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NESSERALLA & COMPANY, LLC 
 

      A Public Accounting Firm  
 
Telephone 603-369-3812                                                                                           accountants@nesscocpa.com                               

 
 
 

Independent Auditors' Report 
 
 

To the Members of 
Towne School Limited Partnership 
Lowell, Massachusetts 
 
Project Name:  Old High School Commons 

 
We have examined the accompanying Schedule of Actual and Budgeted Development Costs, Schedule of 
Total Chapter 40B Maximum Allowable Developer Fee and Overhead, Total Chapter 40B Project Development 
Costs, and Schedule Showing Calculation of Owner’s Equity under Chapter 40B of Towne School Limited 
Partnership as of September 30, 2012 (hereinafter referred to as the “Schedules”).  These Schedules are the 
responsibility of management of Towne School Limited Partnership.  Our responsibility is to express an 
opinion on the Schedules based on our examination. 
 
Our examination was conducted in accordance with attestation standards established by the American 
Institute of Certified Public Accountants and, accordingly, included examining, on a test basis, evidence 
supporting the Schedules and performing such other procedures as we considered necessary in the 
circumstances.  We believe that our examination provides a reasonable basis for our opinion. 
 
As described in Note 1, the Schedules were prepared in conformity with the accounting practices prescribed 
by the requirements of the Inter-Agency 40B Rental Cost Certification Guidance for Owners, Certified Public 
Accountants, and Municipalities (the “Guidance”). 
 
Related Parties have been disclosed in the accompanying schedule and notes. 
 
In our opinion, the Schedules present fairly, in all material respects, the Chapter 40B Maximum Allowable 
Developer Fee and Overhead, Total Chapter 40B Project Development Costs and Calculation of Owner’s 
Equity under Chapter 40B of Towne School Limited Partnership as of September 30, 2012, in conformity with 
the Guidance. 
 
This report is intended solely for the information and use of the owners of Towne School Limited Partnership, 
Massachusetts Department of Housing and Community Development, and the City/Town of Acton and is not 
intended to be and should not be used by anyone other than these specified parties. 
 
 
 

Nesseralla & Company, LLC 
Manchester, New Hampshire  
May 21, 2013 
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497 Hooksett Road        Manchester, New Hampshire 03104



DEVELOPMENT NAME:    OLD HIGH SCHOOL COMMONS Street Address: 3 CHARTER ROAD

DEVELOPMENT ENTITY:    TOWNE SCHOOL LIMITED PARTNERSHIP City or Town ACTON, MA

Project No. MA12-10107 Total No. of Units: 15

Gross Residential Sq. Ft.: 21056 Affordable Unit Percentage: 100.00%

Time Period Covered: 9/16/2008 - 9/30/2012

Date of this Report: 9/30/2012

Prepared by: NESSERALLA & COMPANY, LLC

Name and Title

a. b. c. d. e

b + c a - d

160 $1,698,000

Acquisition Costs

161 Acquisition:  Land $27,500 $27,500 $0 $27,500 $0

162 Acquisition:  Building $0 $0 $0 $0 $0

163 Subtotal -- Acquisition Costs $27,500 $27,500 $0 $27,500 $0

Construction  Costs -- Structural

164 Direct Construction $2,202,100 $2,483,507 $388,232 $2,871,739 ($669,639)

165 Contingency $322,090 $0 $0 $0 $322,090

Sub-Total -- Building Structure Costs $2,524,190 $2,483,507 $388,232 $2,871,739 ($347,549)

Total ACTUAL Structural Building Cost per Residential Unit: $191,449 

Total ACTUAL Structural Building Cost per Gross Residential Sq. Ft.: $136 

Construction Costs -- Site Work

144 Earth Work $32,025 $37,590 $0 $37,590 ($5,565)

145 Site Utilities $116,000 $0 $0 $0 $116,000

146 Roads & Walks $0 $0 $0 $0 $0

147 Site Improvement $30,000 $94,221 $0 $94,221 ($64,221)

148 Lawns & Planting $40,000 $47,044 $38,038 $85,082 ($45,082)

149 Geotechnical Conditions $0 $0 $0 $0 $0

150 Environmental Remediation $85,000 $0 $0 $0 $85,000

151 Demolition $150,000 $0 $0 $0 $150,000

152 Unusual Site Cond $0 $0 $0 $0 $0

153 Subtotal -- Site Work $453,025 $178,855 $38,038 $216,893 $236,132

Subtotal -- Total Improvement Costs (Structural + Sitework)
$2,977,215 $2,662,362 $426,270 $3,088,632 ($111,417)

