
COVENANT RESIDENCES

NEWTON

23-Nov-05  **NOT FOR GENERAL DISTRIBUTION**

 CONDOMINIUM DEVELOPMENT BUDGET
14 Affordable Units

56            

TOTAL COST COST / UNIT

ACQUISITION COSTS $4,590,000 $81,964

TOTAL CONSTRUCTION COSTS $9,492,341 $169,506

RESIDENTIAL BUILDING (New) $7,086,825 $126,550   

RESIDENTIAL BUILDING (Rehab) $420,000 $7,500

SITE IMPROVEMENTS $470,000 $8,393   

LANDSCAPING $150,000 $2,679

COMMUNITY FACILITIES $88,500 $1,580

GARAGE  $800,000 $14,286  

DEMOLITION $25,000 $446

CONTINGENCY $452,016 $8,072

SOFT COSTS $3,348,370 $59,792

PERMITS AND FEES $190,403 $3,400  

ARCHITECTURE & ENGINEERING $817,400 $14,596   

SURVEY/TESTING $42,500 $759   

LEGAL $203,600 $3,636   

TITLE & RECORDING $10,000 $179   

BUILDER'S RISK INSURANCE $60,951 $1,088

PROPERTY TAXES $61,226 $1,093

ACCOUNTING/COST CERTIF $20,000 $357

MARKETING $895,862 $15,998

DEED STAMPS $83,620 $1,493

FURNITURE, FIXTURES & EQUIPMENT $50,000 $893

MONITORING AGENT $15,000 $268

FINANCING FEES/LOAN COSTS $110,000 $1,964   

DVLPMT OVERHEAD 0.00% $0 $0

CONSTRUCTION LOAN INTEREST $412,477 $7,366   

CONSTRUCTION MGMT 0.0% $0 $0

SECURITY $50,000 $893

CONSULTING $75,000 $1,339

UTILITIES $40,000 $714

APPRAISAL $10,000 $0   

MAINTENANCE/UNSOLD UNITS $43,429 $776

SOFT COST CONTINGENCY $156,902 $2,802

TOTAL DEVELOPMENT COSTS $17,430,711 $311,263

GROSS SALES PROCEEDS $18,337,800 $327,461

SUBSIDY $121,429/ affordable unit $1,700,000  

TOTAL DEVELOPMENT COSTS $17,430,711 $311,263

DEVELOPER ALLOWANCE/OVERHEAD $2,607,089

ALLOWANCE/OVERHEAD AS % OF TDC 15.0%

11/23/05

Units



P
R
O
J
E
C
T
 N
A
M
E
:
C
O
V
E
N
A
N
T
 H
O
U
S
E

N
O
T
 F
O
R
 G
E
N
E
R
A
L
 D
IS
T
R
IB
U
T
IO
N

C
O
M
M
U
N
IT
Y
:

N
E
W
T
O
N

D
A
T
E
:

1
1
/2
3
/0
5

S
A
L
E
S
 S
C
H
E
D
U
L
E
-

5
6

 

%
 O
F

U
N
IT

T
O
T
A
L

U
N
IT
 S
A
L
E
S

G
R
O
S
S

P
R
IC
E
 P
E
R

U
N
IT
 D
E
S
C
R
IP
T
IO
N

U
N
IT
S

T
O
T
A
L

S
IZ
E

S
F

P
R
IC
E

P
R
O
C
E
E
D
S

S
Q
 F
T

1
B

R
B

A
M

a
rk

e
t

9
1

9
.1

5
%

6
5

0
5

,8
5

0
$

3
0

0
,0

0
0

$
2

,7
0

0
,0

0
0

$
4

6
1

.5
4

1
B

R
B

A
M

a
rk

e
t

0
0

.0
0

%
6

5
0

0
$

2
9

0
,0

0
0

$
0

$
4

4
6

.1
5

E
x
is

ti
n

g
 U

n
it
s
:

