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Operating Budget May 2, 2013

Engine 6 Tenants Pay Electricity, including electric cooking fuel.  Property pays for heat and hot water.

Income Year 1 Change Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8

# 0f Units Rent Total Rent

Section 8 8 $989 $7,912 2% $8,070 $8,232 $8,396 $8,564 $8,735 $8,910 $9,088

Homeless 1 $100 $100 2% $102 $104 $106 $108 $110 $113 $115

House Mgr 1 $270 $270 2% $275 $281 $287 $292 $298 $304 $310

Total $8,282 $8,448 $8,617 $8,789 $8,965 $9,144 $9,327 $9,513

Annual $99,384 $101,372 $103,399 $105,467 $107,576 $109,728 $111,923 $114,161

Vacancy 5% $4,969 $5,069 $5,170 $5,273 $5,379 $5,486 $5,596 $5,708

Gross Rental Income $94,415 $96,303 $98,229 $100,194 $102,198 $104,242 $106,326 $108,453

Laundry Income?

Continuum of Care Inc. $117,535 $117,535 $117,535 $117,535 $117,535 $117,535 $117,535 $117,535

Total Income $211,950 $213,838 $215,764 $217,728 $219,732 $221,776 $223,861 $225,988

Expenses

Management Fee 6% $5,665 N/A $5,778 $5,894 $6,012 $6,132 $6,254 $6,380 $6,507

Management Sal $13,410 1% $13,544 $13,680 $13,816 $13,954 $14,094 $14,235 $14,377

Management Ben $0 $0 $0 $0 $0 $0 $0 $0

Legal $1,500 5% $1,575 $1,654 $1,736 $1,823 $1,914 $2,010 $2,111

Audit $5,000 5% $5,250 $5,513 $5,788 $6,078 $6,381 $6,700 $7,036

Marketing $1,000 5% $1,050 $1,103 $1,158 $1,216 $1,276 $1,340 $1,407

Telephone, office supplies, etc. $3,500 5% $3,675 $3,859 $4,052 $4,254 $4,467 $4,690 $4,925

DHCD Monitoring fee $0 $0 $0 $0 $0 $0 $0 $0

Admin Total $24,410 $25,094 $25,807 $26,550 $27,325 $28,133 $28,976 $29,855

Maintenance Sal $9,207 1% $9,299 $9,392 $9,486 $9,581 $9,677 $9,773 $9,871

Maintenance Ben 25.50% $2,348 1% $2,371 $2,395 $2,419 $2,443 $2,468 $2,492 $2,517

Landscaping $1,000 5% $1,050 $1,103 $1,158 $1,216 $1,276 $1,340 $1,407

Repairs $10,000 5% $10,500 $11,025 $11,576 $12,155 $12,763 $13,401 $14,071

Snow Removal $5,000 5% $5,250 $5,513 $5,788 $6,078 $6,381 $6,700 $7,036

Trash Removal $0 $0 $0 $0 $0 $0 $0 $0

Elevator $0 $0 $0 $0 $0 $0 $0 $0

Exterminating $600 5% $630 $662 $695 $729 $766 $804 $844

Fire Alarm & sprinkler $4,500 5% $4,725 $4,961 $5,209 $5,470 $5,743 $6,030 $6,332

Mantenance Total $32,655 $33,825 $35,050 $36,331 $37,671 $39,074 $40,542 $42,078

Electricity $1,920 5% $2,016 $2,117 $2,223 $2,334 $2,450 $2,573 $2,702

Gas $8,600 5% $9,030 $9,482 $9,956 $10,453 $10,976 $11,525 $12,101

Water and Sewer $4,250 5% $4,463 $4,686 $4,920 $5,166 $5,424 $5,695 $5,980

Utilities Total $14,770 $15,509 $16,284 $17,098 $17,953 $18,851 $19,793 $20,783

Taxes $11,885 2.50% $12,182 $12,487 $12,799 $13,119 $13,447 $13,783 $14,128

Insurance $7,500 5% $7,875 $8,269 $8,682 $9,116 $9,572 $10,051 $10,553

T&I Total $19,385 $20,057 $20,756 $21,481 $22,235 $23,019 $23,834 $24,681

Replacement Reserve $5,000 3% $5,150 $5,305 $5,464 $5,628 $5,796 $5,970 $6,149

Asset Management $5,000 3% $5,150 $5,305 $5,464 $5,628 $5,796 $5,970 $6,149

Case Management $19,968 1% $20,168 $20,369 $20,573 $20,779 $20,987 $21,196 $21,408

Full-time counselor $24,960 1% $25,210 $25,462 $25,716 $25,973 $26,233 $26,496 $26,760

Part-time counselor* $19,968 1% $20,168 $20,369 $12,858 $12,987 $13,117 $5,299 $5,352

House Manager $2,288 1% $2,311 $2,334 $2,357 $2,381 $2,405 $2,429 $2,453

Direct Care Relief $3,744 1% $3,781 $3,819 $3,857 $3,896 $3,935 $3,974 $4,014

Benefits 25.50% 9.65% $13,966 1% $14,105 $14,246 $14,389 $14,533 $14,678 $14,825 $14,973

Service Related Expenses $4,300 1% $4,343 $4,386 $4,430 $4,475 $4,519 $4,565 $4,610

Service Total $89,194 $90,086 $90,986 $84,181 $85,023 $85,873 $78,784 $79,571

Total Expenses $196,079 $200,649 $205,386 $202,581 $207,595 $212,797 $210,249 $215,775

Gap/Surplus $15,871 $13,189 $10,378 $15,148 $12,138 $8,979 $13,613 $10,213

*Part-time counselor is 32 hours/week years 1-3, 20 hours/week years 4-6, and 8 hours per week years 7-10.

rmuollo
Typewritten Text
Updated: 
May 1, 2013



Year 9 Year 10

$9,270 $9,456

$117 $120

$316 $323

$9,704 $9,898

$116,444 $118,773

$5,822 $5,939

$110,622 $112,834

$117,535 $117,535

$228,157 $230,369

$6,637 $6,770

$14,521 $14,666

$0 $0

$2,216 $2,327

$7,387 $7,757

$1,477 $1,551

$5,171 $5,430

$0 $0

$30,773 $31,731

$9,970 $10,070

$2,542 $2,568

$1,477 $1,551

$14,775 $15,513

$7,387 $7,757

$0 $0

$0 $0

$886 $931

$6,649 $6,981

$43,686 $45,370

$2,837 $2,979

$12,706 $13,341

$6,279 $6,593

$21,822 $22,913

$14,481 $14,843

$11,081 $11,635

$25,562 $26,478

$6,334 $6,524

$6,334 $6,524

$21,622 $21,839

$27,028 $27,298

$5,406 $5,460

$2,478 $2,502

$4,054 $4,095

$15,123 $15,274

$4,656 $4,703

$80,367 $81,171

$221,516 $227,481

$6,641 $2,888



Feasibility Analysis Worksheet

Number of Units 10

Total Per Unit

Uses of Funds

Hard Costs

Acquisition 900,000 90,000
Carrying Costs 109,656 10,966

Direct Construction Budget $220 $/SF 1,133,000 113,300
Other Construction Costs

Construction Contingency @10.0% 113,300 11,330

Construction Total 1,246,300 124,630

Total Acquisition + Construction 2,255,956 225,596

Soft Costs

A&E $135,960 $13,596

Survey & Permits $23,074 $2,307

Clerk of the Works/Owner's Rep $20,000 $2,000

Environmental Engineer $5,000 $500

Bond Premium $22,660 $2,266

Legal $50,000 $5,000

Title & Recording $5,000 $500

Accounting $1,000 $100

Insurance $7,500 $750

Utilities $3,333 $333

Marketing & Rent Up $20,000 $2,000

RE Taxes $11,885 $1,189

Appraisal $10,000 $1,000

Construction Loan Interest $35,331 $3,533

Inspecing Engineer $11,000 $1,100

Fees to Construction Loan 1.0% $2,708 $271

Fees to Permanent Loan $0 $0

Development Consultant $40,000 $4,000

Soft Cost Contingency $20,223 $2,022

Soft Cost Total $424,674 $42,467

Total Acq. + Const. + Soft Costs 2,680,630 268,063

Developer Overhead 127,823 12,782
Developer Fee 127,823 12,782
Capitalized Reserves (Operating and Replacement) 85,000 8,500