Construction Costs -- General Conditions and Builders Overhead & Profit

155 General Conditions $335,809 $122,743 $2,680 $125,423 $210,386

ACTUAL General Conditions Percent: 4.1%

157 Builders Overhead $48,175 $0 $0 $0 $48,175

ACTUAL Builders Overhead Percent: 0.0%

158 Builders Profit $181,791 $295,175 $9,201 $304,376 ($122,585)

ACTUAL Builders Profit Percent: 9.9%

$565,775 $417,918 $11,881 $429,799 $135,976

166 TOTAL Construction Costs $3,542,990 $3,080,280 $438,151 $3,518,431 $24,559

Total ACTUAL Total Construction Costs per Residential Unit: $234,562 

Total ACTUAL Total Construction Costs per Gross Residential Sq. Ft.: $167 

a. b. c. d. e

b + c a - d

General Development Costs

167 Architecture and Engineering $183,234 $195,534 $6,404 $201,938 ($18,704)

168 Survey, Permits, Etc. $47,570 $11,312 $0 $11,312 $36,258

169 Clerk of the Works $0 $60,728 $0 $60,728 ($60,728)

170 Environmental Engineer $10,000 $54,466 $0 $54,466 ($44,466)

171 Bond Premium $0 $48,167 $0 $48,167 ($48,167)

172 Legal $160,000 $224,336 $443 $224,779 ($64,779)

173 Title and Recording $35,000 $12,918 $0 $12,918 $22,082

174 Accounting and Cost Certification (Incl. 40B) $47,500 $4,447 $12,225 $16,672 $30,828

175 Marketing and Rent-Up $40,400 $48,940 $7,812 $56,752 ($16,352)

176 Real Estate Taxes $4,500 $2,196 $0 $2,196 $2,304

177 Insurance $120,000 $54,275 $0 $54,275 $65,725

178 Relocation $0 $0 $0 $0 $0

179 Appraisal and Market Study $20,000 $10,250 $0 $10,250 $9,750

180 Security $0 $0 $0 $0 $0

181 Construction Loan Interest $130,000 $72,698 $6,106 $78,804 $51,196

182 Inspecting Engineer $20,000 $19,114 $1,306 $20,420 ($420)

183 Fees to: Historic Consultant $20,000 $14,930 $3,606 $18,536 $1,464

184 Fees to: Municipal Water & Sewer Fee $172,070 $174,882 $0 $174,882 ($2,812)

185 MIP $0 $0 $0 $0 $0

186 Tax Credit Fees $0 $22,914 $18,738 $41,652 ($41,652)

187 Letter of Credit Fees $25,000 $6,375 $0 $6,375 $18,625

188 Other Financing Fees $0 $0 $0 $0 $0

189 Development Consultant $85,000 $60,000 $25,000 $85,000 $0

190 Other Consultants: MHIC Syndication Costs $35,000 $0 $0 $0 $35,000

190 Other Consultants: MHIC Interest $20,500 $0 $0 $0 $20,500

191 Syndication Costs $0 $0 $0 $0 $0

192 Soft Cost Contingency $117,706 $18,929 $0 $18,929 $98,777

Cash - Development Account $0 $19,318 ($19,318) $0 $0

193 $1,293,480 $1,136,729 $62,322 $1,199,051 $94,429

194 $4,863,970 $4,244,509 $500,473 $4,744,982 $118,988

TOTAL ACTUAL Development Costs (without fees and reserves) per Res. Unit: $316,332 

TOTAL ACTUAL Development Costs (without fees and reserves) per Gross Res. Sq.Ft.: $225.35 

USES OF FUNDS Special Data
Final Approved 

Budget

Actual Costs Paid 

or Incurred to Date

*  NOTE:  At its sole discretion, the Subsidizing Agency may require line item detail  for structural building costs as listed on the separate cost breakdown tab.

Subtotal -- General Conditions and Builders Overhead & Profit

Subtotal -- General Development Costs

Special Data
Final Approved 

Budget
(Over)/Under 

Budget

ATTACHMENT A-1 -- SCHEDULE of ACTUAL and BUDGETED DEVELOPMENT SOURCES AND USES 

(40B Developments with Tax-Credits)

Actual Costs Paid 

or Incurred to Date
USES OF FUNDS

TOWNE SCHOOL LIMITED PARTNERSHIP

DHCD; MassHousing; MassDevelopment; MHP

(Numbering Per Section 3 of the OneStop 2000 v1.19)

Subtotal -- Total Development Costs not including Developer Fee, Developer Overhead or Capitalized Reserves

Company or Organization Represented

Accounts Payable 

Balances Total Actual Costs
(Over)/Under 

Budget

One-Stop 

Reference No.

Pre-Permit Land Value for 40B Limited Dividend (to be inserted by developer's accountant).  This is shown for 40B purposes; it is not 

part of Calculations in this Attachment A-1, but is used in Max Fee and Adjusted TDC calculations on Attachments B and C.  See 

definition on the Pre-Permit Land Value Definition tab.

One-Stop 

Reference No.