9
5

,8
5

0
$

2
,7

0
0

,0
0

0
$

4
6

1
.5

4

1
B

R
B

A
M

a
rk

e
t

9
1

9
.1

5
%

8
0

0
7

,2
0

0
$

3
4

0
,0

0
0

$
3

,0
6

0
,0

0
0

$
4

2
5

.0
0

1
B

R
B

A
M

a
rk

e
t

3
6

.3
8

%
8

8
3

2
,6

4
9

$
3

7
5

,0
0

0
$

1
,1

2
5

,0
0

0
$

4
2

4
.6

9

1
B

R
B

A
M

a
rk

e
t

0
0

.0
0

%
0

0
$

0
$

0
$

0
.0

0

1
B

R
B

A
M

a
rk

e
t

0
0

.0
0

%
0

0
$

0
$

0
$

0
.0

0

1
B

R
D

B
A

M
a

rk
e

t
0

0
.0

0
%

0
0

$
0

$
0

$
0

.0
0

2
B

R
B

A
M

a
rk

e
t

5
1

0
.6

4
%

9
9

5
4

,9
7

5
$

3
9

9
,0

0
0

$
1

,9
9

5
,0

0
0

$
4

0
1

.0
1

2
B

R
B

A
M

a
rk

e
t

6
1

2
.7

7
%

1
,0

3
4

6
,2

0
4

$
4

1
0

,0
0

0
$

2
,4

6
0

,0
0

0
$

3
9

6
.5

2

2
B

R
B

A
M

a
rk

e
t

3
6

.3
8

%
1

,0
4

8
3

,1
4

4
$

4
1

5
,0

0
0

$
1

,2
4

5
,0

0
0

$
3

9
5

.9
9

2
B

R
B

A
M

a
rk

e
t

7
1

4
.8

9
%

1
,1

0
1

7
,7

0
7

$
4

3
0

,0
0

0
$

3
,0

1
0

,0
0

0
$

3
9

0
.5

5

2
B

R
B

A
M

a
rk

e
t

0
0

.0
0

%
0

0
$

0
$

0
$

0
.0

0

N
e

w
 U

n
it
s
:

3
3

9
6

6
3

1
,8

7
9

$
3

7
1

,3
1

0
$

1
2

,8
9

5
,0

0
0

$
3

8
4

.3
7

1
B

R
B

A
A

ff
o

rd
a

b
le

1
2

.1
3

%
6

5
0

6
5

0
$

1
4

1
,4

0
0

$
1

4
1

,4
0

0
$

2
1

7
.5

4

1
B

R
B

A
A

ff
o

rd
a

b
le

2
4

.2
6

%
6

5
0

1
,3

0
0

$
1

4
1

,4
0

0
$

2
8

2
,8

0
0

$
2

1
7

.5
4

1
B

R
B

A
A

ff
o

rd
a

b
le

4
8

.5
1

%
8

0
0

3
,2

0
0

$
1

4
1

,4
0

0
$

5
6

5
,6

0
0

$
1

7
6

.7
5

1
B

R
B

A
A

ff
o

rd
a

b
le

0
0

.0
0

%
8

8
3

0
$

1
4

1
,4

0
0

$
0

$
1

6
0

.1
4

1
B

R
B

A
A

ff
o

rd
a

b
le

0
0

.0
0

%
0

0
$

1
4

1
,4

0
0

$
0

$
0

.0
0

1
B

R
B

A
A

ff
o

rd
a

b
le

0
0

.0
0

%
0

0
$

1
4

1
,4

0
0

$
0

$
0

.0
0

1
B

R
D

B
A

A
ff

o
rd

a
b

le
0

0
.0

0
%

0
0

$
1

4
1

,4
0

0
$

0
$

0
.0

0

2
B

R
B

A
A

ff
o

rd
a

b
le

3
6

.3
8

%
9

9
5

2
,9

8
5

$
1

5
9

,0
0

0
$

4
7

7
,0

0
0

$
1

5
9

.8
0

2
B

R
B

A
A

ff
o

rd
a

b
le

2
4

.2
6

%
1

,0
3

4
2

,0
6

8
$

1
5

9
,0

0
0

$
3

1
8

,0
0

0
$

1
5

3
.7

7

2
B

R
B

A
A

ff
o

rd
a

b
le

1
2

.1
3

%
1

,0
4

8
1

,0
4

8
$

1
5

9
,0

0
0

$
1

5
9

,0
0

0
$

1
5

1
.7

2

2
B

R
B

A
A

ff
o

rd
a

b
le

1
2

.1
3

%
1

,1
0

1
1

,1
0

1
$

1
5

9
,0

0
0

$
1

5
9

,0
0

0
$

1
4

4
.4

1

2
B

R
B

A
A

ff
o

rd
a

b
le

0
0

.0
0

%
0

0
$

1
5

9
,0

0
0

$
0

$
0

.0
0

 N
e

w
 U

n
it
s
:

