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1. OPERATIONS AND NONPROFIT STATUS 
 
 Operations 
 

Metro West Collaborative Development, Inc. (Metro West CD) was formed in 1991 to address 
the shrinking supply of affordable housing in our community.  Metro West CD has a twenty-
three-town target area including: Bedford, Belmont, Bolton, Boxborough, Brookline, Concord, 
Framingham, Hudson, Lexington, Lincoln, Littleton, Medway, Natick, Needham, Newton, 
Norwell, Stow, Sudbury, Waltham, Watertown, Wayland, Wellesley, and Weston, 
Massachusetts.  This list may be modified from time to time by the Board of Directors to
respond to unique community needs or opportunities.  The mission of Metro West CD is to 
organize residents, mobilize resources, and identify ideas that improve the quality of life for 
residents of Metro West communities.  
 
We accomplish this by: 
 

1)  Creating and preserving affordable homes; 
2)  Supporting economic development that strengthens neighborhoods, towns and our 

region; and 
3)  Building alliances with partners and constituencies throughout the region in order to

increase awareness and build support for community development. 
 
The accompanying consolidating financial statements also include the following subsidiaries:
 

1060 Belmont, Inc. 
 
1060 Belmont, Inc. (1060 Belmont) is a nonprofit organization established in March 2010 to 
own, develop, manage, and lease eighteen residential units of affordable housing in 
Watertown, Massachusetts (the Property).  Metro West CD 
of Directors.  
 
St. Joseph Hall Apartments LLC 
 
St. Joseph Hall Apartments LLC (SJHA) is a Massachusetts limited liability company which 
was organized on May 22, 2013, for the purpose of acquiring, owning, renovating, 
maintaining, and operating a property consisting of twenty-five units of elderly rental 
housing and two commercial units located in Watertown, Massachusetts (St. Joseph Hall).
 
SJH, LLC 
 
SJH, LLC is a Massachusetts limited liability company.  SJH, LLC has a 0.01% interest in the 
capital, income, losses, credits, and cash flow of SJHA as its managing member.  Metro West 
CD holds a 79% interest in SJH, LLC.   
 
Glen Brook Way Apartments LLC 
 
Glen Brook Way Apartments LLC (Glen Brook Way Apartments) is a Massachusetts limited 
liability company which was organized on May 22, 2017, for the purpose of acquiring, 
owning, renovating, maintaining, and operating a property consisting of forty-eight units of 
low-income housing located in Medway, Massachusetts (Glen Brook Way Phase I) (see 
Notes 3, 11 and 12).  Glen Brook Way Apartments is a single member LLC wholly owned by 
Metro West CD.  Subsequent to year end, Massachusetts Housing Equity Fund XXV LLC 
(MHEF) was admitted as an investor member with 99.99% share in the capital, income, 
losses and cash flows of Glen Brook Way Apartments. MHEF committed a total of 
$8,998,200 in capital contributions to Glen Brook Way Apartments, of which $1,799,640 has 
been made during 2020 as a loan, which converted to equity in 2021 (see Note 7).   
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1. OPERATIONS AND NONPROFIT STATUS (Continued) 
 

 Operations (Continued) 
 

GBW Senior Apartments LLC 
 
GBW Senior Apartments LLC (GBW Senior Apartments) is a Massachusetts limited liability 
company which was organized on July 27, 2018, for the purpose of acquiring, owning, 
renovating, maintaining, and operating a property consisting of forty-four units of senior 
low-income housing located in Medway, Massachusetts (Glen Brook Way Phase II) (see 
Notes 3, 11 and 12). GBW Senior Apartments is a single member LLC wholly owned by 
Metro West CD. 
 
Herring Brook Hill LLC 
 
Herring Brook Hill LLC (Herring Brook Hill) is a Massachusetts limited liability company which 
was organized on May 30, 2018, for the purpose of acquiring, owning, renovating, 
maintaining, and operating a property consisting of eighteen units of elderly rental housing 
located in Norwell, Massachusetts (Norwell Project) (see Note 11).  Herring Book Hill is a 
single member LLC wholly owned by Metro West CD. 
 

Nonprofit Status 
 
Metro West CD and 1060 Belmont are exempt from Federal income taxes as organizations (not 
private foundations) formed for charitable purposes under Section 501(c)(3) of the Internal 
Revenue Code (IRC).  Metro West CD and 1060 Belmont are also exempt from state income 
taxes.  Donors may deduct contributions made to Metro West CD and 1060 Belmont within IRC 
requirements.   

 
2. SIGNIFICANT ACCOUNTING POLICIES  
 

Metro West CD and its Subsidiaries (collectively, the Organization) prepare their consolidating 
financial statements in accordance with generally accepted accounting standards and principles 
(U.S. GAAP) established by the Financial Accounting Standards Board (FASB).  References to U.S. 
GAAP in these notes are to the FASB Accounting Standards Codification (ASC). 

 
Principles of Consolidation 
 
The consolidating financial statements include the accounts of Metro West CD, 1060 Belmont, 
SJHA, SJH, LLC (Managing Member of SJHA), Glen Brook Way Apartments, GBW Senior 
Apartments, and Herring Brook Hill.  All significant balances between classes of net assets, 
intercompany balances and transactions have been eliminated in the accompanying 
consolidating financial statements. 
 
The accompanying consolidating financial statements do not include the non-controlling interest 
in SJH, LLC, since the amount is not material to the accompanying consolidating financial 
statements. 
 
Cash and Cash Equivalents and Concentration of Credit Risk  

 
The Organization considers all checking, money market, and savings accounts, and certificates of 
deposit with an initial maturity of three months or less to be cash and cash equivalents.  Those 
highly liquid resources that are generally not available for current operations or otherwise 
restricted are classified as restricted deposits (see Note 10).  For the purpose of the 
consolidating statements of cash flows, cash and reserves include cash and cash equivalents and 
restricted deposits with an initial maturity of three months or less. 
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2. SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 

Cash and Cash Equivalents and Concentration of Credit Risk (Continued) 
 

The Organization maintains its cash balances in high credit quality financial institutions.  The 
Federal Deposit Insurance Corporation (FDIC) insures balances at each financial institution up to 
certain amounts.  At certain times during the year, cash balances may exceed the insured 
amounts.  The Organization has not experienced any losses in such accounts.  The Organization 
periodically assesses the financial condition of these financial institutions and believes it is not 
exposed to any significant credit risk on its cash and cash equivalents. 
 
Fair Value Measurements 

  
The Organization follows the accounting and disclosure standards pertaining to ASC Topic, Fair 
Value Measurements, for qualifying assets and liabilities.  Fair value is defined as the price that 
the Organization would receive upon selling an asset or pay to settle a liability in an orderly 
transaction between market participants.   
 
The Organization uses a framework for measuring fair value that includes a hierarchy that 
categorizes and prioritizes the sources used to measure and disclose fair value.  This hierarchy is 
broken down into three levels based on inputs that market participants would use in valuing the 
financial instruments based on market data obtained from sources independent of the 
Organization.  Inputs refer broadly to the assumptions that market participants would use in 
pricing the financial instrument, including assumptions about risk.  Inputs may be observable or 
unobservable.  Observable inputs are inputs that reflect the assumptions market participants 
would use in pricing the financial instrument developed based on market data obtained from 
sources independent of the reporting entity.  Unobservable inputs are inputs that reflect the 

pricing the asset developed based on the best information available.  The three-tier hierarchy of 
inputs is summarized in the three broad levels as follows: 
  

Level 1 - Inputs that reflect unadjusted quoted prices in active markets for identical assets 
at the measurement date. 