Accounts Payable 

Balances Total Actual Costs



a. b. c. d. e

b + c a - d

Developer Overhead and Fee

196 Developer Overhead $282,654 $248,718 $27,514 $276,232 $6,422

197 Developer Fee $282,654 $0 $276,233 $276,233 $6,421

Subtotal -- Developer Overhead & Fee $565,308 $248,718 $303,747 $552,465 $12,843

Developer Overhead & Fee Percent (of Line 194): 11.62% 60.69% 11.64%

Capitalized Reserves

209 Development Reserves $0 $0 $0 $0 $0

210 Initial Rent-Up Reserves $71,624 $72,994 $0 $72,994 ($1,370)

211 Operating Reserves $71,624 $0 $72,994 $72,994 ($1,370)

212 Net Worth Account $0 $0 $0 $0 $0

213 Other Capitalized Reserves $95,000 $0 $95,000 $95,000 $0

214 Subtotal -- Capitalized Reserves $238,248 $72,994 $167,994 $240,988 ($2,740)

198 $5,667,526 $4,566,221 $972,214 $5,538,435 $129,091

TOTAL ACTUAL Development Costs (including fees and reserves) per Res. Unit: $369,229 

TOTAL ACTUAL Development Costs (including fees and reserves) per Gross Res. Sq. Ft.: $263.03 

Total Actual Costs
(Over)/Under 

Budget

One-Stop 

Reference No.
Special Data

Final Approved 

Budget

Actual Costs Paid 

or Incurred to Date

Accounts Payable 

Balances
USES OF FUNDS

TOTAL DEVELOPMENT COSTS, including Developer Fee & Overhead and Capitalized Reserves



DEVELOPMENT NAME:    OLD HIGH SCHOOL COMMONS Street Address: 3 CHARTER ROAD

DEVELOPMENT ENTITY:    TOWNE SCHOOL LIMITED PARTNERSHIP City or Town ACTON, MA

Project No. MA12-10107 Total No. of Units: 15

Gross Residential Sq. Ft.: 21056 Affordable Unit Percentage: 100%

Time Period Covered: 9/16/2008 - 9/30/2012

Date of this Report: 9/30/2012

Prepared by: NESSERALLA & COMPANY, LLC

Name and Title

a. b. c. d. e

Final b + c a - d

Approved
(Over)/Under 

Budget

Budget Budget

Private Equity

81 Owner's Cash Equity $0 $100 $0 $100 ($100)

82 Tax Credit Equity (Net) $2,940,806 $1,586,008 $1,277,340 $2,863,348 $77,458

83 Developer Fee/Overhead Contributed or Loaned $83,720 $0 $0 $0 $83,720

84 Other Source:  Massachusetts Historic Tax Credit (Net) $738,000 $0 $766,565 $766,565 ($28,565)

Sub-Total -- Private Equity $3,762,526 $1,586,108 $2,043,905 $3,630,013 $132,513

Public Equity

85 HOME Funds, as Grant $0 $0 $0 $0 $0

86 Grant: $0 $0 $0 $0 $0

87 Grant: $0 $0 $0 $0 $0

88 Sub-Total -- Public Equity $0 $0 $0 $0 $0

Subordinate Debt

89 HOME Funds - DHCD $0 $0 $0 $0 $0

90 HOME Funds - Local $0 $0 $0 $0 $0

91 DHCD - HOME $675,000 $50,631 $614,569 $665,200 $9,800

92 DHCD - Afford Housing Trust $630,000 $630,000 ($9,147) $620,853 $9,147

93 DHCD - Community Based Housing $300,000 $285,000 $10,644 $295,644 $4,356

Construction Note Payable $0 $1,668,435 ($1,668,435) $0 $0

Sponsor Loan $300,000 $300,000 $0 $300,000 $0

Utility Rebates $0 $26,725 $0 $26,725 ($26,725)

Deferred Interest $0 $0 $0 $0 $0

Intercompany Payable - CGDC $0 $19,322 ($19,322) $0 $0

Accrued Development Costs $0 $0 $0 $0 $0

94 Sub-Total -- Subordinate Debt $1,905,000 $2,980,113 ($1,071,691) $1,908,422 ($3,422)

Permanent Debt (Senior):

95 - 96 MassHousing Loan $0 $0 $0 $0 $0

97 MHP Fund Permanent Loan $0 $0 $0 $0 $0

98 Other Permanent Senior Mortgage $0 $0 $0 $0 $0

99 Other Permanent Senior Mortgage $0 $0 $0 $0 $0

100 Sub-Total -- Permanent Debt (Senior) $0 $0 $0 $0 $0

101 TOTAL PERMANENT SOURCES: $5,667,526 $4,566,221 $972,214 $5,538,435 $129,091

SOURCES OF FUNDS Total Actual 

Sources

Company or Organization Represented

DHCD; MassHousing; MassDevelopment; MHP

ATTACHMENT A-1 -- SCHEDULE of ACTUAL and BUDGETED DEVELOPMENT SOURCES AND USES 

(40B Developments with Tax-Credits)

