
MEMO 

09/16/2020 

 

To: Lisa Wong, Town Manager, Town of Winchester, MA 

 

From: Francis Goyes Flor, MassHousing 

 

RE: Waterfield RFP – Review of Developer Proposals 

 

 

In preparation of the Select Board interviews with finalists for the Waterfield Lot redevelopment, MassHousing staff reviewed the five 

developers’ financial assumptions as stated in their proposals. Overall, the finalists have historically demonstrated capacity to undertake a 

project such as the Waterfield Lot. Nevertheless, there are key differences between the five proposals, as highlighted below. 

 

Key Takeaways: 

 

- Subsidy amounts for most proposals are under or at the maximum recommended by DHCD. 

o Historically, DHCD’s awards $1million or less in funds, per source, for development. Most finalists have adhered to this 

assumption. 

o Winn’s use of Affordable Housing Trust Fund funds assumes more than double the amount DHCD has historically awarded.  

 

Development costs per unit for most proposals are at, or, below the general recommended threshold of $550K.  

o Winn assumes a total development cost per unit of $598, almost $100K over the threshold recommended for development in 

Greater Boston. 

o At a cost of $520K per unit, Pennrose’s assumptions for the costs of development are lower than all other proposals. 

 

- Some pro formas need more clarity. 

o NOAH has not determined a lease payment to the town, nor does it account for it in their pro-forma. 

o Pennrose accounts for 13 workforce housing units, it is unclear if they will pursue financing through MassHousing’s Workforce 

Housing program or subsidize costs independently. 

o CIVICO’s proposal sets the Project-Based Voucher units at 50% AMI, when the maximum income limit allowed is 30% AMI. 

 



 

- Most developers are deferring a significant part of their fee to support their project’s development. 

o The majority of developers are deferring 10-20% of their fee. 

o Winchester Preservation Partners is deferring 24% ($676K), more than any other developer. 

o NOAH is deferring 1% ($18K) of their fees toward development costs, less than any other developer. 

 

- Most developers are anticipating 9% LIHTC credits. 

o 9% credits offer a higher subsidy amount but are competitive and take 2-3 years on average to award. 

o Winchester Preservation Partners anticipate 4% LIHTC credits, which offer less subsidy but are not competitive, thereby 

facilitating more expedient construction. 

 

- The only developer assuming additional funding sources is Winchester Preservation Partners. 

o Winchester Preservation Partners is using a flexible loan of $1.6 million, provided by Urban Spaces, a member of the 

development partnership, to fill in the ‘gap’ between the 9% and 4% credits. 

  



SOURCES AND USES COMPARISON 
 

Explanation CIVICO NOAH PENNROSE WATERFIELD 
PRESERVATION 
PARTNERS 

WINN 

Units  
 

60 55 54 60 65 

Use of Funds             

Total Development 
Costs (TDC) 

Cost of 
development 

 $     28,600,188   $     25,296,880   $     22,727,172   $     29,456,560   $     38,875,728  

TDC/Unit Estimated cost to 
develop each unit 
(TDC for Greater 
Boston is ~450K) 

 $           476,670   $           459,943   $           420,874   $           490,943   $           598,088  

Hard Costs/Unit Costs of building 
construction, site 
work 

 $           300,569   $           318,638   $           311,745   $           364,913   $           403,848  

Soft Costs/Unit Costs of design, 
(architect, 
engineer, 
surveyor, etc.) 

 $             57,010   $             61,088   $             59,855   $             48,133   $           115,358  

Fee/Overhead Developer's fee  $        2,545,472   $        2,364,490   $        2,120,798   $        2,775,780   $        3,089,320  

Fee % of TDC Developer's fee as 
a part of 
development's 
total costs 
(usually <10%)  

8.90% 9.35% 9.33% 9.42% 7.95% 

  
  

    

Source of Funds             

LIHTC Raise Tax credit equity 
DHCD assumes 
$0.95 

 $                 0.96   $                 0.95   $                 0.92   $                 0.95   $                 1.00  

Tax Credit Equity Total funds from 
tax credits 

 $        8,491,309   $        8,393,784   $     12,279,172   $        9,090,503   $     17,599,000  

  
  

    



DHCD Funds             

DHCD Housing 
Stabilization Fund 

$1mm limit  $        1,000,000   $        1,000,000   $        1,000,000  
 

 $        1,000,000  

DHCD Affordable 
Housing Trust Fund 

$1mm limit  $        1,000,000   $        1,000,000   $        1,000,000   $        1,000,000   $        3,000,000  

DHCD HOME Funds $1mm limit  $           550,000   $           550,000   $           990,000   $           550,000   $           550,000  

DHCD Community 
Based Housing 

$750K 
recommended 
limit 

 $           750,000  
   

 $           500,000  

DHCD CATNHP $1mm limit    $           750,000  
 

 $           889,930  
 

DHCD FCF $750K 
recommended 
limit 

  
   

 $           500,000  

Other DHCD Not specified in 
proposal 

 $           700,000  
    

Total DHCD Soft Debt 
 

 $        4,000,000   $        3,300,000   $        2,990,000   $        2,439,930   $        5,550,000  
  

  
    

MassHousing 
Workforce Housing 

$3mm limit  $                      -     $        1,700,000   $                      -     $           800,000   $        2,000,000  

Local Funds 
 

 $           500,000   $           895,000   $                      -     $           350,000   $                      -    

Permanent Loan 
 

 $     15,030,515   $     10,990,361   $        7,247,000   $     14,500,347   $     13,375,000  

Developer Equity Out-of-pocket 
funds from 
developer 

 $           578,364   $             17,735   $           211,000   $           675,780   $           351,728  

Other 
 

 $                      -     $                      -     $                      -     $        1,600,000   $                      -    
  

  
    

Gap? Gap between 
sources and uses 

 $                      -     $                      -     $                      -     $                      -     $                      -    

 