  
Level 2 - Inputs other than quoted prices that are observable for the asset either directly 

or indirectly, including inputs in markets that are not considered to be active.
  
Level 3 - Inputs that are unobservable and which require significant judgment or 

estimation. 
 

within the framework is based upon the lowest level of any input that 
is significant to the fair value measurement.  All qualifying assets and liabilities are valued using 
Level 1 inputs. 
 
Debt Issuance Costs 
 
Debt issuance costs are amortized over the period the related obligation is outstanding (see 
Note 6) using the straight-line method, which approximates the effective interest method.
 
Revenue Recognition 
 
The Organization generally measures revenue for qualifying exchange transactions based on the 
amount of consideration the Organization expects to be entitled for the transfer of goods or 
services to a customer, then recognizes this revenue when or as the Organization satisfies its 
performance obligations under a contract, except in transactions where U.S. GAAP provides 
other applicable guidance.  
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2. SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 

Revenue Recognition (Continued) 
 

The Organization evaluates its revenue contracts with customers (i.e. developer fee and service 
fee contracts) based on the five-step model under Topic 606: (1) Identify the contract with the 
customer; (2) Identify the performance obligations in the contract; (3) Determine the 
transaction price; (4) Allocate the transaction price to separate performance obligations; and (5) 
Recognize revenue when (or as) each performance obligation is satisfied. 
 
The Organization has several contracts to provide affirmative marketing, compliance monitoring 
and other housing services, as outlined in the respective contracts.  These agreements, which 
are reciprocal transactions, are accounted for under the guidance of Topic 606.  Generally, the 
transaction price is defined in the agreements and is based on fixed rates for satisfying the 
various performance obligations outlined in the contracts.  The Organization recognizes revenue 
under these contracts over time as the related services are provided or upon completion of 
certain milestones, as defined in the agreements.  Payments received in advance of revenue 
earned results in a contract liability.  At December 31, 2020 and 2019, there were no contract 
liabilities relating to these agreements.  
 
During 2020, the Organization was awarded contracts to provide emergency rental assistance to 
eligible tenants who struggled to pay rent during COVID-19 pandemic.  The Organization 
received $1,868,929 from local governments and passed it to the tenants to assist with rental 
payments.  The revenue received was netted with the expense in the accompanying 
consolidating financial statements.  The Organization earned an administrative fee to provide 
these services in the amount of $172,300, which is included in contracts in the accompanying 
consolidating statement of activities for the year ended December 31, 2020.  The transaction 
price is specified in the contracts and is based on the number of applicants enrolled.  The 
Organization recognizes revenue under these contracts over time as the related services are 
provided. 
 
Program fees represent charges to individuals using the  services as well as fees 
with related parties (see Note 11).  Services are generally provided on an annual basis subject to 
separate agreements that renew annually at the election of the parties or under aspects of 
operating agreements that govern the operations of certain affiliates.  Such service is considered 
a single performance obligation and is satisfied evenly over the year. 
 
Developer fees are earned by the Organization in its role as sponsor and developer of its 

1) projects.  Developer fees are generally earned under written developer 
agreements executed with the affiliates that detail the rights and responsibilities of both parties 
under each project development agreement.  The agreements define the scope of activities to 
be provided by the Organization and generally include supervising and coordinating project 
projections, overseeing the construction and/or rehabilitation, obtaining the necessary 
permitting, and overseeing and coordinating any reporting requirements of the project.  These 
activities under the agreement are considered a single performance obligation as the services 
provided are not considered to be distinct within the context of the agreement. The 
Organization determined the services within the agreement are highly interdependent with 
each other and comprise an integrated series of activities associated with the completion of a
single real estate development project.   
 
Developer agreements define the fixed compensation to which the Organization is expected to 
be entitled and a schedule of payments to be made from project development sources or from 
net cash flow from project operations.  
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2. SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 
Revenue Recognition (Continued) 

 
The performance obligations under developer agreements are satisfied over time as the 

Accordingly, the Organization recognizes revenue from developer agreements over time, as the 
services are rendered, based on an input method of developer time and effort incurred relative 
to total expected developer time and effort to complete the contract.  Due to the contingent 
nature of certain developer fees which may be payable from net cash flow from project 
operations, some are not recognized until received or when collection is assured.  See Notes 3
and 11 for required disclosures related to these developer agreements.  
 
In accordance with ASC Subtopic 958-605, Revenue Recognition, the Organization must 
determine whether a contribution (or a promise) is conditional or unconditional for transactions 
deemed to be a contribution.  A contribution is considered to be a conditional contribution if an 
agreement includes a barrier that must be overcome and either a right of return of assets or a 
right of release of a promise to transfer assets exists.  Indicators of a barrier include a 
measurable performance-related barrier or another measurable barrier, a stipulation that limits 
discretion by the recipient on the conduct of an activity, and stipulations that are related to the 
purpose of the agreement.  Topic 958 prescribes that the Organization should not consider 
probability of compliance with the barrier when determining if such awards are conditional and 
should be reported as conditional grant advance liabilities until such conditions are met (see 
Note 12).  

 
For contributions that have been recognized prior to adoption of Topic 958, the standard is not 
required to be retrospectively applied.  Prior to the adoption of Topic 958, effective for calendar 
year 2019, the Organization had received certain awards for real estate development projects.  
For those awards, the Organization had assessed the probability of non-compliance with 
affordability covenants related to such projects as low or remote, and accordingly, recorded 
such awards as unconditional contribution revenues upon receipt and reported any potential 
remaining right of return as contingencies (see Note 12). 

 
Metro West CD was awarded $60,000 and $56,000 of Community Investment Tax Credits (CITC) 
from the Department of Housing and Community Development (DHCD) in 2020 and 2019, 
respectively, to disburse to donors contributing gifts of $1,000 or more.  As of December 31, 
2020 and 2019, $39,811 and $39,355 of unclaimed credits were available to roll over into 2021
and 2020, respectively.  Metro West CD became a United Way CITC Community Partner which 
allows Metro West CD to pledge up to 50% of its DHCD awarded allocation to their regional 
fundraising efforts thereby increasing the likelihood that Metro West CD will be able to meet its 
disbursement goals. 
 
Funds received in advance of the fiscal year in which the initiatives will take place, if any, are 
recorded as deferred revenue. 

 
Rental income is recognized pro-rata over the life of the related leases and shown net of related 
vacancies.  Residential leases are signed for a one-year term with annual renewals.  Commercial 
leases with terms beyond one year are included in Note 4.  All other revenue is recognized as 
earned. 
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2. SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 
Estimates 

 
The preparation of consolidating financial statements in conformity with U.S. GAAP requires 
management to make estimates and assumptions that affect the reported amounts of assets 
and liabilities and disclosure of contingent assets and liabilities at the date of the consolidating 
financial statements and the reported amounts of revenues and expenses during the reporting 
period.  Actual results could differ from those estimates. 

 
Consolidating Statements of Activities 
 
Transactions deemed by management to be ongoing, major, or central to the provision of 
program services are reported as operating revenue and support and operating expenses in the 
accompanying consolidating statements of activities.   
 
Receivables and Allowance for Doubtful Accounts 
 
Contracts receivables are stated as unpaid balances at amounts which are expected to be 
collected.  Contracts receivables reflect the outstanding amount of consideration to which the 
Organization expects to be entitled in exchange for providing services.  These amounts are due 
from other organizations and local governments.  
 