1
1

8
8

2
1

2
,3

5
2

$
1

5
0

,2
0

0
$

2
,1

0
2

,8
0

0
$

1
7

0
.2

4

N
E

W
 B

L
D

G
4
4

N
S
F

4
2
,2
8
1

(N
e

w
 U

n
it
s
)

$
1
7
,6
9
7
,8
0
0

E
X

IS
T

 B
L

D
G

1
2

E
F
F
IC
IE
N
C
Y

8
0
.5
%

T
O
T
A
L
 U
N
IT
S

5
6

G
S
F

5
2
,4
9
5

(N
e

w
 U

n
it
s
)

P
E
R
C
E
N
T
A
G
E
 A
F
F
O
R
D
A
B
L
E

2
5
.0
0
%

* 
(3

2
%

 o
f 

b
a

s
e

lin
e

 4
0

B
/ 

s
in

g
le

 p
a

rc
e

l 
a

p
p

ro
a

c
h

)

IN
C

L
U

D
E

D
 P

A
R

K
IN

G
0

A
D

D
IT

IO
N

A
L

 P
A

R
K

IN
G

(G
A

R
A

G
E

)
3

2
$

2
0

,0
0

0
$

6
4

0
,0

0
0

T
O

T
A

L
 G

A
R

A
G

E
 S

P
A

C
E

S
3

2

 

G
R
O
S
S
 P
R
O
C
E
E
D
S

$
1
8
,3
3
7
,8
0
0



  
  
  
  
A
F
F
O
R
D
A
B
IL
IT
Y
 C
A
L
C
U
A
T
IO
N

C
O
V
E
N
A
N
T
 H
O
U
S
E

 A
F
F
O
R
D
A
B
IL
IT
Y
 C
A
L
C
U
L
A
T
IO
N

 A
F
F
O
R
D
A
B
IL
IT
Y
 C
A
L
C
U
L
A
T
IO
N

%
 o
f 
A
R
E
A
 M
E
D
IA
N
 I
N
C
O
M
E

7
0
%

%
 o
f 
A
R
E
A
 M
E
D
IA
N
 I
N
C
O
M
E

7
0
%

B
E
D
R
O
O
M
 S
IZ
E

1
B
R

B
E
D
R
O
O
M
 S
IZ
E

2
B
R

A
V
G
 P
E
R
S
O
N
S
 /
H
O
U
S
E
H
O
L
D

2
A
V
G
 P
E
R
S
O
N
S
 /
H
O
U
S
E
H
O
L
D

3
7
0
%
 O
F
 M
E
D
IA
N
 I
N
C
O
M
E

$
4
7
,6
5
5

7
0
%
 O
F
 M
E
D
IA
N
 I
N
C
O
M
E

$
5
3
,5
9
5

M
A
X
 M
O
. 
H
O
U
S
IN
G
 P
A
Y
M
E
N
T

$
1
,1
9
1

M
A
X
 M
O
. 
H
O
U
S
IN
G
 P
A
Y
M
E
N
T

$
1
,3
4
0

C
O
N
D
O
M
IN
IU
M
 F
E
E

$
1
3
4

C
O
N
D
O
M
IN
IU
M
 F
E
E

$
1
5
1

IN
S
U
R
A
N
C
E
(I
N
 C
O
N
D
O
 F
E
E
)

$
0

IN
S
U
R
A
N
C
E
(I
N
 C
O
N
D
O
 F
E
E
)

$
0

T
A
X
E
S

$
1
2
0

T
A
X
E
S

$
1
3
5

A
V
A
IL
A
B
L
E
 F
O
R
 D
E
B
T

A
V
A
IL
A
B
L
E
 F
O
R
 D
E
B
T

  
  
S
E
R
V
IC
E
 &
 P
M
I

$
9
3
7

  
  