Total Development Cost 3,021,276 302,128
check ok

Sources of Funds
Total Per Unit

Permanent Sources of Funds

Permanent First Mortgage Debt 0

Subordinate Debt
City of Newton CDBG 1,000,000 100,000
City of Newton CPA 0
City of Newton HOME 407,855 40,786
State HOME 500,000 50,000
State HIF 500,000 50,000
State AHT 0 0

0 0

Federal Syndication Proceeds $0.85 $0 0

State Syndication Proceeds $0.85 $313,421 31,342

Other Sources
Federal Home Loan Bank 300,000 30,000

0 0
0 0

Total Permanent Sources 3,021,276 302,128

Total Development Cost, from above 3,021,276 302,128

Permanent Surplus/(Gap) 0 0

Engine 6
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4/4/2013

City of Newton

0 101

feet

Property ID: 42004 0005

Address: 2042-2044 BEACON ST

Owner: THE HOSPICE OF THE
GOOD

MAP FOR REFERENCE ONLY
 NOT A LEGAL DOCUMENT

Because of different update schedules, current
property assessments may not reflect recent
changes to property boundaries. Check with the
Assessors' Office to confirm boundaries uses at
the time of assessment.

















































DRAFT AFFIRMATIVE FAIR HOUSING MARKETING PLAN 
 

April 2, 2013 
 
 
I. PROJECT INFORMATION 

A. Project Name:  2044 Beacon Street   
 

Address:  2044 Beacon Street, Waban, MA 02468  
 

B. Developer Name: Metro West Collaborative Development    
 
 Address:    Tel:  
         Fax:   
 
C. Owner Name:  Metro West Collaborative Development  
   

  Address:    Tel:      
       Fax:  

 
D. Sponsor Name: Metro West Collaborative Development 
 
 Address:     
      
E. Agent/Officer authorized and responsible for carrying out AFHMP: Pine Street Inn  

        
 
 Address:  82 Green Street   Tel:  617-892-8702 
      Jamaica Plain, MA 02130  Fax: 617-524-7821   
 

 
 
 

F. Number of Units and Project Rent  
TYPE Studio 1-BR 2 - BR 3 - BR 
Vouchers, below 30% 
of median* 

    

     
     

RENT / SALES     
Tax Credit**     

High HOME, below 
60% of median *** 

    

RENT / SALES     
Unit Totals = 10* 10    
Wheelchair Accessible     
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Rents shown are maximum gross rents 
 
* There are a total of 10 studio units  
 
 
G. Construction Type:     

 
H. Federal, State and Local Funding Sources   

 
I. Unit Affordability and Household Income Guidelines 

 
 If a rental development, is state or federal rental subsidy available?  

     
If yes, what type?      # of Units    

 
        If yes, indicate eligibility income limits: 
 
  2012 INCOME LIMITS (subject to change) 

Maximum Income 
Limit 

 
1 Person 

 
2 Person 

30% $20,550 $23,500 
60% $41,100 $46,980 

 
 
II. MARKETING PLAN 
 
2044 Beacon Street has a total of 10 units, ___ affordable to households with incomes at or 
below 60% AMI and ____ affordable to households with incomes at or below 30% AMI.  
 
2044 Beacon Street will have ______ (___) Project-Based Rental Assistance Vouchers through 
the Metropolitan Boston Housing Authority (MBHP). Vouchers will be used to serve households 
with incomes at or below 30% AMI.  
 
The following groups in the housing market are least likely to apply for the housing because of 
its location and other factors without special outreach efforts:  ___________________________ 
Media Resources and Organizations and Agencies have been selected so as to target marketing 
towards those groups least likely to apply.  
   
Media Resources        
 
Name of Newspaper, Radio or TV Station 

 
Racial/Ethnic Market 

1.   
2.   
3.   
4.   
5.   
6.   
 



Draft Affirmative Fair Housing Marketing Plan 
Page 3 of 21 
 
 
A. Organizations and Agencies 
 
 
Organization Name Address CONSTITUENCY   
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B. Marketing Activities 
 
Metro West Collaborative Development  and Pine Street Inn, its designated agent, will comply 
with all Federal, State and local fair housing and civil rights laws and with all Equal Opportunity 
requirements. This applies to accepting and processing applications, selecting tenants from 
among eligible applicants of the waiting list, assigning units, and certifying and recertifying 
eligibility for assistance. 
 
For the sake of simplicity, all activities will be described as being conducted by Pine Street Inn, 
the designated agent for Metro West Collaborative Development.    
 
All persons who will be handling and/or processing rental applications will be trained in 
procedures and policy matters, mindful of relevant federal, state and municipal orders, laws, and 
statutes dealing with civil rights and fair housing. 
 
The supervisory staff persons of the Management Agent have direct responsibility for oversight 
of 2044 Beacon Street and will be responsible for administering all training required by this 
program. 
 
Pine Street Inn will notify all listed agencies about the project and will advertise it in all listed 
newspapers.   
 
Prior to the completion of construction of 2044 Beacon Street, Pine Street Inn will create a pool 
of applicants through advertising and outreach utilizing the agencies and media contacts listed 
above.  
 
Initial notification may be followed up by telephone contact or other personal contact at the 
organization(s). Marketing personnel will assess outreach response and repeat the notification 
process as needed on an ongoing basis. 
 
The advertising component of marketing will include the following: 
 
1. The Fair Housing Logo shall be prominently displayed in the management office. 
 
2. All brochures, pamphlets and other literature will display the Fair Housing and Barrier-Free 
logos. 
 
3.  All brochures, pamphlets and other literature will state: “2044 Beacon Street and Pine Street 
Inn do not discriminate because of race, color, sex, sexual orientation, religion, age, handicap, 
disability, national origin, familial status, or marital status in the leasing, rental, sale or transfer 
of apartment units, buildings, and related facilities, including land that they own or control.” 
 
4.  If human likenesses or models are used, they will reflect a mix of minority and majority 
models which reflect the affirmative fair marketing goals for the project.  All marketing material, 
including brochures, leaflets and stationary will include the Fair Housing logo and the words 
“Equal Housing Opportunity.” 



Draft Affirmative Fair Housing Marketing Plan 
Page 6 of 21 
 
 
III. APPLICATION PROCESS  
 
Applications will be available beginning ______ thru ______from 9:00 AM to 5:00 PM, on 
Mondays, Wednesdays, Thursdays and Fridays; and 9:00 AM to 7:00 PM on Tuesdays, at 
location TBD and 82 Green Street, Jamaica Plain, MA 02130. They will also be available online 
at ________________________________ .  For applicants requesting a reasonable 
accommodation (self certifying), applications will be mailed upon request. Assistance will be 
provided as needed to applicants in completing said applications. Every person will have the 
right to apply for housing. For those applicants that do not speak English, access to appropriate 
linguistic services will be provided. 
 
All applicants will be provided with literature pertaining to 2044 Beacon Street and the income 
limits, unit sizes and rent schedule.  
 
Final date to submit applications is ________. Those applicants excluded from the lottery will be 
notified by mail of the reasons and of the appeal process.  
 
If the number of applications received is larger than the number of units, acceptance for a unit or 
placement on the waiting list will be determined by lottery.  Applicants will be advised of the 
date, time, and location of the lottery and at least two witnesses not directly involved in the 
project will be present. The lottery process is described later in this Plan.   
  
A written application form will be used for all applications.  Accommodations will be made to 
assist applicants who are not literate. No person may be refused the right to submit an 
application, and translation services and/or writing assistance will be provided to any applicant 
who requests it for the purpose of completing the application. 
 
Deadline for applications submission is ________.  
 
Applications that have been mailed pursuant to a Reasonable Accommodation request 
must be postmarked by ________. Applications postmarked after that date will be 
considered late and not eligible for the lottery. 
 
After a completed application is received, it will be checked for completeness and eligibility.  
Initial eligibility determinations are made based on current information provided by the 
applicant.  

 
An applicant found ineligible shall be notified 10 calendar days in advance of the lottery and 
shall be given the reasons why he/she is ineligible. Ineligible applicants shall be given the 
opportunity to submit further information within five days of receipt of the notice. If the 
preliminary determination is incorrect, the applicant shall be included in the lottery. All eligible 
applicants shall be notified of their eligibility and of the date and location of the lottery. 
 