Program service and rent receivable, net is stated as unpaid balances less allowances for 
doubtful accounts.  Program service receivables relate to the grants and contracts, where the 
services provided by the Organization are considered nonreciprocal transactions because the 

customers receive the benefit as a result of the assets transferred.  The 
Organization provides for losses on these receivables using the allowance method.  The 
allowance is based on experience, payment terms, and other circumstances.  It is the 

receivable will not be collected.  The Organization recorded an allowance for doubtful accounts 
of approximately $3,000 and $5,000 as of December 31, 2020 and 2019, respectively, not 
inclusive of related party allowances (see Note 11).   
 
Net Asset Classifications 
 
Net Assets Without Donor Restrictions 

 
Net assets without donor restrictions are those net resources that bear no external restrictions 
and are generally available for use by the Organization.  The Organization has grouped its net 
assets without donor restrictions into the following categories: 

 
Operating - These represent net assets which are available for operations and bear no 
external restrictions. 
 
Development - Those assets and liabilities rela
development that are long-term in nature and are not expected to be liquid or otherwise 
available for operations for at least one year from the date of the accompanying 
consolidating statements of financial position. 
 
Property and Equipment - Amounts expended and resources available for property and 
equipment, financing costs and reserves, net of related debt.   

 
 



METRO WEST COLLABORATIVE DEVELOPMENT, INC. AND SUBSIDIARIES
 
Notes to Consolidating Financial Statements 
December 31, 2020 and 2019 
 
 

Page 17

2. SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 

Net Asset Classifications (Continued) 
 

 Net Assets With Donor Restrictions 
 

Net assets with donor restrictions include those net resources not yet spent in accordance with 
donor designations.  These contributions are recorded as net assets with donor restrictions until 
they are expended for their designated purposes.  All net assets with donor restrictions are 
purpose restricted as of December 31, 2020 and 2019. 

 
Non-Controlling Interest 
 
Non-controlling interest represents the non-controlling interest in SJHA (see Note 11) that is 
owned by an unrelated investor. 

 
Subsequent Events 

 
Subsequent events have been evaluated through May 27, 2021, which is the date the 
consolidating financial statements were available to be issued.  There were several events that 
met the criteria for disclosure in the consolidating financial statements (see Notes 1, 3 and 8).

 
Property and Equipment and Depreciation 

 
Property and equipment are recorded at cost when purchased or at fair market value at the 
date of donation.  Renewals and betterments are capitalized as additions to the related asset 
accounts, while repairs and maintenance are expensed as incurred. 
 
Depreciation is computed using the straight-line method over the following estimated useful 
lives: 
 

 
 
 

Estimated
Useful Lives

Buildings 40 years
Building and leasehold improvements 7 - 40 years
Furniture, fixtures and equipment 5 - 10 years

 
Depreciation expense was $441,356 and $297,521 for the years ended December 31, 2020 and 
2019, respectively.  Depreciation expense for 2020 and 2019 includes approximately $5,500 and 
$5,200, respectively, of depreciation related to property held for sale (see Note 5). 
 
During 2020, Metro West CD began exploring a feasibility of a potential development project.  
Expenses incurred in connection with this project have been capitalized are shown in the 
construction in process and predevelopment costs in the accompanying consolidating statement 
of financial position as of December 31, 2020. 
 
During 2019, SJHA began a capital project to replace an elevator.  As of December 31, 2020 and 
2019, construction in process consisted of emergency repairs and consulting on the capital 
project.  The project was anticipated to be completed during fall 2020 but has been delayed by 
the COVID-19 pandemic. 
 
The Organization accounts for carrying value of its long-lived assets in accordance with the 
requirements of ASC Topic, Property, Plant and Equipment under U.S. GAAP.  As of December 
31, 2020 and 2019, the Organization has not recognized any reduction in the carrying value of its 
buildings and equipment in consideration of the requirement. 
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2. SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 

Capitalized Costs and Amortization 
 

Capitalized costs are being amortized over the related commitment term (see Note 9). 
 
Expense Allocation 
 
The consolidating financial statements present expenses by functional classification in 
accordance with the overall service mission of the Organization.  Each functional classification 
displays all expenses related to the underlying operations by natural classification.  The 
consolidating financial statements report certain categories of expenses that are attributable to 
more than one program or supporting function and require an allocation on a reasonable basis 
that is consistently applied.  The expenses that are allocated include salaries, payroll taxes and 
fringe benefits, depreciation, rent, insurance, and other costs, which are allocated based on 
estimates of time and effort spent on each program or support function.  All other expenses are 
charged on a direct basis to specific programs or functions. 
 
Income Taxes 
 
The Organization accounts for uncertainty in income taxes in accordance with ASC Topic, Income 
Taxes.  This standard clarifies the accounting for uncertainty in tax positions and prescribes a 
recognition threshold and measurement attribute for the consolidating financial statements
regarding a tax position taken or expected to be taken in a tax return.  The Organization has 
determined that there are no uncertain tax positions which qualify for either recognition or 
disclosure in the consolidating financial statements at December 31, 2020 and 2019.  

 
SJHA is taxed as a partnership.  No income tax provision has been included in the consolidating 
financial statements for SJHA, as the income, loss and credits are reported by the partners on 
their respective income tax returns. 
 

3. DEVELOPMENT 
 
Glen Brook Way Phase I 
 
Metro West CD purchased two parcels of land in Medway, Massachusetts with the purpose to 
create forty-eight family rental apartments (Glen Brook Way Phase 1) (see Note 1). A 
Comprehensive Permit was approved in the summer of 2017, and the project received an 
allocation of Low-Income Housing Tax Credits (LIHTC) and other Commonwealth of 
Massachusetts, DHCD subsidy programs in March 2020.  Construction began in August 2020.
Lease-up is expected to begin in October 2021. 
 
Glen Brook Way Phase II 
 
During 2018, Metro West CD purchased two additional properties in Medway, Massachusetts 
with the purpose of developing forty-four rental apartments for seniors (Glen Brook Way Phase 
II).  The comprehensive permit for Glen Brook Way Phase I was modified in 2018 to include the 
additional sites.  GBW Senior Apartments submitted a One Stop application for LIHTC and other 
Commonwealth of Massachusetts, DHCD subsidy programs in January 2021.  Construction is 
expected to begin in the spring of 2022. 
 
Hudson Development 
 
Subsequent to year end, Metro West CD was designated as the developer of a town-owned site 
in Hudson, Massachusetts. Metro West CD will work with the Town of Hudson to design, permit, 
finance and construct approximately 40 units of affordable housing on the property. This 
housing will be owned and operated by a subsidiary of Metro West CD. 
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3. DEVELOPMENT (Continued) 
 
Developer and Other Service Fees 

 
The Organization, in its role as sponsor and developer, earns developer fees from each project 
undergoing rehabilitation.  The Organization earned developer fees totaling $1,000,486 and 
$487,118 during the years ended December 31, 2020 and 2019, respectively, which are 
reflected as developer overhead and fees in the accompanying consolidating statements of 
activities.  Included in 2019 fees are $445,834 of developer fees related to the Herring Brook Hill 
project which has since placed in service and is no longer in development. 
 

 
 
                  Project                   

 
Total       

   Contract    
 

 
Recognized  
During 2019 

 
Recognized  
During 2020 

Remaining
Contract    

    Balance

Glen Brook Way Phase I $  1,780,000 $  34,906 $  1,000,486 $     744,608
Glen Brook Way Phase II $  1,834,000       6,378                     -      1,827,622
    
  $  41,284 $  1,000,486 $  2,572,230

 
4. LEASE COMMITMENTS 
 

Metro West CD leases an office space under an agreement that expires in August 2024. Metro 
West CD is responsible for utilities, property taxes, and routine maintenance.   
 
Metro West CD has a Master Lease agreement with SJHA (Notes 10 and 11) to sublease a 
commercial space to an unrelated company.  The Master Lease agreement expires in 2038 and 
has an annual increase of 3%.  
 