(Numbering Per Section 3 of the OneStop 2000 v1.19)

TOWNE SCHOOL LIMITED PARTNERSHIP

Actual Sources 

Invested/Paid In to 

Date

Accounts 

Receivable Balances



DEVELOPMENT NAME:    OLD HIGH SCHOOL COMMONS Street Address: 3 CHARTER ROAD

DEVELOPMENT ENTITY:    TOWNE SCHOOL LIMITED PARTNERSHIP City or Town ACTON, MA

Project No. MA12-10107 Total No. of Units: 15

Gross Residential Sq. Ft.: 21056 Affordable Unit Percentage: 100%

Time Period Covered: 9/16/2008 - 9/30/2012

Date of this Report: 9/30/2012

Prepared by: NESSERALLA & COMPANY, LLC

Name and Title

a. b. c. d. e. f.

(sum of a thru e)

Acquisition Costs

161 Acquisition:  Land $0 $0 $0 $27,500 $0 $27,500

162 Acquisition:  Building $0 $0 $0 $0 $0 $0

163 Subtotal -- Acquisition Costs $0 $0 $0 $27,500 $0 $27,500

Construction  Costs -- Structural

164 Building Structure Costs* $0 $0 $2,871,739 $0 $0 $2,871,739

165 Contingency $0 $0 $0 $0 $0 $0

166 Sub-Total -- Building Structure Costs $0 $0 $2,871,739 $0 $0 $2,871,739

Construction Costs -- Site Work

144 Earth Work $0 $0 $37,590 $0 $0 $37,590

145 Site Utilities $0 $0 $0 $0 $0 $0

146 Roads & Walks $0 $0 $0 $0 $0 $0

147 Site Improvement $0 $0 $94,221 $0 $0 $94,221

148 Lawns & Planting $0 $0 $85,082 $0 $0 $85,082

149 Geotechnical Conditions $0 $0 $0 $0 $0 $0

150 Environmental Remediation $0 $0 $0 $0 $0 $0

151 Demolition $0 $0 $0 $0 $0 $0

152 Unusual Site Cond $0 $0 $0 $0 $0 $0

153 Subtotal -- Site Work $0 $0 $216,893 $0 $0 $216,893

154 $0 $0 $3,088,632 $0 $0 $3,088,632

Construction Costs -- General Conditions and Builders Overhead & Profit

155 General Conditions $0 $0 $125,423 $0 $0 $125,423

157 Builders Overhead $0 $0 $0 $0 $0 $0

158 Builders Profit $0 $0 $304,376 $0 $0 $304,376

$0 $0 $429,799 $0 $0 $429,799

159 TOTAL Construction Costs $0 $0 $3,518,431 $0 $0 $3,518,431

a. b. c. d. e f

(sum of a thru e)