III. RESIDENT SELECTION PLAN 
 
2044 Beacon Street will consist of 10 units of affordable housing located in a renovate building 
on the site of a former ____________________.  
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A. Determination of Eligibility 
 

1. Income 
 

 To meet ______  requirements, 100% of the 10 households must have an 
income at or below __% of the area median income.    

 
2. Household Size 
 
All units are studio apartments.  Applicants will be eligible for units with 
bedroom sizes appropriate to their household size based on HUD occupancy 
guidelines. 
 

 Household size must comply with unit size based on the current State Sanitary 
Code Minimum Square Footage Requirements (see 105 CMR 400) or any 
applicable Federal regulations or requirements. 

 
EXAMPLE 
Massachusetts State Sanitary Code Minimum Square Footage Requirements 
 
# Occupants S.F. Per Bedroom* Total Habitable Area* 
1 70 sq. ft. 150 sq. ft. 
2 100 sq. ft. 250 sq. ft. 
3 150 sq. ft. 350 sq. ft. 
*Square footage excludes bathrooms, connecting hallways, closets and laundry 
rooms. 
 
Acceptance of a unit at maximum occupancy does not give the tenant the right to 
claim overcrowded conditions and request a transfer to a larger unit, unless the 
family size changes. 

 
Depending on family circumstances, occupancy is usually based on two people 
per bedroom unless the square footage allows or requires otherwise.  However, to 
the extent that it is possible, Agent shall follow the guidelines below in assigning 
Affordable Units: 
 
a. First Preference. Within an applicant pool first preference shall be given to 

households requiring the total number of bedrooms in the unit based on the 
following criteria: 
 
i.  There is at least one occupant and no more than two occupants per 
bedroom. 
  
ii.  A husband and wife, or those in a similar living arrangement, shall be 
required to share a bedroom. Other household members may share but shall 
not be required to share a bedroom. 
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iii.  A person described in the first sentence of (b) shall not be required to 
share a bedroom if a consequence of sharing would be a severe adverse 
impact on his or her mental or physical health and the Agent receives reliable 
medical documentation as to such impact of sharing.  

 
b.  Second Preference. Within an applicant pool second preference shall be given 
to households requiring the number of bedrooms in the unit minus one, based on 
the above criteria. 

  
c.  Third preference shall be given to households requiring the number of 
bedrooms in the unit minus two, based on the above criteria. 

  
 

3. Applicant Suitability and Standards for Rejection 
 
Any otherwise qualified applicant is deemed acceptable for occupancy unless 
specific information or facts, as provided by the applicant, references, credit 
history, or criminal background report show one or more of the following: 
 
a) The applicant, or household member, has disturbed a neighbor or neighbors in 
a prior residence by behavior, which if repeated by a tenant, would substantially 
interfere with the rights of other tenants to peaceful enjoyment of their units. 
 
b) The applicant, or a household member, has caused damage or destruction of 
property at a prior residence, and such damage or destruction of property, if 
repeated, would have a material adverse effect on the housing development or any 
unit in such development. 
 
c) The applicant or a household member has displayed living habits or poor 
housekeeping at a prior residence, and such living habits or poor housekeeping, if 
repeated by a tenant, would pose a substantial threat to the health or safety of the 
tenant or other tenants or would adversely affect the decent, safe and sanitary 
condition of all or part of the housing. 
 
d) The applicant or household member in the past has engaged in criminal 
activity, or activity in violation of M.G.L. c. 151B, §4, which if repeated by a 
tenant, would interfere with or threaten the rights of other tenants to be secure in 
their persons or in their property or with the rights of other tenants to the peaceful 
enjoyment of their units and the common areas of the housing development. 
 
e) The applicant or any household member who will be assuming part of the rent 
obligation has a history of non-payment of rent and such non-payment, if repeated 
by a tenant, would cause monetary loss; provided, however, that if the applicant 
or household member paid at least 50% of his/her household's monthly income 
for rent each month during a tenancy but was unable to pay the full rent, an 
eviction for non-payment of the balance shall not disqualify such individual from 
housing pursuant to this paragraph. 
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f) The applicant or a household member has a history of failure to meet material 
lease terms or the equivalent at one or more prior residences, and such failure if 
repeated by a tenant, would be detrimental to the housing development or to the 
health, safety, security or peaceful enjoyment of other tenants. 
 
g) The applicant has failed to provide information reasonably necessary for the 
housing provider to process the applicant's application. 
 
h) The applicant has misrepresented or falsified any information required to be 
submitted as part of the applicant's application or a prior application submitted 
within the last three years, and the applicant fails to establish that the 
misrepresentation or falsification was unintentional. 
 
i) The applicant, or a household member, has directed abusive or threatening 
behavior which was unreasonable and unwarranted towards a management agent's 
employee during the application process or any prior application process within 
three (3) years. 
 
j) The applicant does not intend to occupy housing, if offered, as his/her primary 
residence. 
 
k) The applicant or household member is a current illegal user of one or more 
controlled substances as defined in M.G.L. c. 94C §1.  A person's illegal use or 
possession of a controlled substance within the preceding twelve months shall 
create a presumption that such person is a current illegal user of a controlled 
substance, but the presumption may be overcome by a convincing showing that 
the person has permanently ceased all illegal use of controlled substances.  This 
disqualification of current illegal users of controlled substances shall not apply to 
applicants for housing provided through a treatment program for illegal users of 
controlled substances 
 
l) The applicant requires unit size of greater than a studio unit. 
 
m) The Applicants Household income is above the approved income limits. 
 
n)  The Applicants Household income to rent ratio is no more than 40% in 
absence of a subsidy or voucher. 
 
o) The Applicant has a poor credit history and is unable to provide a favorable 
prior landlord reference.  
 
p)  Any household member has been evicted for drug-related criminal activity 
within the past three years.    
 
q)  Any household member is currently engaging in illegal drug use. 
 
r)  The Owner determines that there is reasonable cause to believe that a 
household member's illegal use or a pattern of illegal use of a drug may interfere 
with the health, safety, or right to peaceful enjoyment of the premises by other 
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residents.  (Examples of evidence of illegal activities may include a conviction 
record, former landlord references, etc.) 
 
s)  Any member of the household is subject to a lifetime registration requirement 
under a state sex offender registration program.  In accordance with Federal law, 
Owners shall establish standards that prohibit admission to any Federally-assisted 
property to sex offenders subject to a lifetime registration requirement under a 
state sex offender registration program. 
 
t)  The Owner determines that there is reasonable cause to believe that a 
household member's abuse or pattern of abuse of alcohol interferes with the 
health, safety, or right to peaceful enjoyment of the premises by other residents. 
 
Appeals Process 
 
Any applicant who is refused housing based on these Standards for Rejection will 
be notified in writing of the reasons for the rejection. The letter will contain the 
statement: “If you believe you have been discriminated against in seeking 
housing, you should contact the Massachusetts Commission Against 
Discrimination, Tel. (617) 727-3990 and the U.S. Department of Housing and 
Urban Development, Tel. (617) 994-8300. 
 
Rejected households will receive written notification containing the reason(s) for 
rejection based on the housing eligibility and tenant suitability criteria. They will 
be provided with an opportunity to appeal within 14 calendar days from the date 
of the notification letter.  Each rejected applicant and his/her designee has the 
right to appear before an Appeals Committee to be chaired by a senior member of 
the Management Agent who is not involved in the day to day operations of the 
housing development.  At least one member of the committee will be a neutral 
party such as a representative of a community-based non-profit agency.  At the 
hearing, the rejected applicant and/or his/her designee may present supporting 
information relevant to the reason for rejection.  A final decision will be rendered 
by the committee, in writing, within five business days from the date of the 
hearing.  The letter to the applicant will state their new status, if any, and give 
reason(s) for the decision.  Appeals will be completed prior to the time unit offers 
are made; or the unit(s) will be held on reserve, pending outcome of the appeal(s). 

 
 

B. Preferences/Income Restrictions 
 

 
A. All ________ units will be reserved for households at or below __% of area 

median income. 
 