S
E
R
V
IC
E
 &
 P
M
I

$
1
,0
5
4

M
A
X
IM
U
M
 M
O
R
T
G
A
G
E

$
1
3
4
,3
3
0

M
A
X
IM
U
M
 M
O
R
T
G
A
G
E

$
1
5
1
,0
5
0

D
E
B
T
 S
E
R
V
IC
E

$
8
4
9

D
E
B
T
 S
E
R
V
IC
E

$
9
5
5

P
M
I

$
8
7

P
M
I

$
9
8

T
O
T
A
L
 D
E
B
T
 S
E
R
V
IC
E
 &
 P
M
I

$
9
3
6

T
O
T
A
L
 D
E
B
T
 S
E
R
V
IC
E
 &
 P
M
I

$
1
,0
5
3

M
A
X
IM
U
M
 S
A
L
E
S
 P
R
IC
E

$
1
4
1
,4
0
0

M
A
X
IM
U
M
 S
A
L
E
S
 P
R
IC
E

$
1
5
9
,0
0
0

S
A
L
E
S
 P
R
IC
E
 A
S
S
U
M
P
T
IO
N
S

S
A
L
E
S
 P
R
IC
E
 A
S
S
U
M
P
T
IO
N
S

P
E
R
M
A
N
E
N
T
 L
O
A
N

P
E
R
M
A
N
E
N
T
 L
O
A
N

IN
T
E
R
E
S
T
 R
A
T
E

6
.5
0
0
%

IN
T
E
R
E
S
T
 R
A
T
E

6
.5
0
0
%

A
M
O
R
T
IZ
A
T
IO
N

3
0

A
M
O
R
T
IZ
A
T
IO
N

3
0

P
M
I 
(P
R
IV
A
T
E
 M
O
R
T
G
 I
N
S
U
R
A
N
C
E
)

0
.7
8
%

P
M
I 
(P
R
IV
A
T
E
 M
O
R
T
G
 I
N
S
U
R
A
N
C
E
)

0
.7
8
%

IN
S
U
R
A
N
C
E
 (
m
o
n
th
ly
)

0
.0
0
%

$
0
.0
0

IN
S
U
R
A
N
C
E
 (
m
o
n
th
ly
)

0
.0
0
%

$
0
.0
0

P
R
O
P
E
R
T
Y
 T
A
X
 R
A
T
E

$
1
0
.2
0

P
R
O
P
E
R
T
Y
 T
A
X
 R
A
T
E

$
1
0
.2
0

M
A
X
IM
U
M
 S
A
L
E
S
 P
R
IC
E

9
5
%

M
A
X
IM
U
M
 S
A
L
E
S
 P
R
IC
E

9
5
%

C
O
N
D
O
M
IN
IU
M
 B
U
D
G
E
T

$
2
0
1
,6
0
0

$
3
0
0

A
V
G

P
ri
c
e
s

%
 I
n
te
re
s
t

F
e
e

4
2
M
A
R
K
E
T

$
3
7
1
,3
1
0

2
.0
9
8
%

$
3
5
2

7
1
B
R

$
1
4
1
,4
0
0

0
.7
9
9
%

$
1
3
4

7
2
B
R

$
1
5
9
,0
0
0

0
.8
9
8
%

$
1
5
1

0
3
B
R

$
0

0
.0
0
0
%

$
0

5
6
G
R
O
S
S
 S
A
L
E
S
 P
R
O
C
E
E
D
S

$
1
7
,6
9
7
,8
0
0



Covenant Residences on Commonwealth

Condominium Operating Budget 

Annual - Estimated

INCOME

INCOME (ESTIMATED)* 201,600$ 

EXPENSES

MANAGEMENT FEE 20,000$        

ADMINISTRATIVE 6,250$          

MAINTENANCE - CONTRACT SERVICES

LANDSCAPING 4,200$          

DECORATING 1,500$          

REPAIRS 5,600$          

ELEVATOR MAINTENANCE 6,000$          

TRASH REMOVAL 15,400$        

SNOW REMOVAL 4,200$          

EXTERMINATION 1,500$          

CLEANING CONTRACT 18,000$        

SUBTOTAL MAINTENANCE 56,400$        

UTILITIES

ELECTRICITY 3,600$          

NATURAL GAS 1,400$          

WATER AND SEWER 28,000$        

SUBTOTAL UTILITIES 33,000$        

REPLACEMENT RESERVE 56,000$        

TAXES, INSURANCE

INSURANCE 25,200$        

SUBTOTAL: TAXES, INSURANCE 25,200$        

TOTAL EXPENSES 196,850$ 

DIFFERENCE 4,750$     

*$300/Month fee on average 

(market units   = $350/month on average, affordable units  = $150/month on average)