Future minimum lease payments are as follows:  
 

2021 $     132,519 
2022 136,167 
2023 139,863 
2024 114,295 
2025 58,717 
Thereafter        944,547 

 
 $  1,526,108 

 
Metro West CD subleases a commercial space it leases from SJHA (see above) to an unrelated 
company, with monthly rental payments of approximately $3,000 as of December 31, 2020 and 
2019.  The sublease term was for two years and was since extended twice for a five-year term, 
ending in June 2025.  Total rental income under this agreement for the years ended December 
31, 2020 and 2019, was $42,606 and $41,453, respectively, and is included in commercial rents 
in the accompanying consolidating statements of activities.  Based on this agreement, the rental 
income will average approximately $42,000 for the next four years and will be approximately 
$22,000 in the last year of the lease. 
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4. LEASE COMMITMENTS (Continued) 
 
Metro West CD leased space on the roof of St. Joseph Hall to a cell phone company for 
placement of its equipment.  The lease had commenced in July 1999, with an initial term of five 
years and has automatic renewal for four additional terms of five years each until July 2023.  
Metro West CD sold the lease and provided an easement to use the space on the roof to a third 
party.  As part of the sale, Metro West CD recognized $725,000 in deferred revenue, which is 
being recognized over the life of the former lease term with the cell phone company.  Metro 
West CD recognized $102,657 and $85,714 of revenue in 2020 and 2019, respectively, which is 
included in commercial rents in the accompanying consolidating statements of activities.  The 
remaining deferred balance on the sale as of December 31, 2020 and 2019, was $265,200 and 
$367,857, respectively, and is included in deferred revenue in the accompanying consolidating 
statements of financial position.  

 
5. PROPERTY HELD FOR SALE/REFUNDABLE GRANT 
 

Metro West CD purchased an affordable condominium unit (the Project) during 2009 for 
$172,848, with the goal to resell it.  Due to several years of a weak housing market, the Project 
has not been sold and is currently being rented to a tenant under an annual lease agreement.
All notes/mortgages associated with the Project will be paid off with the proceeds from the sale.  
As of December 31, 2020 and 2019, the Project and associated improvement and closing costs, 
net of accumulated depreciation ($36,445 and $30,963 as of December 31, 2020 and 2019, 
respectively), are shown as property held for sale in the accompanying consolidating statements 
of financial position.  In connection with this purchase, Metro West CD received a refundable 
grant totaling $59,300 from the Town of Watertown (the Town).  This refundable grant is due to 
be repaid upon the eventual sale of the Project.  Metro West CD also financed this acquisition 
with a note payable to a bank (see Note 6).  Metro West CD began depreciating the Project in 
2014, because it is not anticipated to be sold in the near future and is currently in use. 
 

6. MORTGAGE NOTES PAYABLE 
 

Mortgage notes payable consist of the following at December 31: 
 

Metro West Collaborative Development, Inc.       2020              2019  
  
3.75% note payable to Watertown Savings Bank (WSB) in the 

original amount of $132,000.  Payments on the note are 
due in monthly principal and interest installments of $611 
through the date of maturity, February 2050.  The note is 
secured by a first mortgage on the property located at 28 
Quimby Street, Watertown, Massachusetts (see Note 5). 

 

 
 
 
 
 

$     129,779 $                  -

4.67% note payable to Belmont Savings Bank, due in monthly 
principal and interest installments of $578 through 
December 2019.  A balloon payment of approximately 
$89,000 was due in December 2019.  The note was paid in 
full in February 2020 with the proceeds of new note 
payable to WSB (see above).  The note was secured by a 
first mortgage on the property located at 28 Quimby 
Street, Watertown, Massachusetts (see Note 5). 

 

 
 
 
 
 
 
 

-  86,992
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6. MORTGAGE NOTES PAYABLE (Continued) 
 

1060 Belmont, Inc. 
 

      2020              2019  

4% note payable to WSB, due in monthly principal and 
interest installments of $5,614 through December 2039.  
This note was amended in January 2020, extending the 
maturity date and eliminating the balloon payment.  
During 2019, the interest rate was 5%, monthly principal 
and interest payments were $5,905, and the maturity date 
was February 2031.  The note is secured by a first 
mortgage on the Property.  

 

 
 
 
 
 
 
 

895,480 
 

926,350

St. Joseph Hall Apartments LLC 
 

 

3.76% mortgage note payable with Dominican Sister of 
Peace, Inc.  Principal and interest are due in monthly 
installments of $3,339 through April 1, 2030, at which time 
a balloon payment of approximately $384,000 will be due.  
Interest expense for this note was $22,383 and $23,034 for 
2020 and 2019, respectively.  This note is secured by a 
second mortgage on St. Joseph Hall. 

 

 
 
 
 
 
 

585,654 603,333

4% mortgage note payable with Massachusetts Development 
Finance Agency (MDFA) and WSB related to the issuance of 
$450,000 of MDFA Multifamily Housing Revenue Bonds St. 
Joseph Hall Issue, Series 2013B.  Principal and interest are 
due in monthly installments of $2,148 through November 
1, 2034, at which time a balloon payment of approximately 
$212,000 will be due.  Interest expense for 2020 and 2019 
was $16,045 and $16,426, respectively.  This note is 
secured by a first mortgage on St. Joseph Hall. 

 

 
 
 
 
 
 
 
 

395,829 405,564

Glen Brook Way Apartments LLC  
 

 

Note payable to Eastern Bank (Construction Loan) that allows 
for borrowings up to $12,050,000, with a maturity date of 
August 2022, and a conditional six-months extension 
option.  At maturity date, a maximum of $5,025,000 will be 
assigned to Massachusetts Housing Partnership Fund 
Board (MHP) and the remaining balance will be paid with 
the investor capital equity contributions (see Notes 11 and 
12).  Monthly interest-only payments are paid at a fixed 
interest rate at the two-year Federal Home Loan Bank of 
Boston (FHLB) Classic Advance rate plus 200 basis point, 
with a floor of 3%.  Principal is due the earlier of maturity 
or receipt of bridged tax credits.  Capitalized interest was 
$18,428 at December 31, 2020.  This note was secured by a 
first mortgage on Glen Brook Way Phase I and an 
assignment of leases and rents and is guaranteed by Metro 
West CD. 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

2,151,420 
 

- 
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6. MORTGAGE NOTES PAYABLE (Continued) 
 

Glen Brook Way Apartments (Continued) 
 

      2020              2019  

5.75% note payable to BlueHub Loan Fund, Inc. that allowed 
for borrowings up to $1,170,000 in connection with the 
acquisition and predevelopment of Glen Brook Way Phase 
I.  Principal and outstanding interest were due and paid in 
full during 2020 with the proceeds from the Construction 
Loan (see page 21).  Capitalized interest was $151,867 and 
$111,188 at December 31, 2020 and 2019, respectively.  
This note was secured by a first mortgage on Glen Brook 
Way Phase I and an assignment of leases and rents. 

 

 
 
 
 
 
 
 
 

-  992,541

GBW Senior Apartments LLC 
 

 

3.5% note payable to Community Economic Development 
Assistance Corporation (CEDAC) used to acquire two 
properties in Medway, Massachusetts with the goal to 
develop affordable housing for senior citizens.  Interest 
only is payable quarterly.  Principal and any outstanding 
interest are due at the maturity date (the earlier of the 
close of construction financing or August 31, 2022).  
Interest in the amount of $25,620 and $22,870 was 
capitalized at December 31, 2020 and 2019, respectively.  
The note places an affordable housing restriction on 50% 
of the units developed on these properties for the next 
fifty years.  This note is secured by a shared first mortgage 
on the properties and an assignment of leases and rents, 
and is guaranteed by Metro West CD.  