B.  The Owner will provide tenant selection preferences: 

 
1. Accessibility: 
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Those applicants that require the features of an accessible unit will have 
preference for this one unit.) Applicants that require the features of a sensory 
impaired unit will have preference for that unit.  

 
 

2.  Homelessness 
 

The Massachusetts Department of Housing and Community Development 
defines homeless as follows:  The applicant; 
 
(a) Lacks a fixed, regular, and adequate nighttime residence and has a primary 
nighttime residence that is either: 
 A supervised publicly or privately operated shelter designed to provide 

temporary living accommodations (including welfare hotels, congregate 
shelters, and transitional housing); 
 An institution in which they have been residents for more than 30 

consecutive days and no subsequent residences have been identified and they 
lack the resources and support networks needed to obtain access to housing;  
 A public or private place not designed for, or ordinarily used as, a regular 

sleeping place for human beings. 
 
OR 
 
(b) Meets all three of the following criteria: 
 The family is in imminent danger of losing housing, or has lost housing 

and is 
temporarily doubled up, and 
 Due to the health or environmental needs of the family there is no 

appropriate temporary shelter, and 
 Placement in another setting would endanger the health or safety of the 

family or the occupants of the shelter. 
 Health or environmental needs of this type could apply to individuals with 

demanding medical needs, including: the elderly, the terminally ill, and 
individuals denied access to shelters due to a life-threatening illness or the 
need for a barrier-free environment. 

 
3.  A limited local preference for 50% of the ______ units (_ units) is 

allowed.    
    
             Allowable local preference categories are as follows: 
 

a. Current residents: A household in which one or more members is living 
in the city or town at the time of application. Documentation of residency 
should be provided, such as rent receipts, utility bills, street listing or voter 
registration listing. 
 
b. Municipal Employees: Employees of the municipality, such as teachers, 
janitors, firefighters, police officers, librarians, or town hall employees. 
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c. Employees of Local Businesses: Employees of businesses located in the 
municipality. 
 
d. Households with children attending the locality’s schools, such as 
METCO students. 
 
 When determining the preference categories, the geographic 

boundaries of the local resident preference area should not be smaller than 
municipal boundaries. 
 
 Durational requirements related to local preferences, that is, how 

long an applicant has lived in or worked in the residency preference area, 
are not permitted in any case. 
 
 Preferences extended to local residents should also be made 

available not only to applicants who work in the preference area, but also 
to applicants who have been hired to work in the preference area, 
applicants who demonstrate that they expect to live in the preference area 
because of a bona fide offer of employment, and applicant households 
with children attending the locality’s schools, such as METCO students. 
 
 A preference for households that work in the community must not 

discriminate (including have a disproportionate effect of exclusion) 
against disabled and elderly households in violation of fair housing laws. 

 
4.. All PBV units have been designated as “Supportive Housing Units”.  
Applicants must be determined eligible for supportive housing in 
accordance with DHCD’s Section 8 PBV Administrative Plan (sections 
31.2.8.2 through 31.2.8.2.3). 
 
 All selected tenants for the supportive housing units must execute 

the Contract of Family Participation document. 
 

C. Lottery Process: 
 

A lottery will be used to determine the order of selection of qualified candidates.  Applicants who 

have submitted a completed application by the deadline will be placed in the lottery and the 

lottery will be done in accordance with guidelines set forth by the Department of Housing and 

Community Development. 

 
Prior to Lottery: 
 

1. Applicant Log:  PSI will maintain a log that contains the date each person picked up, or 
was mailed, an application.  This log should contain each person’s name and address and 
also the date the application was returned.   
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2. Preliminary Screening:  Conduct preliminary screening to ensure that each application 
meets standard threshold criteria. 

 The application has been filled out completely. 
 The income indicated is within the limits prescribed by the DHCD.. 

 
a. Notify applicants who have not met threshold criteria.   These applicants should 

be given an opportunity to clarify their application if it would change their 
eligibility status prior to holding the lottery.  

 
b. All applicants who meet standard threshold criteria are notified that they are 

eligible to participate in the lottery, and are informed of the lottery date.  They 
may be invited to attend. 

 
3. PSI provides ten (10) days notice, by mail, fax, or e-mail to schedule the lottery date, 

time, and location.  The lottery should have at least two witnesses not connected with the 
developer.    

 
On the Day of the Lottery: 
 

4. The applications, or cards bearing each applicant's name, I.D. code, or other identifier are 
all placed in one receptacle. 

 
5. One manual lottery is held to determine each applicant's rank order for selection. 

 
6. As each application/card is drawn from the receptacle, the number of the draw is 

announced and indicated on a master list, as well as on the application/card.  For 
example, the first application/card drawn will be indicated as #1 on the master list; and 
the application/card will be marked with a #1. 

 
7. The official witnesses should sign their names and affiliations as present at the lottery 

drawing.  If the lottery is open to the public, please include the names of all persons 
present. 

 
After the Lottery: 
 

8. PSI will use the master list in assigning each application to its appropriate pool; e.g., the 
applications will be sorted, by income, bedroom size, preference category, or other 
qualifier (such as a pool for households who require wheelchair-accessible unit).   

 
9. Each applicant's rank order from the master list will determine where his/her application 

fits in the appropriate pool.  For example, the first household that qualifies for a studio at 
30% of median income may be the sixth applicant pulled from the receptacle in the 
manual lottery, but the first applicant in the 30% studio pool.  Note:  In the event that 
there is not a separate pool for households who require wheelchair-accessible units, first 
preference in an income-designated pool will be given to the household who requires a 
wheelchair-accessible unit, if one is available.     
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10. The lottery list and the applicant pools must be approved before the applications are 
screened.   

 
11. PSI shall screen the applications at the top of the lowest income pool first.  Screening 

may consist of verifying income, conducting landlord reference and credit checks, and 
other approved screening.  See Income Verification Process. 

 
12. In the event that an applicant does not meet the lowest income eligibility requirements for 

the pool in which the applicant has been placed, his/her application is then transferred to 
the pool for which the applicant qualifies.  The application is placed in the appropriate 
pool in rank order. 

 
13. If the selected applicant does not pass final screening or decides not to purchase or rent a 

unit, PSI shall move to the next ranked applicant for that specific pool. 
 

14. When PSI conducts final screening and rejects an applicant, the applicant should be 
notified of the reason and given at least fourteen (14) days to appeal the determination.  
Applicants must also be notified of their right to contact DHCD, HUD, or the MCAD, if 
they believe discrimination took place. 

 
15. Prior to unit offers, the developer/agent compiles a list, in rank order, which includes:  

 
 Each applicant's name 
 Selection status (approved for housing, or reason why they failed screening) 
 Household size and Bedroom size 
 Income category 
 Race  

 
 

AFFIRMATIVE MARKETING TIMELINE 
 

Project Name: 2044 Beacon Street       
 
Contact Person: Ralph Hughes     Telephone: (617) 617-892-8702 
 
 Start End 
Construction   
Affirmative Marketing*   
General Marketing*   
Application Taking**   
Initial Screening   
Lottery Date***   
Final Tenants Selected   
Occupancy   
 
*DHCD requires ads to be placed a minimum of 2 times over a 60 day period.  
**Application period is required to be at least 60 days 
***Lottery if necessary (if eligible applicants exceed the number of units) 
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ATTACHMENTS: 
 
-Sample Advertisement for Print Media and Local Organization Distribution 
-Application 
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Draft Advertisement 
2044 Beacon Street 
Waban, MA 02468 

 
(Rents are contract rents based upon current 2012 rent limits, with a window of affordability – may change prior to 

advertising based on current rents) 
# of Units Type 60% AMI 

Rent 
HH 
Size 

 Studio 30% of 
income 

1-2 

 
Contract rent for 8 project based voucher units are:  

(Eligible Households pay 30% of their income towards rent) 

# of Units Type PBV Rent HH 
Size 

 Studio 30% of 
income 

1-2 

 
Maximum Income Per Household Size (2012 Limits) 

HH Size 
 

30% 60% 
1 $20,550 $41,100 
2 $23,500 $46,980 

 
Applications can be found online at www.___________________________________ or 

picked up in person only _______________________________________ or 82 Green Street, 
Jamaica Plain, MA 02130: 

Monday- Friday 
__________________ through ___________________    

9 am- 5 pm, Mondays and Wednesdays through Fridays & Tuesdays until 7 pm 
 

Deadline for completed applications at the above address: 
In person only by 4pm, ________________________ 

Selection by lottery 
Use and Occupancy Restrictions apply.  