 

 

Developer Allowance and Revenue Sharing Provision  
 

B’nai B’rith Housing is of course aware that the funding we are 
seeking represents a significant commitment of Newton’s CPA 
funds, but our hope is that a larger project will enable us and the City 
to achieve economies in development and that the proceeds of the 
development can be used to advance other projects by us and the City 
in the future.  As an innovative proposal, which we believe is unique 
to our project, B’nai B’rith Housing proposes that we are willing to 
share with the City the Developer’s Allowance proposed for the 
development.   

Based upon current MassHousing regulations our project proforma 
contains a Developer’s Allowance of $2,607,089 which, of course is 
a contingent amount after all sales of units and all costs have been 
paid.  B’nai B’rith Housing proposes that the contingent Developer’s 
allowance, to the extent actually received, be distributed in the 
following order of priority until fully distributed: 

(i) First, $500,000.00 reimbursement of costs and 
overhead to Covenant Commonwealth Newton, Inc. or 
its designee; then 

(ii) Second, $1,000,000.00 Developer’s Fee to Covenant 
Commonwealth Newton, Inc. or its designee; then 

(iii) Third, 50% to the City of Newton or its designee to be 
used for the production or preservation of affordable 
housing and 50% to Covenant Commonwealth Newton, 
inc. or its designee, until the City of Newton or its 
designee shall have received a total amount of 
$300,000; then 

(iv) Fourth, the balance, if any to Covenant Commonwealth 
Newton, Inc. 

B'nai B’rith Housing believes that this type of innovation is 
appropriate to the size and significance of the City’s contribution to 
the project, and it is our hope that the proceeds of the project can be 
re-used to assist both us and the City in continuing to provide 
affordable housing well into the future. 



Byrne McKinney & Associates, Inc.

To: Susan Gittelman, B'nai B'rith Housing New England

From: Pamela S. Mcl{inney, CRE, MAI, Byrne Mcl(inney & Associates, Inc.

RE: 27 -35 Commonwealth Pricing Memo

Date: June 22,2005

MEMORANDUM

As requested, we have undertaken ^o analysis of the properties located at 27 -35

Commonwealth Avenue in order to estimate a reasonable, market supported transaction
range for the properties in their current "as is" condition. The anaiysis was undertaken in

June of 2005 and the transaction range presented by this memo assumes a transaction in this
time frame.

27 -29 Cornmonwealth Avenue

The properties in quesrion include 27-2g Commonwealth Avenue a l2-untt apartment
building containing 12, one-bedroom apartments and ^ commercial office space. The
properfy is located opposite the front gates to Boston College on Comrnonrvealth and is
adjacent to tl-re Boston College statron stop on the Ir{BTA Greenl-ine. There are 12 gange
parkr.ng spaces. Based on assessment lecords,  the bur ld ing square footage is 13,096 GSF.
The lot square footage is 14,993 SF. The apartments are fuliy occupied with market rents
reported to be roughll '$1,400 per month for the upco*.g academic year. The FY2005
assessment b1, the City of Newton is $2,612,000.

The property is located in the M2 zone. While compatible from a use perspecuve, the
cuffent improvements appear to exceed the densiry which wouid be allowed under the
current zoning. In our judgment given the zoning, and the power of the iocation opposite
the Boston Coliege calrlpus, the highest and best use of thus property rvould be for a
conversion and sale of the extstrng apartment building as condominiurns.