General Development Costs

167 Architecture and Engineering $0 $0 $201,938 $0 $0 $201,938

168 Survey and Permits $0 $0 $11,312 $0 $0 $11,312

169 Clerk of the Works $0 $0 $60,728 $0 $0 $60,728

170 Environmental Engineer $0 $0 $54,466 $0 $0 $54,466

171 Bond Premium $0 $0 $48,167 $0 $0 $48,167

172 Legal $54,388 $0 $88,261 $18,573 $63,557 $224,779

173 Title and Recording $0 $0 $12,918 $0 $0 $12,918

174 Accounting and Cost Certification (Incl. 40B) $0 $0 $16,672 $0 $0 $16,672

175 Marketing and Rent-Up $0 $0 $0 $56,752 $0 $56,752

176 Real Estate Taxes $0 $0 $2,196 $0 $0 $2,196

177 Insurance $0 $0 $28,275 $0 $26,000 $54,275

178 Relocation $0 $0 $0 $0 $0 $0

179 Appraisal $0 $0 $10,250 $0 $0 $10,250

180 Security $0 $0 $0 $0 $0 $0

181 Construction Loan Interest $0 $0 $57,050 $21,754 $0 $78,804

182 Inspecting Engineer $0 $0 $20,420 $0 $0 $20,420

183 Fees to: Historic Consultant $0 $0 $18,536 $0 $0 $18,536

184 Fees to: Municipal Water & Sewer Fee $0 $0 $174,882 $0 $0 $174,882

185 MIP $0 $0 $0 $0 $0 $0

186 Tax Credit Fees $0 $0 $0 $41,652 $0 $41,652

187 Letter of Credit Fees $0 $0 $6,375 $0 $0 $6,375

188 Other Financing Fees $0 $0 $0 $0 $0 $0

189 Development Consultant $0 $0 $85,000 $0 $0 $85,000

190 Other Consultants: MHIC Syndication Costs $0 $0 $0 $0 $0 $0

190 Other Consultants: MHIC Interest $0 $0 $0 $0 $0 $0

191 Syndication Costs $0 $0 $0 $0 $0 $0

192 Soft Cost Contingency $0 $0 $18,929 $0 $0 $18,929

Cash - Development Account $0 $0 $0 $0 $0 $0

193 $54,388 $0 $916,375 $138,731 $89,557 $1,199,051

194 $54,388 $0 $4,434,806 $166,231 $89,557 $4,744,982

TOWNE SCHOOL LIMITED PARTNERSHIP

Subtotal -- General Development Costs

Subtotal -- Total Development Costs not including Developer Fee, 

One-Stop 

Reference No.

Subtotal -- General Conditions and Builders Overhead & Profit

Building Shell
Rehabilitation or 

Construction Costs
USES OF FUNDS Land

Amortized and 

Expensed Costs

Non-Deductible 

Costs

Rehabilitation or 

Construction Costs
USES OF FUNDS

Total Actual Costs

Total Actual Costs

Amortized and 

Expensed Costs

Non-Deductible 

Costs

Subtotal -- Total Improvement Costs (Structural and Sitework)

One-Stop 

Reference No.

*  NOTE:  At its sole discretion, the Subsidizing Agency may require line item detail  for structural 

Land Building Shell

Company or Organization Represented

ATTACHMENT A-2 -- SCHEDULE of ACTUAL and BUDGETED DEVELOPMENT SOURCES AND USES 

SHOWING COST ALLOCATIONS

(40B Developments with Tax-Credits)
DHCD; MassHousing; MassDevelopment; MHP

(Numbering Per Section 3 of the OneStop 2000 v1.19)



a. b. c. d. e f

(sum of a thru e)

Developer Overhead and Fee

196 Developer Overhead $0 $0 $276,232 $0 $0 $276,232

197 Developer Fee $0 $0 $266,233 $10,000 $0 $276,233

Subtotal -- Developer Overhead & Fee $0 $0 $542,465 $10,000 $0 $552,465

Capitalized Reserves

209 Development Reserves $0 $0 $0 $0 $0 $0

210 Initial Rent-Up Reserves $0 $0 $0 $0 $72,994 $72,994

211 Operating Reserves $0 $0 $0 $0 $72,994 $72,994

212 Net Worth Account $0 $0 $0 $0 $0 $0

213 Other Capitalized Reserves $0 $0 $0 $0 $95,000 $95,000

214 Subtotal -- Capitalized Reserves $0 $0 $0 $0 $240,988 $240,988

198
$54,388 $0 $4,977,271 $176,231 $330,545 $5,538,435

TOTAL DEVELOPMENT COSTS, including Developer Fee & 

Overhead and Capitalized Reserves

USES OF FUNDS
One-Stop 

Reference No.

Non-Deductible 

Costs Total Actual Costs

Rehabilitation or 

Construction Costs

Amortized and 

Expensed Costs
Land Building Shell



DEVELOPMENT NAME:    OLD HIGH SCHOOL COMMONS Street Address: 3 CHARTER ROAD

DEVELOPMENT ENTITY:    TOWNE SCHOOL LIMITED PARTNERSHIP City or Town ACTON, MA

Project No. MA12-10107 Total No. of Units: 15

Gross Residential Sq. Ft.: 21056 Affordable Unit Percentage: 100%

Time Period Covered: 9/16/2008 - 9/30/2012

Date of this Report: 9/30/2012

Prepared by: NESSERALLA & COMPANY, LLC

Name and Title

a. b. c. d. e f.

Private Equity

81 Owner's Cash Equity $100

82 Tax Credit Equity (Net) $2,863,348

83 Developer Fee/Overhead Contributed or Loaned $0

84 Other Source:  Massachusetts Historic Tax Credit (Net) $766,565

Sub-Total -- Private Equity $3,630,013

Public Equity

85 HOME Funds, as Grant $0

86 Grant: $0

87 Grant: $0

88 Sub-Total -- Public Equity $0

Subordinate Debt

89 HOME Funds - DHCD $0

90 HOME Funds - Local $0

91 DHCD - HOME $665,200

92 DHCD - Afford Housing Trust $620,853

93 DHCD - Community Based Housing $295,644

Construction Note Payable $0

Sponsor Loan $300,000

Utility Rebates $26,725

Accounts Payable $0

Intercompany Payable - CGDC $0

Accrued Development Costs $0

94 Sub-Total -- Subordinate Debt $1,908,422

Permanent Debt (Senior):

95 - 96 MassHousing Loan $0

97 MHP Fund Permanent Loan $0

98 Other Permanent Senior Mortgage $0

99 Other Permanent Senior Mortgage $0

100 Sub-Total -- Permanent Debt (Senior) $0

101 TOTAL SOURCES: $5,538,435

SOURCES OF FUNDS
Total Budgeted 

Sources

One-Stop 

Reference No.