Handicap households have preference for accessible units.  
 

For more info or reasonable accommodations,  
call Pine Street Inn 

 617-892-8708  

     Equal Housing Opportunity       
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PAUL SULLIVAN HOUSING 
Tenant Management Office 

82 Green Street 
Jamaica Plain, MA  02130 
PHONE:  (617) 892-8708 

FAX:  (617) 524-7821 
 
 

2044 Beacon Street 
Waban MA 02468 

APPLICATION 
This residence consists of 10 studio units with private bath and kitchenette. 
 

 

Complete applications must be delivered in person to 82 Green Street, Jamaica Plain, MA 02130, faxed or 
postmarked by _______________________ by 5:00 PM. 

1. GENERAL INFORMATION – (please print clearly) 

Applicant Name:   

Current Address:    
 (Street) (Apt)) 

       
 (State) (City) (Zip Code) 

Home Telephone No.:    Work Telephone No.:    

OTHER CONTACT INFORMATION – (please print clearly) 

Sponsoring Agency:   

Contact Person:   Relationship:   

Address:   Telephone: 
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4.    INCOME: LIST ALL SOURCES OF INCOME:  

List ALL sources of income for all household members. All income information will be verified with third 
parties. 

 
Source of Income  Gross Monthly 

Amount 

Employment  Yes  No $ 

SSI  Yes  No $ 

Social Security  Yes  No $ 

TANF/Public Assistance  Yes  No $ 

Do you receive Child Support  Yes  No $ 

Are you entitled to receive Child 
Support 

 Yes  No $ 

Do you receive Alimony  Yes  No $ 

Are you entitled to receive Alimony  Yes  No $ 

Unemployment  Yes  No $ 

Worker’s Compensation  Yes  No $ 

Disability  Yes  No $ 

Pension/Annuity  Yes  No $ 

Veterans Benefits  Yes  No $ 

Military Pay  Yes  No $ 

Net Income from Business  Yes  No $ 

Contributions from Friends/Relatives  Yes  No $ 

Income from Assets  Yes  No $ 

Other Income  Yes  No $ 

** Grants or Scholarships  Yes  No $ 
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Do you have any of the following assets? 

Checking Accounts  Yes  No  Stocks or Bonds  Yes  No 

Savings Accounts  Yes  No Mutual Funds  Yes  No 

Certificates of Deposit  Yes  No Trust Accounts  Yes  No 

IRA  Yes  No Life Insurance  Yes  No 

Other Retirement Funds  Yes  No Real Estate  Yes  No 

Other Current Assets 
(Cash, etc.?) 

 Yes  No  

Information provided above only serves to determine which units an applicant may qualify for.  Once the lottery is 
completed, formal income verification will be done. 

5. HOUSING HISTORY: Please complete this section for the past five (5) years of housing history 
or the past three (3) landlords, or shelters.  

List your current address:    
 (Street)  

     
 (City) (State) (Zip Code) 

How long have you lived How much is your rent:  $  
at your current address (years):    Does this include utilities  Yes 
 No  

Why do you want move:    

Current landlord’s name,         
address and phone no. (Name) (Street) 

    
 (City) (State) (Zip Code) (Telephone Number) 

********* 

List your previous address:    
 (Street) (Apt.) 

      
 (State) (City) (Zip Code) 

What were the dates that you lived there?    

Previous landlord’s name,       
address and phone no. (Name) (Street) 

     
 (City) (State) (Zip Code) (Telephone Number) 

Why did you move:    
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List your previous address:    
 (Street) (Apt.) 

      
 (State) (City) (Zip Code) 

What were the dates that you lived there?    

Previous landlord’s name,       
address and phone no. (Name) (Street) 

     
 (City) (State) (Zip Code) (Telephone Number) 

Why did you move:    

 

Please use the back of this sheet if you need more space for your housing history. 

6. ACCESSIBLE UNIT/REASONABLE ACCOMMODATIONS: 

Do you need or require an accessible unit? please check one.  Yes  No 

Do you require a special mode of communication because of a disability? (i.e. TDD, Braille, etc.)   Yes  No 

If yes, what type:    

If you are requesting a reasonable accommodation, what is the nature of the accommodation requested? 

    
Under the federal fair housing act, it is illegal on the basis of race, color, national origin, religion, sex, handicap, or 

familial status to deny an applicant rental housing.  If you believe you have been discriminated against, you should 

send a complaint to:  The Department of Housing and Urban Development, c/o Assistant Secretary for Fair Housing 
and Equal Opportunity, Washington, DC 20410; or Massachusetts Commission Against Discrimination, 1 
Ashburton Place, Boston, MA  02108; or Boston Fair Housing Commission, One City Hall Plaza, room 966, 
Boston, MA  02201. 

I/We hereby certify that the information furnished on this application is true and complete, to the best of my/our 
knowledge and belief. Inquiries may be made to verify the statements herein.  All information is regarded as 
confidential in nature, and a consumer credit report, a housing history report, and a Criminal Offenders Record 
Information (CORI) report may also be requested.  I/We certify that I/We understand that false statements or 
information are punishable applicable under State or Federal Law. 

I understand that I may submit only one application per household and that submitting duplicate applications will 
disqualify my household from the lottery. 

Signature:   Date   
 Applicant 

Signature:   Date   
 Co-Applicant 
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 Equal Housing Opportunity  
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April 18, 2013 (Updated April 21) 
 
Newton Housing Partnership – Project Review Sub-Committee 
C/o Robert Muollo, Jr., Housing Planner 
Planning and Development Department 
City of Newton 
1000 Commonwealth Ave. 
Newton, MA 02459 
 
Re: Engine 6 
 
Dear Newton Housing Partnership Project Review Sub-Committee Members: 
 
Thank you very much for taking the time to meet with us regarding our proposed 
redevelopment of the historic former firehouse at 2042-2044 Beacon Street.  This memo is an 
attempt to answer some of the questions raised at our April 11 meeting. 
 
Q.  Would the housing be for a specific gender or for anyone regardless of gender?   
 
A.  The housing created would be open to anyone, regardless of gender. 
 
Q.  The Newton Housing Authority has a property in Newton Corner that is for men who are 
formerly homeless or at-risk of becoming homeless, and we understand that it may currently 
have a few vacancies.  Could you speak with the Housing Authority and confirm that there is 
a need for this type of housing? 
 
A.  I spoke with Alycia Auchterlonie, the Leased Housing Coordinator for the Newton Housing 
Partnership.  She reported that there are currently 3 or 4 vacancies at the 28 unit Newton Corner 
Place property.  She attributed this to an usual amount of turnover over the past 6 to 7 months.  
The Housing Authority does not actually own or manage the property, nor do they do outreach 
for it.  The West Suburban YMCA is responsible for outreach and they send potential applicants 
to the Housing Authority for to fill out an application which includes income verification and a 
CORI check.  She suggested that I contact Donna Gooch at the West Suburban YMCA, however, 
she is on vacation until April 22.  I will reach out to her for additional information when she 
returns. 
 
The Continuum of Care has a wealth of information about the need to create more housing for 
homeless folks.  According to the Consolidated Plan 2011-2015, there were 173 homeless 
individuals in the Brookline, Newton and Watertown communities, including folks in 
emergency shelters or transitional housing1.  The Plan sets of a goal for the Brookline/Newton 

                                                      
1 Pg. 144 
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Continuum of Care to produce 5 permanent supportive housing units per year during the FY11-
15 Consolidated Plan period, resulting in an additional 25 units.2  As it will take this project at 
least two years to be completed, the ten units created would meet this goal for two years. 
 
Q.  Could this project be permitted by invoking the Dover Amendment? 
 
A.  After consulting with our Attorney, we believe that because we plan to provide specialized 
support services, we could qualify to use the Dover Amendment.   
 