 

 
 
 
 
 
 
 
 
 
 
 
 
 

720,000 720,000

7% note payable to CEDAC that allows for borrowings up to 
$467,600 in connection with predevelopment of Glen 
Brook Way Phase II.  Principal and any outstanding interest 
are due at the close of construction financing, which is 
expected in 2022.  Interest in the amount of $37,213 and 
$14,533 was capitalized at December 31, 2020 and 2019, 
respectively.  Accrued interest for this note was $41,681 
and $4,468 as of December 31, 2020 and 2019, 
respectively, and is included in accounts payable - 
development in the accompanying consolidating 
statements of financial position.  This note is secured by a 
shared first mortgage on the properties and an assignment 
of leases and rents, and is guaranteed by Metro West CD.  

 
 
 
 
 
 
 
 
 
 
 
 

375,309 267,706
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6. MORTGAGE NOTES PAYABLE (Continued) 
 

Herring Brook Hill LLC 
 

      2020              2019  

5.95% loan to Eastern Bank with interest due monthly 
through the conversion date of March 2020.  During 
conversion, Herring Brook Hill received additional proceeds 
in the amount of $570,089.  Principal and interest in the 
amount of $14,888 are due monthly based on a thirty-five-
year amortization schedule.  The principal and interest are 
due on September 14, 2038.  Interest expense was 
$148,657 and $19,133 for the years ended December 31, 
2020 and 2019, respectively.  Accrued interest was $6,686 
and $10,205 as of December 31, 2020 and 2019, 
respectively, and is included in accounts payable and 
accrued expenses - operating in the accompanying 
consolidating statements of financial position.  The note is 
secured by a first mortgage on the property. 

 

 
 
 
 
 
 
 
 
 
 
 
 
 

    2,609,870 
 

    2,054,911

 7,863,341 6,057,397
Less - unamortized debt issuance costs for 

1060 Belmont, Inc. 
 

27,141 29,726
Less - unamortized debt issuance costs for 

Herring Brook Hill 
 

33,411 34,401
Less - unamortized debt issuance costs for 

St. Joseph Hall Apartments LLC 
 

67,360 72,200
Less - current portion 
 

          84,907          73,834

Total mortgage notes payable, net $  7,650,522 $  5,847,236
 

The debt issuance costs of $183,143 as of December 31, 2020 and 2019, are amortized on the 
straight-line basis over the term of the loans.  Amortization of debt issuance costs was $8,415 
and $7,664 for the years ended December 31, 2020 and 2019, respectively, and is expected to 
be the similar for the remainder of the term.  The accumulated amortization of debt issuance 
costs for 1060 Belmont as of December 31, 2020 and 2019, was $24,557 and $21,972, 
respectively.  The accumulated amortization of debt issuance costs for SJHA as of December 31, 
2020 and 2019, was $29,443 and $24,603, respectively.  The accumulated amortization of debt 
issuance costs for Herring Brook Hill as of December 31, 2020 and 2019, was $1,231 and $241, 
respectively. 
 
The mortgage notes payable contain various covenants and restrictions on the Organization, as 
described in the agreements.  The Organization was in compliance with these covenants as of 
December 31, 2020.  In 2019, the Organization (except SJHA) was in compliance with certain 
financial covenants.  SJHA has received a waiver from WSB for 2019.   
 
Maturities of mortgage notes payable over the next five years are as follows: 
 

2021 $ 84,907 
2022 $ 1,184,087 
2023 $ 92,833 
2024 $ 2,248,064 
2025 $ 101,509 
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7. CONTINGENT DEBT 
 

Contingent debt consists of the following at December 31: 
 

1060 Belmont, Inc. 
 

       2020               2019        

Non-interest bearing note payable to the Commonwealth of 
Massachusetts, DHCD, under the Tax Credit Exchange 
Program (TC-X Program).  Payments may be due under the 
note agreement if there is a recapture event pursuant to 
TC-X Program requirements, as defined in the agreement.  
The note is secured by a shared second mortgage on the 
Property.  This note is subject to annual debt forgiveness 
of $187,257 beginning in 2012, for the next fifteen years, 
as long as the Property is in compliance with the TC-X 
Program requirements.  The Property was in compliance 
during 2020 and 2019, and $187,257 was forgiven in both 
years.  Any amounts outstanding as of December 31, 2020, 
will be forgiven provided 1060 Belmont is in compliance 
with the TC-X Program requirements. 

 

 
 
 
 
 
 
 
 
 
 
 
 
 

$    1,123,544 

 
 
 
 
 
 
 
 
 
 
 
 
 

$  1,310,801 

Non-interest bearing note payable to the Town of Watertown 
(the Town) under the HOME Investment Partnership 
Program (HOME Program).  This note is due in December 
2025, but may be fully forgiven at maturity.  No payments 
are due prior to the maturity date provided the Property is 
operated as affordable housing.  The note is secured by a 
shared second mortgage on the Property.   

 

 
 
 
 
 
 

760,111 

 
 
 
 
 
 

760,111 

Non-interest bearing note payable to CEDAC.  Annual 
payments are due if gross receipts exceed 105% of gross 
expenditures, as defined in the agreement, within forty-
five days after year-end.  This note is due in full in August 
2040, and is secured by a shared second mortgage on the 
Property.  There were no payments due at December 31, 
2020 and 2019. 

 

 
 
 
 
 
 

435,000 

 
 
 
 
 
 

435,000 

St. Joseph Hall Apartments LLC  
 

  

Non-interest bearing mortgage note payable to 
Massachusetts Housing Partnership Fund under the Capital 
Improvement and Preservation Fund Program.  This note is 
due in full on February 20, 2054, and is secured by a 
shared third mortgage on St. Joseph Hall. 

 
 
 
 

969,296 

 
 
 
 

969,296 
 

Mortgage note payable with the Town under the HOME 
Program.  This note bears simple interest at 4.5%.  
Outstanding principal and interest are due on March 6, 
2032.  Deferred interest payable on this note was $293,504 
and $252,824 as of December 31, 2020 and 2019, 
respectively.  This note is secured by a shared third 
mortgage on St. Joseph Hall. 

 

 
 
 
 
 
 

903,971 

 
 
 
 
 
 

903,971 
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7. CONTINGENT DEBT (Continued) 
 

St. Joseph Hall Apartments LLC (Continued) 
 

       2020               2019        

Non-interest bearing mortgage note payable with CEDAC 
under the Housing Innovations Fund (HIF) program.  
Payments of principal are due in February of each year to 
the extent that gross cash receipts exceed 105% of gross 
cash expenditures, as defined in the agreement.  There 
were no payments due as of December 31, 2020 and 2019.  
Outstanding principal is due on February 20, 2044.  This 
note is secured by a shared third mortgage on St. Joseph 
Hall. 

 

 
 
 
 
 
 
 
 

450,471 

 
 
 
 
 
 
 
 

450,471 

Non-interest bearing mortgage note payable with Metro 
West CD (FHLBB AHP Loan).  Outstanding principal is due 
on August 19, 2028.  This note is secured by a fourth 
mortgage on St. Joseph Hall.  Metro West CD has fully 
reserved this note and it is being eliminated in the 
accompanying consolidating statements of financial 
position. 

 

 
 
 
 
 
 

400,000 

 
 
 
 
 
 

400,000 

Mortgage note payable with the Town under the Affordable 
Housing Development Fund program.  This note bears 
simple interest at 4.5%.  Outstanding principal and interest 
are due on August 19, 2033.  Deferred interest payable on 
this note was $87,385 and $72,820 as of December 31, 
2020 and 2019, respectively.  This note is secured by a 
shared third mortgage on St. Joseph Hall.   

