls within the Boston-MA-NH PMSA and therefore the current FY 2002 Median
Family Income is $74,200. The general income range assumed to be served in this development is
approximately $35,000-$74,200, although a limited number of units will be available to lower income
individuals or families based upon funding subsidy requirements and/or the availability of rental assistance
subsidies. Rent levels, not including utilities, are assumed to range from approximately $800 for a Studio,
$950-31,100 for a One Bedroom, $800-$1400 for a Two Bedroom, and $950-$1,500 for a Three Bedroom.
Actual rents for persons holding a rental assistance certificate would be based upon 30% of individual/
household income. What appear to be discrepancies in the rent ranges listed above are actually attributable
to the targeted income guidelines and rent level limitations of the proposed Funding Gap programs. In
addition, in adaptive reuse projects, there is often a wide variety in unit sizes given the need to design within
the physical constraints of the building, resulting in individual unit pricing to reflect the particular
characteristics of a unit. Based upon the requirements of the Gap Financing programs listed, we would
anticipate Net Operating Income of approximately $150,000 after deducting a standard vacancy allowance
and estimated Operating Expenses/Replacement Reserve allowance of $4,200/unit with tenants paying
separately for utilities. Based upon underwriting guidelines of a likely permanent lender such as the
Massachusetts Housing Partnership Fund, we have assumed that the project could support a conventional
loan of approximately $1,460,000.

Gap Financing

$1,969,152

$950,000 from the Massachusetts Affordable Housing Trust Fund

$500,000 from the Community Development Block Grant Program (CDBG) administered by the Department
of Housing and Community Development through its Community Development Funds Il program.

$519,152 from the Department of Housing and Community Development/Massachusetts Partnership Fund
Pilot Program ( HO M g

TOTAL

$3,429,152

The Towne Schootl
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V. CONCLUSION

The combination of Debt Financing and Gap Financing outlined above provides
Sources of Funds that match the Uses of Funds outlined earlier and therefore creates
the potential for an economicaily feasible development. Securing the indicated Gap
Financing funds is never a simple task; but it is a standard procedure for all successful
affordable housing developments. Given the demand for affordable housing throughout
the Commonwealth and the relatively low supply of funding for these programs,
competition for many of these funds is intense. However, our experience has been that
projects with strong “real estate fundamentals”, active community support, and a
competent development team almost always manage to secure the necessary Gap
Financing.

Very few locally supported mixed-income developments offering quality family housing
have been proposed in higher income suburban communities such as Acton. As such
the reuse of The Towne School will enjoy a competitive advantage in that subsidizing
agencies and lenders welcome the opportunity to reward local initiatives that will
produce family affordable housing. Moreover, the overall scale of the development is
relatively small—and thereby the absolute dollars of subsidy are relatively small. If this
were a 100-150 unit development, the absolute dollars of subsidy required would be so
high that we would not be as comfortable suggesting that the necessary gap funding
could be achieved.

In conclusion, based upon our preliminary analysis, we feel that the adaptive reuse of
The Towne School for a mixed-income, rental residential development is feasible from
both a design and financial perspective.

The Towne School ’ 8 ’
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January 30, 2002

Clark Ziegler q/ W
{

Executive Director |
Massachusetts Housing Partnership Fund }
2 Oliver Street

Boston, MA 02109

Dear Mr. Ziegler:

The Acton Community Housing Corporation, a Town Board appointed by the
Board of Selectmen, has as its mission increasing the supply of affordable
housing in the town. As stated in the Board of Selectmen’s letter of January 28,
2002, a school building ( the Towne School ) has been turned over to the Town
and the Board of Selectmen, as described in their letter, have voted unanimously
to give a first priority to converting the School to affordable housing. The Board
has also authorized ACHC , in conjunction with the town’s staff, to investigate
the feasibility of converting the school to affordable housing and to make
recommendations about a development program and how it might be
accomplished.

We understand that the Massachusetts Housing Partnership Fund has resources
for providing technical assistance for a feasibility study. We see our task as
including the preparation of a development plan including preliminary
architectural plans, environmental review and site plan, cost estimates, and a
determination of financial feasibility and sources of funding. We also seek
recommendations about how any required state and federal approvals might be
obtained and assistance in the preparation of a draft Request for Proposals
pursuant to which a developers might be selected.

ACHA is prepared to work closely with MHP in selecting and approving
consultants and in working with the consultants. We will assist in coordinating
MHP’s work and that of its consultants with the various town departments and
other interested groups. ACHC is proceeding to review housing needs, establish
housing goals and alternatives housing schemes, gather in conjunction with town
staff available information about the building and site, and setting up procedures
for informing the Board of Selectmen, Town Manager, and departments of the
town as work proceeds. '

The Town has asked for an early meeting at which we can discuss possible
funding sources of technical assistance and how MHP might provide it. We look
forwards to your favorable consideration of the Town’s request and working with
you on this important affordable housing effort.



January 28, 2002

Mr. Clark Ziegler
Executive Director
Massachusetts housing Partnership
2 Oliver Street
- Boston, MA 02109

Dear Mr. Ziegler:

The Acton Selectmen are writing Massachusetts Housing Partnership (MHP) to request
technical assistance for the Town to conduct a feasibility study for the development of
affordable housing in the historic Towne School.

At the Annual Town Meeting held in April of 2001 the Town’s people voted to transfer
the Towne School from the school department to the Town. The Town was then to decide
the best possible use for the school. Over the past several months the Towne School
Reuse Committee whose members represented the Planning Board, Finance Committee,
Selectmen, Town Manager, Historic District Commission, Acton Housing Authority,
Acton Community Housing Corporation (ACHC), and the Acton School Committee met
several times to explore the best possible use for the school. On Monday, January 14" the
Town Reuse Committee made its recommendation to the Acton Selectmen to pursue the

~development of affordable housing for the building. The Selectmen voted unanimously to
approve affordable housing as its first priority for the reuse of the Towne School and to
authorize the Acton Community Housing Corporation to investigate with the assistance
of Town staff, the feasibility of developing the Towne School for affordable housing.

Over the years the Town of Acton has strived to increase its affordable housing stock.
The reuse of the Towne School for affordable housing would be an excellent opportunity
to add additional affordable housing to the Town’s stock. Although the Town has
determined the best possible use for the Towne School is to develop affordable housing,
the Town does not have the expertise or the staff to adequately design and plan the
building. For these reasons the Town is seeking MHP’s technical assistance. Several
months ago the ACHC members, the Town Manager and two of the Acton Selectmen
met with Rita Farrell and ‘Alice Wong from MHP to explore possible funding sources if
the Town determined that the best use was for the development of affordable housing,
Now that the Town has made that determination we would like to meet with them agam
~and actively pursue the availability of MHP's funding for techmcal assistance.

The Selectmen appreciate any assistance that your office can provide the Town. If you
have any questions regarding this request, please do not hesitate to contact Don Johnson,

the Town Manager.

Sincerely,