Q.  What type of resident screening would be in place? 
 
A.  Please see Attachment 1, Excerpt from Draft Management Plan regarding tenant selection.  
 
Q.  The Utilities may be low and the operating budget goes negative in Year 10.   
 
A.  Please see Attachment 2, Updated 10-Year Operating Budget.  The utility estimates have 
actually dropped because we are now assuming residents will pay their own electricity.  
Therefore the rents have dropped but I have increased the amount of Continuum of Care 
funding.  The Continuum of Care estimate continues to be conservative as most “bonus” 
projects funded in recent years receive between $150,000 and $180,000. 
 
Q.  The insurance during construction may be low. 
 
A.  Please see Attachment 3, Updated Development Budget 
 
Q.  Is there another model that could be used that would support traditional debt from a 
private lender, thereby reducing the need for public resources in general and City of 
Newton resources in particular? 
 
A.  The concept was driven by a few key factors:  The historic nature of the building and our 
desire to preserve the historic fabric remaining inside the building; a substantial part of the 
usable space in the building is in the basement with very limited access to daylight; and 
efficiently using public resources to create high-quality affordable housing that meets the needs 
of the City of Newton and the broader region. 
 
Due to the building’s historic nature, and our desire to preserve the historic fabric inside the 
building, it would be difficult to create significantly larger units. We would be able to create, at 
most, 6 apartments, including two very small studios, one on each floor.  Given these 
constraints, the property is less than ideal for families. 
 
The large amount of space in the basement that is not conducive for housing due to the lack of 
sunlight is ideal for common spaces in which residents can gather or in which programming 
could occur.  Given that parking and traffic has traditionally been the major concern of residents 
in Special Permit proposals stretching back to 1967, the best use of basement space seems to 
be for activities that would primarily support residents rather than a broader community.  Thus 
the basement is an opportunity to provide homes for people who have special needs and would 
benefit from having access to specialized services in the place that they live. 
 
 
 
                                                      
2 Pg. 151 
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The City of Newton coordinates the activities of the Brookline-Newton-Waltham-Watertown 
Continuum of Care (CoC).  The purpose of the CoC is to bring communities together in a 
coordinated planning effort to work toward alleviating homelessness.  The CoC has documented 
the need for more housing for homeless individuals and created goals for the creation of 
additional housing.  The Commonwealth of Massachusetts has also placed a high priority on 
creating homes for formerly homeless and potentially homeless individuals and families. 
 
Because of the above reasons, we have not spent much time studying other options.  However, 
if we created larger units, we anticipate that the construction costs may only be reduced by 
between $150,000 and $200,000 and the soft cost reduction would be even smaller.  If losing 
40% of the units would only net a 10% reduction in costs, the total development cost per unit 
would end up being about 50% higher.  The need for public resources would decrease slightly, 
but the money would be used less efficiently, as slightly less money would be creating 40% 
fewer affordable homes.  Even if such a scheme could generate enough income to support a 
permanent mortgage, the mortgage capacity of the property would not come close to covering 
the increased spending per unit. 
 
We could also explore creating similar housing with fewer services.  However, we thoughtfully 
chose Paul Sullivan Housing to be the service provider because of the multitude and quality of 
services they provide.  The CoC is provides much of the funding for these services, and without 
this less of service, we would not be able to access CoC funding, exacerbating any economic 
challenges of long-term management. 
 
Q.  Who pays the utilities? 
 
A.  The residents would pay for their own electricity, including the use of their proposed electric 
stoves.  The property would pay for heat and hot water. 
 
Q.  Please provide a project schedule.   
 
A.  Please see Attachment 4, Project Schedule.  Please note that this schedule shows two 
different scenarios, one based on a recommendation from the Newton Housing Partnership at 
their May meeting and one based on a recommendation from the Newton Housing Partnership 
at their June meeting. 
 
Q.  If City of Newton funds can not be used for acquisition, how would you purchase the 
property? 
 
A.  We have already begun discussing acquisition loans with a couple of potential lenders.  It is 
most likely that we would get an acquisition loan from a public purpose lender such as the 
Community Economic Development Assistance Corporation (CEDAC), Boston Community 
Capital (BCC) or the Local Initiatives Support Corporation (LISC).  Although the terms and 
conditions of such loans vary, they can generally cover somewhere between 90-100% of the 
acquisition cost, provided that:  1) the acquisition price is supported by an appraisal; 2) the 
proposed project is financing feasible; and 3) there is some tangible evidence of support from 
the local municipality.  In our brief conversations with lenders, it seems likely that final 
commitment of any acquisition loan would be contingent on receiving a funding commitment 
from the City of Newton for HOME and/or CDBG funds.  Please see Attachment 5, CEDAC 
Acquisition Terms and Conditions, as an example of the terms of such loans. 
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It should be noted that all of the acquisition loans would require that interest be paid on them.  
We have budgeted some money for acquisition loan interest, however, if additional interest 
needs to be paid, it would impact the overall cost of the development. 
 
Q.  Please provide a site plan 
 
A.  We do not have an updated site plan at this point in time.  We will do our best to provide an 
updated site plan prior by May 8.  There were two major issues that prompted this question: 
parking and the possible relocation of a stair in the rear of the property.   
 
The property currently squeezes up to 16 cars on-site, mostly by allowing tandem parking on 
either side of the building.  Removing all tandem parking, there would be space for 9 vehicles.  
However, we would propose to create one van accessible space, reducing the number of 
parking spaces to 8.  This is an excess of the parking that is required by zoning, which would be 
1 space for every 2 low-income apartments, or 5 spaces total.  The proposed population would 
be unlikely to include many, if any, residents with cars, so we anticipate that 8 spaces would be 
more than enough to accommodate residents, service providers and visitors. 
 
In the rear of the building there are two wooden staircases, one leads from a second floor 
window to a retaining wall, while the second leads from the retaining wall down to ground level.  
The stairways provide a second means of egress for the second floor.  However, in order to 
comply with current code, the window will need to be lowered to become a door.  This will 
necessitate rebuilding a smaller stair, which by code will need to covered, most likely with an 
awning.  The second stairway is attached to the building, partially covering parts of two 
windows.  We propose to move the stairway away from the building in order to better utilize the 
windows and better appreciate the historic nature of the building. 
 
The above are the only two changes contemplated to the site, excluding the building. 
 
Q.  Please provide an updated schematic design drawing. 
 
A.  Updated schematic drawings will be available no later than Monday, April 22. 
 
Q.  Please provide a profile of the service provider. 
 
A.  Please see Attachment 6, Paul Sullivan Housing Management Agent Profile. 
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Engine 6 

Excerpt from Draft Management Plan 

Tenant Selection: 

All tenant selection, both the initial rent up and filling of subsequent vacancies, will be 
performed according to the Affirmative Fair Housing Marketing Plan (AFHMP) approved by the 
Department of Housing and Community Development.  All applications will be reviewed 
according to the eligibility criteria in the AFHMP.  Tenant selection will be conducted by the 
Occupancy Specialist and Case Manager and supervised by the Program Supervisor.  Applicants 
not selected will be provided with information regarding PSI’s appeal process and may avail 
themselves of remedies as stated in the AFHMP.  All prospective tenants will be notified in 
writing of their tenancy status.    

All new tenants will conduct a move-in inspection with the PSH staff representative and will 
receive instruction in the use of appliances, security and other features of the building as part of a 
thorough tenant orientation.  All tenants will be provided with a copy of the House Rules which 
will provide detailed information on all rules and policies and on the rights and responsibilities 
of tenants and management in addition to information on the care and maintenance of the units. 

All applicants for Pine Street Inn’s units are subject to a Criminal Offender Record Information 
(CORI) check and a Sexual Offender Record Information (SORI) check.  Pine Street Inn will not 
house individuals who present a threat to the well-being of established tenants of Pine Street Inn 
or the members of the broader communities in which residences managed by Pine Street Inn are 
located.  Tenant selection will be made on a case-by-case basis and will incorporate the complete 
application including all eligibility criteria, references, and CORI/SORI information.   

The following are criteria used by housing authorities regarding CORI and SORI status.  PSI also 
uses these same criteria for non-subsidized units.  

Denials: 

One drug-related incident or one incident of violent criminal activity less than a year ago, 
or multiple incidents, including: 

                                                              i.      drug trafficking – illegal manufacture, sale or 
distribution, or the possession with the intent to manufacture, sell or 
distribute, of a controlled substance 

                                                            ii.      personal drug use or possession – illegal use, or 
possession for personal use, of a controlled substance 

                                                          iii.      violence - any illegal criminal activity that has as 
one of its elements the use, attempted use, or threatened use of physical 
force against the person or property of another - denials for manslaughter 



less than seven years ago; murder less than 20 years ago, rape less than 10 
years ago, robbery less than 7 years ago. 