 

 
 
 
 
 
 

323,665 

 
 
 
 
 
 

323,665 

Non-interest bearing mortgage note payable with CEDAC 
under the Facilities Consolidation Fund.  Payments of 
principal are due in February of each year to the extent 
that gross cash receipts exceed 105% of gross cash 
expenditures, as defined in the agreement.  There were no 
payments due as of December 31, 2020 and 2019.  
Outstanding principal is due on February 20, 2044.  This 
note is secured by a shared third mortgage on St. Joseph 
Hall. 

 

 
 
 
 
 
 
 
 

192,114 

 
 
 
 
 
 
 
 

192,114 

Glen Brook Way LLC 
 

  

Non-interest bearing mortgage note payable to MHEF.  This 
note was converted to equity with the admission of MHEF 
as the Investor Member for Glen Brook Way in January 
2021 (see Note 1).  This note is secured by a shared third 
mortgage on Glen Brook Way Phase I and is guaranteed by 
Metro West CD. 

 

 
 
 
 
 

1,799,640 
 

 
 
 
 
 

-  

Non-interest bearing mortgage note payable for borrowings 
up to $650,000 with Metro West CD to develop forty-eight 
affordable housing units in Medway, Massachusetts on the 

arcel.  This note matures in December 
2069.  This note is secured by the second mortgage on 
Glen Brook Way Phase I. 

 
 
 
 
 

650,000 

 
 
 
 
 

471,398 
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7. CONTINGENT DEBT (Continued) 
 

Glen Brook Way LLC (Continued) 
 

       2020               2019        

Non-interest bearing mortgage note payable with CEDAC 
under HIF program with borrowings up to $750,000.  
Payments of principal are due to the extent that gross cash 
receipts exceed 105% of gross cash expenditures, as 
defined in the agreement.  There were no payments due as 
of December 31, 2020.  Outstanding principal is due in 
2051 with an option to extend for another ten years.  This 
note is secured by a shared third mortgage on Glen Brook 
Way. 

 

 
 
 
 
 
 
 
 

477,169 
 

 
 
 
 
 
 
 
 

-  

GBW Senior Apartments LLC 
 

  

Non-interest bearing, unsecured mortgage note payable for 
borrowings up to $200,000 with Metro West CD to develop 
forty-eight affordable housing units in Medway, 

note matures in December 2070. 

 
 
 
 

185,068 

 
 
 
 

95,788 
 

Herring Brook Hill LLC 
 

  

Two non-interest bearing notes payable to DHCD under the 
Housing Stabilization Fund (HSF) that allow for borrowings 
up to $1,478,263.  Principal is due at maturity on 
September 14, 2069.  These notes are secured by a shared 
second mortgage on the Property and is guaranteed by 
Metro West CD.  

 

 
 
 
 
 

1,478,263 
 

 
 
 
 
 

1,330,437 
 

Non-interest bearing note payable to DHCD under the 
Affordable Housing Trust Fund (AHTF).  Principal is due at 
maturity on September 14, 2069.  During the one-year 
period prior to the maturity date, the note may be 
extended for a period of up to the original term.  This note 
is secured by a shared second mortgage on the Property 
and an assignment of leases and rents, and is guaranteed 
by Metro West CD. 

 

 
 
 
 
 
 
 

628,263 
 

 
 
 
 
 
 
 

628,263 
 

Non-interest bearing note payable to DHCD under the 
Community-Based Housing Fund program (CBH) that 
allows borrowings up to $546,412.  Principal is due at 
maturity on September 14, 2049.  The note may be 
extended for a period of up to ten years.  This note is 
secured by a shared second mortgage on the Property. 

 

 
 
 
 
 

546,412 
 

 
 
 
 
 

519,091 
 

Non-interest bearing note payable to Metro West CD that 
allows for borrowings up to $135,963.  Principal is due at 
maturity on September 14, 2069.  This note is unsecured. 

 
 

            28,409 

 
 

       104,000 
 11,351,396 8,894,406 

Less - eliminations 
 

      1,263,477     1,071,186 

Total contingent debt, net of eliminations $  10,087,919 $  7,823,220 
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8. PAYCHECK PROTECTION PROGRAM LOANS 
 

Metro West CD applied for and was awarded a forgivable loan of $82,117 from the Paycheck 
Protection Program (PPP) established by the Coronavirus Aid, Relief and Economic Security Act 
(CARES Act) through a bank.  The funds were used to pay certain payroll costs, including 
benefits, as well as rent and utilities during the covered period as defined in the CARES Act.  A 
portion of these funds may be forgiven, as defined in the agreement, at the end of the covered 
period and the remainder of the funds will be due over a two-year period with interest at 1%.  
Any repayment will be deferred until the Small Business Administration (SBA) notifies the lender 
of the amount of the loan that will be forgiven.  The balance of note, which is not forgiven, plus 
interest, will be due in equal monthly payments through the maturity, April 14, 2022.  There are 
no covenants with which to comply, and the note is not secured by any collateral as of 
December 31, 2020.  This loan was forgiven subsequent to the year ended December 31, 2020.  
 
In February 2021, Metro West CD has applied for and was awarded another forgivable PPP loan 
in the amount of $91,822 to be used to pay certain payroll costs, including benefits, as well as 
rent and utilities during the covered period as defined in the CARES Act.  A portion of these 
funds may be forgiven, as defined in the agreement, within ten months of the end of the 
covered period and the remainder of the funds will be due over a five-year period with interest 
at 1%.  Any repayment will be deferred until the SBA notifies the lender of the amount of the 
loan that will be forgiven.  The balance of note, which is not forgiven, plus interest, will be due in 
equal monthly payments through the maturity, February 2026. 
 

9. CAPITALIZED COSTS 
 

Capitalized costs consist of the following at December 31: 
 

 
                              2020                              

 

Metro   
West CD 

1060    
Belmont 

 
   SJHA     Total  

Asset management fee $            -  $  50,000 $            -  $  50,000
Low-income housing tax credit 

application fees 
 

-  
 

-  
 

16,296 16,296
Legal fees     32,514               -                -  32,514
 32,514 50,000 16,296 98,810

Less - accumulated amortization     18,940     33,887       7,602 60,429
    

Capitalized costs, net $  13,574 $  16,113 $    8,694 $  38,381
 

 
                              2019                              
 

Metro   
West CD 

1060    
Belmont 

 
   SJHA     Total  

Asset management fee $            -  $  50,000 $            -  $  50,000
Low-income housing tax credit 

application fees 
 

-  
 

-  
 

16,296 16,296
Legal fees     32,514               -                -  32,514
 32,514 50,000 16,296 98,810

Less - accumulated amortization     15,152     30,554       6,516 52,222
    

Capitalized costs, net $  17,362 $  19,446 $    9,780 $  46,588
 

Amortization for Metro West CD was $3,788 for the years ended December 31, 2020 and 2019. 
Amortization expense for 1060 Belmont was $3,333 for the years ended December 31, 2020 and 
2019.  Amortization expense for SJHA was $1,086 for the years ended December 31, 2020 and 
2019.  Amortization expense for the Organization is expected to be $8,207 annually until fully 
amortized. 
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10. RESERVES 
 
 Reserves consist of the following at December 31, 2020: 
 

  
 

Metro     
 West CD  

 
 

1060     
 Belmont  

 
 
 

    SJHA       

Glen Brook 
Way       

Apartment 
       LLC        

 
Herring   
Brook    

  Hill LLC   

 
 