Company or Organization Represented

ATTACHMENT A-2 -- SCHEDULE of ACTUAL and BUDGETED DEVELOPMENT SOURCES AND USES 

SHOWING COST ALLOCATIONS

(40B Developments with Tax-Credits)
DHCD; MassHousing; MassDevelopment; MHP

(Numbering Per Section 3 of the OneStop 2000 v1.19)

TOWNE SCHOOL LIMITED PARTNERSHIP



Development Name: OLD HIGH SCHOOL COMMONS

Development Entity: TOWNE SCHOOL LIMITED PARTNERSHIP

Prepared by: NESSERALLA & COMPANY, LLC

Company or Organization Represented: TOWNE SCHOOL LIMITED PARTNERSHIP

Date of this Report: 9/30/2012

ALLOWABLE ACQUISITION COST (AAC):  Lesser of: 27,500            lesser of Lines 160 and 163, Att A-1

       PRE-PERMIT LAND VALUE and ACTUAL ACQUISITION COST

TIMES    5%              x 0.05

Equals:   SUB-TOTAL #1 1,375$                                                                                

TOTAL DEVELOPMENT COST

(equals: Allowable Acquisition Cost + Hard Costs +

 Soft Costs + Fee and Overhead and Reserves) 5,538,435       AAC (above) plus subtotals on Att A-1 for hard costs, 

   soft costs, fees/overhead, and reserves

LESS:

   Allowable Acquisition Cost 27,500            Allowable Acquisition Cost (AAC), above in Step 1

   Developer Fee (paid and deferred) 276,233          Line 197, Att A-1

   Developer Overhead 276,232          Line 196, Att A-1

   Development Consulting Fees* 103,536          Lines 183 and 189, Att A-1

   Syndication Costs Line 191, Att A-1

   Capitalized Reserves 240,988          Line 214, Att A-1

Total Deductions 924,489          

Equals:  ADJUSTED DEVELOPMENT COST (Sub-Total #2) 4,613,946$                                                                         

SUBTOTAL #1 (COPY from above) 1,375              

PLUS:   15% of First $3,000,000 of Sub-Total #2 450,000          

PLUS:   12.5% of Next $2,000,000 of Sub-Total #2 201,743          

PLUS:   10% of (Sub-Total #2 Minus $5,000,000) -                 

Equals:  TOTAL OF FOUR LINES ABOVE  (Sub-Total #3) 653,118$                                                                            

Sub-Total #3 is  MAXIMUM ALLOWABLE  40B DEVELOPER FEE AND OVERHEAD

ACTUAL PAID DEVELOPER FEE 276,232          Sum of paid and deferred

Plus:  ACTUAL PAID DEVELOPER OVERHEAD 276,233          Sum of paid and deferred

Plus:  ACTUAL PAID DEVELOPMENT CONSULTING FEES 103,536          Sum of paid and deferred - development and historical consultants

Plus:  80% of All Reserves to be Funded to Owner within 5 years of completion -                 applicant supplies this figure

Equals:  TOTAL OF THREE LINES ABOVE (Sub-Total #4) 656,001$                                                                            

Sub-Total #4 is TOTAL DEVELOPMENT FEES AND OVERHEAD ACTUALLY RECEIVED BY DEVELOPER

OR DEVELOPMENT CONSULTANTS.  IT MAY NOT EXCEED Sub-Total #3; if it does, paid developer fee must be 

reduced at Attachment A so that Sub-Total #4 equals Sub-Total #3.

ATTACHMENT B -- SCHEDULE of TOTAL CHAPTER 40B MAXIMUM ALLOWABLE DEVELOPER FEE AND OVERHEAD

(40B Developments with Tax Credits)
DHCD; MassHousing; MassDevelopment; MHP

Step 3:  CALCULATION OF MAXIMUM ALLOWABLE 40B DEVELOPER FEE AND OVERHEAD

Step 4:  CALCULATION OF TOTAL DEVELOPMENT FEES AND OVERHEAD ACTUALLY RECEIVED

Step 1:  CALCULATION OF 5% OF ALLOWABLE ACQUISITION COST

Step 2:  CALCULATION OF ADJUSTED DEVELOPMENT COST

  *Development Consulting Fees must include all development and financing consultants, including consultants involved in financing, development, historic 

preservation, tenant relocation, et. al.