Applicants do have the right to appeal with Pine Street Inn any denial.  



Engine 6 – Project Schedule 
 
1. Purchase & Sales Agreement Completed 

 
2. Select Service Provider Completed 
 
3. Select Architect Completed 
 
4. Newton CDBG, HOME Applications Completed 
 
5.  1st Meeting with Housing Partnership Project Review Sub-committee Completed 

 
Partnership Recommendation in June Partnership Recommendation in June 

 
6. Recommendation from Newton 

Housing Partnership – May 8, 2013 May 8, 2013 
6.  Recommendation from Newton 

Housing Partnership – June 12, 2013 
7. Newton CPA pre-application Due – 

June 1, 2013 
7.  Newton CPA pre-application Due – 

June 1, 2013 
8. Recommendation from Newton 

Planning & Development Board – 
June 3, 2013 June 3, 2013 

8.  Recommendation from Newton 
Planning & Development Board – 
July 1, 2013 

9. Submit 40B Initial Site Eligibility 
Application – June 17, 2013 June 17, 2013 

9. Submit 40B Initial Site Eligibility 
Application – July 15, 2013 

10. Newton CDBG and HOME 
Conditional Commitments – July 3, 
2013 

10. Newton CDBG and HOME 
Conditional Commitments – August 
1, 2013 

11. Purchase Property, first Newton loan 
closing – August 12, 2013 August 12, 2013 

11. Purchase Property, bridge loan from 
CEDAC or BCC – August 12  August 12, 2013 

12. Achieve 40B Initial Site Eligibility – 
August 17, 2013 August 21, 2013 

12. First MA Historic Tax Credit 
Application – August 15, 2013 August 31, 2013 

13. First MA Historic Tax Credit 
Application – August 31, 2013 August 31, 2013 

13. FHLB Application – September 13, 
2013 

14. FHLB Application – September 13, 
2013 

14. Achieve 40B Initial Site Eligibility – 
September 15, 2013 

15. Continuum of Care Application Due 
– October 1, 2013 (est.) ~October 1, 2013 

15. Continuum of Care Application Due 
– October 1, 2013 (est.) 

16. FHLB Award – December 13, 2013 
(est.) 

16. FHLB Award – December 13, 2013 
(est.) 

17. Continuum of Care Award – 
February 15, 2014 (est.) 

17. Continuum of Care Award – 
February 15, 2014 (est.) 

18. Zoning Achieved (based on 6 month 
timeframe) – March 1, 2014 

18. Zoning Achieved (based on 6 month 
timeframe) – April 1, 2014 

19. Submit DHCD Application out of 
round – March 1, 2014 

19. Submit DHCD Application out of 
round – April 1, 2014 

20. DHCD funding commitment, all 
financing committed – April 1, 2014 April 1, 2014 

20. DHCD funding commitment, all 
financing committed – May 1, 2014 



21. Financing closing and construction 
start – July 1, 2014 July 1, 2014 

21. First Newton loan closing, replay 
bridge loan – June 1, 2014 

22. Construction 50% completed – 
September 2014 

22. Financing closing and construction 
start – August 1, 2014 

23. Construction 100% completed – 
December 2014 

23. Construction 50% completed – 
October 2014 

24. 100% Occupancy – February 2015 24. Construction 100% completed – 
January 2015 

 25. 100% Occupancy – March 2015 
 
  



Attachment 6, Paul Sullivan Housing Management Agent Profile 

 

Pine Street Inn / Paul Sullivan Housing  

Management Agent Profile 
Updated:  1/30/13 

 

 Pine Street Inn, Inc. (PSI), through its congregate housing development and 
management department, Paul Sullivan Housing (PSH), has been developing and 
managing permanent, affordable housing for individuals and families with histories of 
chronic homelessness since 1984.  PSI currently operates over 800 units of permanent, 
service-enriched, supportive housing across 36 residences and in scattered sites 
throughout Boston, Brookline, Chelsea and Waltham.   
 
 The director of Paul Sullivan Housing reports to Pine Street Inn’s vice president 
for programs.   The director is responsible for all aspects of the management of this 
housing.  Program administrators with responsibility for groups of residences and the 
direct care staff associated with them report to the director.  Also reporting to the director 
is a facilities administrator who is responsible for the maintenance and physical upkeep 
of each property and a property management administrator responsible for all business 
related to property accounting, occupancy, rental subsidies and tenant income.   
 

Each residence has a staffing pattern based on the needs of the tenants living 
there.  In particular, each house has a resident house manager who lives on site and is 
available to the residents through the night.  Some residences also will have awake 
overnight staffing in order to better meet the needs of the residents.  In addition, case 
managers and other staff work with the residents to achieve goals agreed upon in 
individual service plans.   

 
Pine Street Inn also has centralized departments such as finance, human 

resources, development, and program planning to support the development and 
management of Paul Sullivan Housing’s permanent housing program. 
 
 Since 1988, Pine Street Inn has developed 94 units specifically designed to meet 
the needs of formerly homeless individuals with chronic and persistent mental illness. 
PSI also offers a “Housing First/ Safe Haven” residence, which provides very low 
threshold housing for chronically homeless individuals. In addition, the Pine Street Inn 
portfolio includes 10 units of housing for persons living with HIV/AIDS.  Still other PSH 
programs function as general lodging houses.  One residence consisting of six two-
bedroom apartments is for formerly homeless families. Another residence consisting of 
ten one-bedroom units is for elderly individuals and couples.  The PSH program model, 
which has met with great success in all locations, is therefore a flexible one that “bends” 
to meet the person where he or she “is” with respect to self-sufficiency, job readiness and 
permanent housing.   
 
 Since 2005, Pine Street Inn has also begun providing supportive housing in 
scattered site locations across Greater Boston.  Nine distinct programs provide apartments 



for 145 formerly chronically homeless individuals.  Staff locates suitable units in the 
community in various neighborhoods, recruit appropriate persons for these units, and 
then provide ongoing supportive services to enable the tenants to make progress toward 
greater independent living. 
 
 Over the past five years, PSI has also initiated a “housing first” program.  Persons 
participating in housing first are usually chronically homeless and frequently are coming 
to housing directly from the street.  There are no preconditions for a person in order to 
enter housing, and there are no requirements to accept services while in the housing.  PSI 
currently is offering housing first to 229 persons in the scattered site programs and 
various other PSH congregate locations.  Of those who have been here at least a year, 
over 90% are still in housing. 
 
 Many of the individuals whom Paul Sullivan Housing has successfully served 
have had a history of long term, street-level homelessness with substantial periods of 
disenfranchisement, often accompanied by mental illness and/or issues related to 
addiction and substance abuse, as well as physical disabilities.  Still others are contending 
with the effects of longstanding domestic violence.  Individualized programming allows 
PSI to house a diverse group of people with a wide range of challenges and needs.  Some 
services are low-threshold, while others are intensive.  All residents benefit from the 
management expertise and project-specific staffing patterns that over time, the 
administrators of Paul Sullivan Housing have developed and refined. 