 

Total    
       
Operating reserves $             -  $ 171,666 $ 238,897 $          -  $ 147,759 $ 558,322 
Asset management fee 

reserve 
 

-  
 

5,019 
 

-  
 

-  
 

-  
 

5,019 
Capital needs reserve -  60,441 -  -  -  60,441 
Replacement reserve -  -  100,332 -  6,280 106,612 
Interest reserve -  -  -  7,125 -  7,125 
Master lease reserve 
 

   125,000                 -                 -              -                 -     125,000 

 $ 125,000 $ 237,126 $ 339,229 $  7,125 $ 154,039 $ 862,519 
 
 Reserves consist of the following at December 31, 2019: 

 
  

Metro      
 West CD   

 

 
1060      

 Belmont    

 
 

    SJHA      

Herring   
Brook    

 Hill LLC   

 
 

    Total  

Operating reserves $              -  $  171,460 $  238,778 $  58,540 $  468,778 
Asset management fee 

reserve 
 

-  
 

5,017 
 

-  
 

-  
 

5,017 
Capital needs reserve -  70,323 -  -  70,323 
Replacement reserve -  -  88,123 -  88,123 
Master lease reserve 
 

    125,000 
 

                -                  -                -      125,000 

       $  125,000 $  246,800 $  326,901 $  58,540 $  757,241 
 

Operating Reserves  
 
Under the provisions of the TC-X Loan agreement, 1060 Belmont is required to maintain an 
operating reserve to fund future operating deficits.  Withdrawals from this reserve require 

2020 or 2019.  
 

Under the provisions of the operating agreement, SJHA is required to maintain an operating 
reserve to fund future operating deficits.  SJHA is required to maintain a $300,000 minimum 
balance in this reserve.  The operating reserve was not adequately funded as of December 31, 
2020 and 2019.   
 
Under the provisions of the notes payable agreement with Eastern Bank, Herring Brook Hill is 
required to have an operating reserve account (with the balance equal to the greater of a) six 
months of operating expenses or b) $147,713).  The operating reserve account had a balance of 
$147,759 and $58,540 as of December 31, 2020 and 2019, respectively.  
 
Asset Management Fee Reserve 
 
1060 Belmont has an asset management fee reserve to fund future asset management services.  
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10. RESERVES (Continued) 
 

Capital Needs Reserve  
 
1060 Belmont has a capital needs reserve to fund future capital improvements to the Property.  
1060 Belmont is required to deposit a minimum of $750 monthly into the reserve account.
1060 Belmont withdrew $21,285 from this reserve during 2020 to pay for certain fixed assets 
additions made during 2020.  1060 Belmont made no withdrawals from this reserve during 
2019.   
 
Replacement Reserve 

 
Under the provisions of SJHA SJHA is required to establish and maintain 
a replacement reserve to fund future capital improvements to St. Joseph Hall.  The replacement 
reserve was adequately funded as of December 31, 2020 and 2019.  There were no withdrawals 
made during 2020 and 2019.  
 
Under the provisions of the notes payable agreement with Eastern Bank, Herring Brook Hill is 
required to have a replacement reserve account.  The replacement reserve was adequately 
funded as of December 31, 2020 and 2019.  There were no withdrawals made during 2020.

 
Master Lease Reserve 
 
Under the provisions of the Master Lease Agreement (see Notes 4 and 11), Metro West CD is 
required to establish and maintain a reserve to fund future rental payments to SJHA in the event 
proceeds received from subtenants of the commercial space are insufficient.  Deposits are to 
equal seventy-five percent of the positive difference between the proceeds Metro West CD
receives from subtenants of the space and the amount of rent paid by Metro West CD to SJHA.  
Metro West CD is required to fund this reserve until it reaches a balance of $125,000.  The 
reserve was fully funded during 2020 and 2019.   

 
11. RELATED PARTY TRANSACTIONS  

 
following entities and related 

party transactions: 
 

1060 Belmont 
 
1060 Belmont owed Metro West CD $24,726 and $19,601 for certain operating expenses as 
of December 31, 2020 and 2019, respectively.  These amounts are included in due to related 
parties in the accompanying consolidating statements of financial position. 
 
During 2020 and 2019, Metro West CD provided asset management services to 1060 
Belmont and received compensation equal to $300 per unit.  Metro West CD earned $5,400 
in asset management fees in 2020 and 2019.  As of December 31, 2020 and 2019, $27,000
and $21,600, respectively, remained outstanding.   
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11. RELATED PARTY TRANSACTIONS (Continued) 
 

St. Joseph Hall Apartments LLC 
 

Metro West CD provided development and construction management services to SJHA
during the acquisition and construction of St. Joseph Hall.  Under the terms of the developer 
agreement, Metro West CD has earned a developer fee and overhead of $525,262, of which
$74,592 and $77,905 was still outstanding as of December 31, 2020 and 2019, respectively.  
All outstanding amounts shall be payable no later than December 31, 2023.   

 
SJHA owed Metro West CD $2,307 for certain operating expenses as of December 31, 2020
and 2019.  These amounts are included in due to related parties in the accompanying 
consolidating statements of financial position. 

 
SJH, LLC provides management services to SJHA for an annual compensation equal to $500 
per unit.  The annual management fee increases 3% each year.  SJH, LLC earned $14,926 and 
$14,491 in asset management fees for SJHA for the years ended December 31, 2020 and 
2019, respectively.  SJH, LLC has subcontracted these services to Metro West CD under the 
same terms it had with SJHA.  SJHA owes Metro West CD $95,781 and $80,855 as of 
December 31, 2020 and 2019, respectively, for these services. 
 
Metro West CD used the proceeds from the HOME Program loaned to SJHA by the Town to 
pay for requisitions on the roof renovation project on behalf of SJHA.  Metro West CD still 
has $76,072 from the $237,330 additional loan proceeds, which is being held in anticipation 
of and approval from Massachusetts Housing Investment Corporation (the asset manager 
for the Investor Member).  As of December 31, 2020 and 2019, this amount is included in 
due to/from related parties in the accompanying consolidating statements of financial 
position.   
 
SJHA has a Master Lease agreement with Metro West CD under which Metro West CD 
leases two commercial spaces from SJHA until 2038 (see Note 4).  SJHA received rental 
revenue for the Master Lease of $50,650 and $49,175 for the years ended December 31, 
2020 and 2019, respectively. 
 
Metro West CD also has a note payable agreement with SJHA (see Note 7).  

 
Glen Brook Way Apartments LLC 

 
Glen Brook Way Apartments owed Metro West CD $169,013 for certain costs related to 
construction, which is included in due from and due to related parties in the accompanying 
consolidating statements of financial position as of December 31, 2020.  There was no 
amount owed as of December 31, 2019.   

 
Glen Brook Way Apartments and Metro West CD signed a development services agreement, 
where Metro West CD will manage the development of Glen Brook Way Phase I and earn a 
developer fee and overhead up to $1,780,000.  Metro West CD was paid $445,000 of 
developer overhead upon the closing of construction financing for Glen Brook Way Phase I, 
which occurred in August 2020.  The remainder of the overhead will be paid to Metro West 
CD in equal monthly installments during construction.  As of December 31, 2020, $1,035,392
of the developer fee has been earned by Metro West CD (see Note 3).  Glen Brook Way 
Apartments owes Metro West CD $531,392 as of December 31, 2020, which is included in 
the current portion of due to related parties in the accompanying consolidating statement 
of financial position.  The entire developer fee will be paid upon completion of construction 
for Glen Brook Way Phase I. 
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11. RELATED PARTY TRANSACTIONS (Continued) 
 
Glen Brook Way Apartments LLC (Continued) 
 
Metro West CD also has a note payable agreement with Glen Brook Way Apartments (see 
Note 7).  
 