On this basis, the value of the properr)' rn its as is condiuon rnay be estirrrated as a function
of the sale potentral of the end units (esumated to command beru,een $300,000 and $325,000
per unit and $250-$300/SF for the commercial space) and parl<rng spaces (esumated to
cotnrnand betrveen $25,000 to $30,000 per space), less the cost of sales including markenng
(5o/o of sales) and modest interior reno\ratron cosrs ($25,000-$35,000 per unit), less tl-re cost
of the entrepreneurial ptofit (estirnated at roughlv 15o/o of gross sales) required ro
compensate t i re investor ' .

These parameters produce a ttansactton range for the exisung improvements of betr.veen
$3,200,000 arrd $3,500,000 or benveerr $244 and 5267 per SF "as is". This transaction range
for 27 -29 Commonrvealth Avenue is supportecl bv reclnt comparable sales (2002-200a) oia
rrumber of other sn-rall scale (< 20 units) apartment properttes in Nervton and Brighton that
have sold at prices bers'een $228 and g2BB per GSF.
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Transaction Pricing Memo 27-35 Commonwealth Ave., Newton, MA

35 Commonwealth Avenue

35 Commonwealth Avenue consists of a 48,829 SF lot with 70 ft of frontage on
Commonrvealth Avenue as rvell as frontage on the Commonrvealth GolF Course. It is
located in an MR1 zone and is currendf irnproved with a vacant, older (circa 1900) single
family residence in poor condiuon. The FY2005 assessmenr by the Ciw of Newton is
$506,200

The site is well suited to residential use given its Chestnut Hill address and its direct frontage
on and viervs of the adjacent golf course. The reasonably probably development scenarios
for the site in our opinion include either the reconstruc[ion of the existing single family
residence or the creation of a cluster-sq'ls development of up to nine units. Tte single-
family renovation/reconstruction could be accomplished by-right. A cluster-style progt-u-
would require a Special Permit.

Comparable sales in Nervton for single family inflll development sites range betr.veen
$1,000,000 (2002 sale of a 45,000 SF lot in an rnferior locarion) to g2,300,000 (2001 sale of a
34,000 SF lot in a superior locauon). Current l istings include a 38,000 SF lot on Chestnut
Hil l Rd with an asking price of $2,195,000 and a 27 ,000 SF lot on Rachel Rd with an asking
price of $1,099,000. In our opinion, the transaction data suggests thar a single f^urf;
development opporturuq' of 48,829 SF of land overlooking rhe golf course wrth ^
Commonu'ealth Avenue address and prorimrfi, to Boston College rnight be expected to
achieve pnce on the order of  $1,500,000.

, ' \s  for  the c luster cot tcept,  cxatninat ior-r  of  45 sn-ral l  scale c iustc l  developlre11ts in Ne\v[or]
undertaken betrveet ' i  1980 and 2005, indicates t } ' rat  the rnedian srre area per unrt  in rhese
smaller scale clusters is approximatell '  5,000 SF per unrt in borh the N41 and M2 zones ancl
5,800 SF per urut in the single famrlv zones r'"rth n-redian lot sizes of 40,000 SF (M1), 28,000
SF (M2) and 38,000SF' (SF zones) respectn'eiv On rhis basis, a 5,000 SF per unir der-rsi6,
aPpears reasonable and ),ields a nine unit development potenrial for the land at 35
Commonrvealth Avenue.

Comparable sales for  smal l  scale c lusrer rhc strrrounding sr-rbr,rrban r larket  range benveen
$200,000 and $250,000 per market rate i - tn i t  (af fordable uni ts r-rc-r t  counrecl) .  A ni le unir
Program u'oti ld require that one urtit be set aside to meet the ipclusionart, zonlng
renrt i ret- .etrr  As such a nine uni t  c iuster s i re over lool lng the qol f  course mrght b.- .*pe.t .Jl \

to achieve pricing on the order of $225,000 per unir for B r-rnits, ,o n pit.e of roughlv
$1,800,000.

I r l  our judgn-rent,  the pr ice for  the 35 (-onrrnorrr i ,cal th s i re cerr  be reasonabiy est imated to fa l l
behveen $1 ,500,000 and $1 ,800,000

Taken toget l ' rer ,  i t  is  otrr  opinion that rhe rransact lon ral lqe for  thc t l ,o s i tcs is src l l  suDDortecl
at  behveen $4,700,000 and $5,100,000

IJ),rne McKinnelt & Associutes, Inc. Puge 2
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