 

 A list of all locations and programs Pine Street Inn manages and/or provides 
support services follows: 

 

1.   1043-1045 Beacon Street, Brookline 26 SROs and 2 apartments 

2.   33 Bradlee Street, Dorchester  10 SROs and 1 apartment 

3.   40 East Springfield Street, Boston 5 two-bedr. apartments 

4.   82 Green Street, Jamaica Plain 31 SROs, 3 three-bdr. and 5 two-bdr. 

apartments 

5.   9 Half Moon Street, Dorchester  11 SROs and 1 apartment 

6.   122 Park Street, Dorchester   4 SROs 

7.   124 Park Street, Dorchester   6 SROs 

8.   126 Park Street, Dorchester   6 SROs   

9.   128-130 Park Street, Dorchester  16 SROs and 1 apartment 

10.  28 Rockwell Street, Dorchester  10 SROs and 1 apartment 

11.  300 Shawmut Avenue, Boston  15 SROs and 1 apartment 

12.  438 Warren Street, Roxbury  18 SROs and 1 apartment 

13.  394 Washington Street, Dorchester 10 SROs and 1 apartment 



14.  1734-1740 Washington Street, Boston 31 SROs and 1 one bdr. and 1 two bedr. 

apartment 

15.  8 Woodward Park, Dorchester  12 SRO’s and 1 apartment 

16.  136-140 Pleasant Street, Dorchester 6 two-bedr. apartments 

17.  7 Locksley Street, Jamaica Plain  7 SROs 

18.  1017 Beacon Street, Brookline  16 SROs 

19.  1754 Beacon Street, Brookline  9 SROs and 5 apartments 

20.  51-53 Beals Street, Brookline    16 SROs and 1 apartment 
 
21.  55-57 Beals Street, Brookline    19 SROs and 1 apartment 
 
22. 155 Geneva Avenue, Dorchester  11 apartments 
 
23.  459 Park Drive, Boston   21 SROs and 1 apartment 
 
24.  34 Algonquin Street, Dorchester  8 SROs and 1 apartment 
 
25.  REACH Scattered Site Housing   20 apartments 
 
26.  131 Zeigler Street    7 SROs and 1 apartment 
 
27.  414 Harrison Avenue   11 apartments 
 
28.  18-20 Parker Hill Avenue  15 SROs and five apartments 
 
29.  35 Tuttle Street, Dorchester  26 SROs and 1 apartment 
 
30. REACH II Scattered Site Housing 44 apartments 
 
31. REACH III Scattered Site Housing 18 apartments and 14 SROs 
 
32. BREACH II Scattered Site Housing 5 apartments 
 
33. Trinity House, East Boston*  15 SROs and 1 apartment (services only) 
 
34. 6 Hartford Street, Dorchester  16 SROs 
 
35. 35 Creighton Street, Jamaica Plain 28 SROs and 1 apartment 
 
36. Low Threshold Scattered Site Housing 11 units  
 
37. 270 Centre Street*, Jamaica Plain 4 units 
 



38. 40-42 Upton Street, South End  18 enhanced SROs and 1 apartment 
 
39. 1900 Washington, Roxbury  10 SROs 
 
40. Chronic Homeless Housing  22 units – 4 SROs, 10 1-bdr, 4 2-bdr 
      Scattered Site Housing 
 
41. 8 Church Street, Dorchester  12 SROs 
 
42. Hope to Home    20 units, Scattered Site Housing 
      
43. Shelter Plus Care 1   22 units, Scattered Site Housing 
 
44. Shelter Plus Care 2   7 units, Scattered Site Housing 
 
45. LTS Housing    30 units, Scattered Site Housing 
 
46. Common Ground*   32 units 
 
47. WEREACH    10 units, Scattered Site Housing 
 
Total Units:        802 
 
 
Units currently in development are summarized below: 
 
1.  461 Walnut Avenue, Jamaica Plain  31 studio apartments 
 
2.  North Bellingham Veterans Home, Chelsea 10 enhanced SROs 
 
Total Units: 41 
 
 In addition to its housing development experience, Pine Street Inn has developed 
program space, both leased and owned, for its emergency shelter and transitional 
programs. This space includes a large men’s shelter, women’s shelter, transitional 
programs for both genders, a downtown drop-in center, a residential transitional program 
for pregnant and parenting women in recovery, a clothing warehouse and thrift store, as 
well as a four-floor office building.   
 
*These programs are supportive services only. 
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CEDAC 
 

TERMS AND CONDITIONS 
 Acquisition Loan Program 

 
 
Eligible borrowers Non-profit developers, Community Development Corporations, 

Joint Ventures controlled by a non-profit partner. 
 

 Eligible Program Activities Acquisition of land, buildings or notes as part of an affordable 
housing project where borrowers demonstrate a clear public 
benefit of, or special market conditions requiring, an early 
acquisition.  

  
Security    All loans will be secured by a first mortgage on the property. 

Assignment of leases and rents will be required for occupied 
property.  Loans to scattered properties in the acquisition package 
will be cross-collateralized. 

 
Loan to Value    Standard: up to 90% loan to value.  May be able to go to 100% 

loan to value. 
 
Term of Loan    Loans will be for a maximum of two years or the closing of 

construction financing or contribution of public equity, whichever 
comes first.  Loans may be extended to three years depending on 
project circumstances. 

 
Recourse    The loans will be recourse to the borrower. 
 
Interest rate    Interest will be charged at a fixed rate, and will be due quarterly.  

Failure to pay in full at the time of construction closing will result 
in a penalty interest rate of 2 points above the current rate. 

 
Fees     The commitment fee is one point, half of which is due at the 

execution of the commitment letter. Borrowers will pay the costs 
of CEDAC-commissioned appraisals, legal fees, and other 
services if required. Typical loan transactions involve only 
appraisals and legal fees. CEDAC keeps legal fees minimal by 
closing loans internally with outside counsel reviewing title 
documents and other project specific questions.  
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May 1, 2013 
 
Newton Housing Partnership  
C/o Robert Muollo, Jr., Housing Planner 
Planning and Development Department 
City of Newton 
1000 Commonwealth Ave. 
Newton, MA 02459 
 
Re: Engine 6, Questions raised at Project Review Sub-Committee meeting on April 26. 
 
Dear Newton Housing Partnership Members: 
 
This memo is an attempt to answer outstanding questions raised at our April 26 meeting with 
the Project Review Sub-Committee. 
 
Q.  Will the residents be “low-threshold”?  If they are not “low-threshold” how will you 
affirmatively market the apartments while still recruiting other than “low-threshold” 
residents? 
 
A. “Low-threshold” housing, sometimes called Housing First, is the approach of placing people 
in housing first and then providing services.  This model allows individuals to deal with issues 
such as alcohol or drug dependence or mental illness after getting permanent housing rather 
than before being placed in permanent housing.   

. 
The proposed housing at Engine 6 is not low-threshold.  This is evidenced by our draft tenant 
selection plan which would allow us to deny applicants for a variety of reasons, including 
having recent drug-related or violent incidents. 
 
Q.  The draft tenant selection plan says that you would do SORI checks on prospective 
residents but it does not say what might be found in a SORI check that would result in a 
denied application. 
 
A.  Level 2 and Level 3 sex offenders would have their applications for residency denied. 
 
Q.  We understand that you are planning to permit the project as a friendly 40B, could 
you please provide us with a list of expected variances? 
 
A.  The property is located in the Single Residence 2 (SR2) Zone, thus the only permitted use is a 
single-family residence.  We will therefore need to change from one non-conforming use to 
another.  The minimum lot size in the SR2 Zone is 10,000 SF, this lot is 8,595 so the lot itself is 
non-conforming.  The maximum floor area ratio is (FAR) is .3 and the existing building has an 



 
63 Mt. Auburn St., Watertown, MA  02472 

P: 617-923-3505  F: 617-923-8241  www.metrowestcd.org 

 
 

FAR of .768.  We are not sure about setbacks or open space as we don't have a complete site 
plan yet. 
 
Q.  The water and sewer line item on your operating budget seems low, please explain. 
 
A.  We calculated this by looking for publicly available data on a similar property, Nonantum 
Village Place, at 243 Watertown Street.  We found that they spend an average of $415 per unit 
per year on water and sewer. We have therefore increased our budget to $425 per unit per 
year.  An updated operating budget is attached. 
 
Q.  Insurance during construction seems low.   
 
We are going into a construction on a mixed-use project in Watertown in July.  For that project 
our construction insurance quote is approximately $22,000 per year for 25 residential 
apartments and three commercial spaces.  We have budgeted $1,000 per unit per year for this 
property, which we feel is appropriately conservative.   
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First  Floor Plan
•	 4 units/3 accessible (300-490 sf)
•	 Office

Engine 6 - 2042-2044 Beacon Street
First Floor Plan



Basement Floor Plan
•	 1 unit (371 sf)
•	 Communal Kitchen and TV Lounge
•	 Mechanical spaces

Engine 6 - 2042-2044 Beacon Street
Basement Floor Plan



Second Floor Plan
•	 5 units (ranging from 265-398 sf)
•	  Office

Engine 6 - 2042-2044 Beacon Street
Second Floor Plan
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