Development Name: OLD HIGH SCHOOL COMMONS

Development Entity: TOWNE SCHOOL LIMITED PARTNERSHIP

Prepared by: NESSERALLA & COMPANY, LLC

Company or Organization Represented: TOWNE SCHOOL LIMITED PARTNERSHIP

Date of this Report: 9/30/2012

653,118$         from Att B

ACTUAL PAID DEVELOPER FEE 276,232           from Att B

ACTUAL PAID DEVELOPER OVERHEAD 276,233           from Att B

ACTUAL PAID DEVELOPMENT CONSULTING FEES 103,536           from Att B

Equals:  TOTAL OF THREE LINES ABOVE  (Sub-Total #2) 656,001$                                                                   

Sub-Total #2 is TOTAL DEVELOPMENT FEES AND OVERHEAD ACTUALLY RECEIVED BY DEVELOPER

OR DEVELOPMENT CONSULTANTS.  IT MAY NOT EXCEED Sub-Total #3 ON ATTACHMENT B.

CASH EQUITY INVESTED BY OWNER 1,586,108        Att A-1: lines 81 + 82 + 84

(2,883)              

Sub-Total #1 above minus Sub-Total #2 above. 

Unless Max Allowable Fee has been exceeded, it 

should equal line 83 in Att A.  If Max Allowable fee 

has been exceeded, the paid Developer Fee figure 

must be reduced in Att A so that Max Allowable Fee 

is not exceeded.

1,670,500        
Att. A: If greater than zero, Pre-Permit Value (at line 

160) minus Actual Acquisition (at line 161).

LESS:  Amount, if any, by which Acquisition Cost Exceeds Pre-

Permit Land Value
-                   

Att. A: If greater than zero, Actual Acquisition Cost 

(at line 161) minus Pre-Permit Land Value (at line 

160).

3,253,725$                                                                

AS-COMPLETE APPRAISED VALUE 890,000$         from appraisal engaged by Subsidizing Agency

LESS:  Permanent Debt

      First Mortgage Loan -$                 provided by applicant

      PLUS:   Subordinate Loans, if any (itemize)

            Name of Subordinate Lender: DHCD - HOME 675,000$         provided by applicant

            Name of Subordinate Lender: DHCD - AFFORD HOUSING TRUST 630,000$         provided by applicant

            Name of Subordinate Lender: DHCD - COMMUNITY BASED HOUSING 300,000$         provided by applicant

            Name of Subordinate Lender: SPONSOR LOAN 300,000$         provided by applicant

            Name of Subordinate Lender: _________________________ -$                 provided by applicant

TOTAL PERMANENT DEBT 1,905,000$      

(1,015,000)$                                                              

Owner Equity (greater of Cost Method or Value Method) 3,253,725$                                               

TIMES:  10% x 0.1

Equals:  Annual Limited Dividend 325,373$                                                  

CALCULATION OF ANNUAL LIMITED DIVIDEND

PLUS:  As-is Market Value of Land, if any, that Exceeds Purchase Price

ATTACHMENT  C  --  SCHEDULE SHOWING CALCULATION OF OWNER’S EQUITY and LIMITED DIVIDEND UNDER CHAPTER 40B

(40B Developments with Tax Credits)
DHCD; MassHousing; MassDevelopment; MHP

PLUS:  Deferred Portion of Sub-Total #1 (i.e., Deferred Portion of Maximum 

Allowable Development Fee)

COST METHOD

Step 1:  MAXIMUM ALLOWABLE DEVELOPMENT FEE FOR PURPOSES OF CALCULATING LIMITED DIVIDEND

MAXIMUM ALLOWABLE DEVELOPMENT FEE as CALCULATED At Sub-Total #3 of Attachment B 

(Sub-Total #1)

Step 2:  CALCULATION OF TOTAL DEVELOPMENT FEES AND OVERHEAD ACTUALLY RECEIVED

Step  3:  CALCULATION OF OWNER'S EQUITY

Equals:  OWNER'S EQUITY by COST METHOD (Sub-Total #3)

VALUE METHOD

Equals:  OWNER'S EQUITY (by Value Method)
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1. Summary of Significant Accounting Policies 
 
Organizational Structure 
Towne School Limited Partnership (the “Partnership”), a Massachusetts limited partnership, was 
formed on December 17, 2010 to acquire and develop 15 units of qualifying low income elderly housing 
in Acton, Massachusetts. Substantial completion of the development occurred on June 14, 2012, when 
the last of the certificates of occupancy were obtained. 
 
Basis of Presentation 
The accompanying schedule has been prepared utilizing the format prescribed by the Massachusetts 
Department of Housing and Community Development.  The purpose of these Schedules is to facilitate 
the review and determination of the Owner’s maximum allowable developer fee and overhead. 
 
Accounting Method 
The accompanying Schedules have been prepared utilizing the format prescribed by the 
Massachusetts Department of Housing and Community Development.  Capitalized costs have been 
designated between acquisition, construction/rehabilitation and other qualifying uses. 
 
Low Income Housing Tax Credits  
The project is being funded, in part, with equity derived from the sale of low-income housing tax 
credits.  The project was allocated $283,082 through a Carryover Allocation in 2012.  The applicable 
credit rate for the rehabilitation expenditures has been set at 9%.  The annual allocation is subject to 
adjustment by the Department of Housing and Community Development after its review of this 
certification.   

 

2. Financing 
 
Construction Loan – Enterprise Bank 
The Partnership obtained a construction loan from Enterprise Bank and Trust Company in the amount 
of $2,400,000. Interest on the unpaid balance of the note is calculated using a rate of 1% over the Wall 
Street Journal Prime Rate. Monthly payments of all accrued unpaid interest is due beginning July 15, 
2011. All outstanding principal and accrued unpaid interest shall be due on December 15, 2012. The 
loan had an outstanding principal balance of $1,668,435 at September 30, 2012.  The loan is expected 
to be repaid in 2013. 
 
Permanent Loan – DHCD Affordable Housing Trust Funds 
The Partnership obtained a non-interest bearing permanent loan from the Massachusetts Department 
of Housing and Community Development through its Affordable Housing Trust Fund in the amount of 
$630,000.  After September 30, 2012, the principal amount of the note was reduced to $620,853 due 
to project savings during development.  The loan had an outstanding principal balance of $630,000 at 
September 30, 2012. 
 
Permanent Loan – DHCD Community-Based Housing Funds 
The Partnership obtained a non-interest bearing permanent loan from the Massachusetts Department 
of Housing and Community Development through its Community-Based Housing Fund program in the 
amount of $300,000.  After September 30, 2012, the principal amount of the note was reduced to 
$295,644 due to project savings during development.  The loan had an outstanding principal balance 
of $285,000 at September 30, 2012. 
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2. Financing (continued) 
 

Permanent Loan – DHCD HOME Funds 
The Partnership obtained a non-interest bearing permanent loan from the Massachusetts Department 
of Housing and Community Development through its HOME program in the amount of $675,000.  After 
September 12, 2012, the principal amount of the note was reduced to $665,200 due to project savings 
during development. The loan had an outstanding principal balance of $50,631 at September 30, 2012.   

 

Permanent Loan – Sponsor Loan 
The Partnership obtained a permanent loan from Common Ground Development Corporation in the 
amount of $300,000. Interest at the rate of 2.5% per annum, compounded annually, shall accrue on 
the outstanding principal balance of this note. All principal and accrued interest shall be due and 
payable on May 20, 2041. The loan had an outstanding principal balance of $300,000 at September 
30, 2012. 

 
   

3. Partnership Capital Contributions 

 
The Partnership’s general partner committed capital to the Partnership in the amount of $100.  The 
total capital contributed through September 30, 2012 was $100. 
 
The Partnership’s limited partners committed capital to the Partnership in the amount of $2,883,659.  
This commitment is contingent upon the Partnership receiving stipulated low-income housing tax 
credits, to be determined by Massachusetts Department of Housing and Community Development.  
The total capital contributed through September 30, 2012 was $1,586,008. 
 

 

4. Anticipated Receipts and Related Disbursements of Development Funds 

 
In accordance with obligations entered into between the developer, the investor member and the 
Partnership, the managing member believes that the supplemental schedule of Anticipated Receipts 
and Related Disbursements of Development Funds depicts the anticipated financial activity subsequent 
to the filed date of this report. 
 

 

5. Uses of Development Fee and Interest 

 
Pursuant to contracts entered into between the developer and the Partnership, the managing member 
believes that the supplemental schedule of Uses of Development Fee and Interest depicts the required 
uses of the development fee and interest. 
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6. Related Party Transactions 
 

Development Fee 
For services rendered in connection with the development of the project, the Partnership has agreed to 
pay Common Ground Development Corporation, a party related to the partnership, a development fee 
in the amount of $276,354 plus up to an additional $276,354 as reimbursement for reasonable out-of-
pocket expenses incurred in connection with the project.  As of September 30, 2012, $248,718 of the 
development fee had been paid.  The developer fee obligation outstanding of $303,747 will be paid in 
accordance with the terms outlined in the partnership and development services agreements.  The 
entire balance of the development fee has been included in the development costs. 
 

 

 

 

 

7. Accrued Development Costs 

 
Accrued development costs consisted of the following at September 30, 2012: 

 
Construction contractor $    438,151 
Accounting         12,225 
DHCD LIHTC fee         18,738 
Architectural & engineering           6,404 
Legal              443 
Marketing & rent up           7,812 
Historic preservation consultant           1,356 
Development consultant         25,000 
Construction loan interest           6,106 
Construction inspection fees           1,306 
Operating reserve         72,994 
Replacement reserve         95,000 
Fees to historic           2,250 
  $    687,785 
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