GBW Senior Apartments LLC 
 
Metro West CD has a note payable agreement with GBW Senior Apartments (see Note 7). 

 
Herring Brook Hill LLC 

 
Herring Brook Hill owed Metro West CD $6,197 for certain costs related to predevelopment, 
which is included in due to related parties in the accompanying consolidating statements of 
financial position as of December 31, 2019.  This amount was paid back during 2020.

 
Herring Brook Hill and Metro West CD have a development services agreement where 
Metro West CD managed the development of the Norwell Project.  According to the 
agreement, Metro West CD was paid $160,500 of developer overhead after the closing of 
construction financing for the Norwell Project and the remainder of the overhead will be 
paid to Metro West CD in equal monthly installments during construction.  The entire 
developer fee and overhead in the amount of $642,000 was earned in full upon completion 
of construction for the Norwell Project in November 2019.  Metro West CD earned $321,000 
of developer overhead reimbursement as December 31, 2019.  Herring Brook Hill owed 
$321,000 to Metro West CD as of December 31, 2019, which was included in the current 
portion of due to (due from) related parties in the accompanying consolidating statement of 
financial position.  The entire outstanding amount was paid in 2020. 

 
Herring Brook Hill owes Metro West CD $18,000 for certain costs related to operations, 
which is included in due from and due to related parties in the accompanying consolidating 
statement of financial position as of December 31, 2020.   

 
Metro West CD also has a note payable agreement for $28,409 with Herring Brook Hill (see 
Note 7).  
 

Metro West CD has the following non-interest bearing, unsecured notes receivable with related 
parties at December 31: 
  

  
      2020        

 
      2019        

Year of  
Maturity

St. Joseph Hall $     400,000 $     400,000 2028  
Glen Brook Way 650,000 471,398 2069  
Glen Brook Way Senior Apartments 185,068 95,788 2070  
Herring Brook Hill           28,409        104,000 2069  
      1,263,477 1,071,186 

Less - valuation allowance       (828,409)       (850,000) 
   

 $     435,068 $     221,186 
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11. RELATED PARTY TRANSACTIONS (Continued) 
 

included in 
due to/from related parties as follows at December 31: 
 

 
 
 
 
                         2020                        

 
Developer  

Fee and      
Related   

   Interest   
 

 
 

Asset        
Management 
        Fees         

 

Other       
Operating   

and         
Construction 
   Advances    

 
     Total      

Metro West CD $              -  $              -  $    76,072 $      76,072 
1060 Belmont -  27,000 24,726 51,726 
St. Joseph Hall 74,592 95,781 2,307 172,680 
Glen Brook Way 531,392 -  169,013 700,405 
Herring Brook Hill                 -                  -        18,000       18,000 
     
      $  605,984 $  122,781 $  290,128 1,018,883 

Less - current portion    809,403 
Less - valuation allowance           209,480 

 
    $            -  
     
 
 
 
 
                         2019                        

 
Developer  

Fee and      
Related   

   Interest   
 

 
 

Asset        
Management 
        Fees         

 

Other       
Operating   

and         
Construction 
   Advances    

 
     Total      

Metro West CD $              -  $              -  $    76,072 $       76,072 
1060 Belmont -  21,600 19,601 41,201 
St. Joseph Hall 77,905  80,855  2,307 161,067 
Herring Brook Hill     321,000                 -          6,197        327,197 
     

 $  398,905 $  102,455 $  104,177 605,537 
Less - current portion    408,889 
Less - valuation allowance           196,648 

 
    $   -  

 
Metro West CD, SJHA and SJH, LLC entered into the following agreements: 

 
Right of First Refusal 
  
SJHA has granted a right of first refusal to Metro West CD to purchase St. Joseph Hall in the 
event that SJHA proposes to sell, transfer, assign, or ground lease all or substantially all of 
their interest in St. Joseph Hall after the expiration of the compliance period.  Metro West 
CD will have thirty days to exercise its right at a price as defined in the agreement. 

 
 Grant of Option 

 
SJHA has granted to Metro West CD an option to purchase St. Joseph Hall after the 
expiration of the compliance period for a purchase price equal to the greater of the sum of 
the principal amount of outstanding indebtedness secured by St. Joseph Hall or the fair 
market value of St. Joseph Hall, as defined in the agreement. 
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11. RELATED PARTY TRANSACTIONS (Continued) 
 
Guaranty Against Development and Operating Deficits 
 
Under this agreement, Metro West CD has guaranteed the payment of additional capital 

the operating reserve.  Metro West CD also guaranteed the completion of the rehabilitation 
of St. Joseph Hall, payment of all development costs in excess of the rehabilitation budget, 
and compliance with all requirements of the IRC to qualify for low-income housing tax 
credits.  
 
Metro West CD had an unlimited liability under this agreement for development cost 

follows: 
 

 If SJH, LLC fails to pay any operating deficit capital contributions attributable to the 
period before SJHA achieves five consecutive twelve-month periods of break-even 

contributions is limited to $300,000.  After that, Metro West CD has no liability for 
unpaid operating deficit capital contributions. 

 
Incentive Management Agreement 

 
SJH, LLC is entitled to an incentive management fee for the services they render in 
connection with the day-to-day operations of SJHA.  The fee is equal to 90% of available 
cash flow of SJHA, annually, subject to a cap of 8% of annual gross revenues, as defined in 

-cumulative and is earned and payable only to 
the extent of cash flow available, as defined in the operating agreement.  There was no fee 
earned in 2020 and 2019. 

 
12. COMMITMENTS AND CONTINGENCIES 

 
Contingencies  
 
Metro West CD has a conditional grant agreement with WSB for $400,000 funded with an award 
from FHLB 
construction.  The grant is only payable if certain conditions are not met, as defined in the 
agreement.  Metro West CD has met all conditions under this grant and expects to comply with 
the restrictions for the duration of the compliance period.  If Metro West CD is in compliance 
with the terms as of August 19, 2028, the conditions expire and no further payments will be 
due.   
 
Metro West CD entered into a conditional grant agreement with the Town of Medway for up to 
$1,000,000, funded with $500,000 under the Community Preservation Funding Agreement (CPA)
and $500,000 under the Affordable Housing Trust Agreement (AHTA) for Glen Brook Way 
Apartments.  The grant is only payable if certain conditions are not met, as defined in the 
agreements.  Metro West CD has received $650,000 as December 31, 2020 and 2019. Under 
previous guidance, Metro West CD met all conditions under this grant and has recognized  
$400,000 as capital grants.  After the adoption Accounting Standards Update No. 2018-08, 
Clarifying the Scope and the Accounting Guidance for Contributions Received and Contributions 
Made (ASU 2018-08), it was determined since this award has varying affordable housing 
restrictions and right to return of funds, these are barriers to overcome and the remaining 
$250,000 was recognized as a conditional grant advance liability until such time all barriers are 
overcome and is included in conditional grant advances in the accompanying consolidating 
statements of financial position.  There were no advances received during 2020. 
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12. COMMITMENTS AND CONTINGENCIES (Continued) 
 
Contingencies (Continued) 
 
During 2019, Metro West CD was awarded an additional $1,000,000 from the Town of Medway, 
funded with $500,000 under the CPA and AHTA to fund construction costs of GBW Senior 
Apartments.  During 2019, $200,000 was advanced under this conditional grant award.  This 
award has varying affordable housing restrictions and a provision to return funds if the 
restrictions are not met.  Therefore, the 2019 payment is recorded as a conditional grant 
advance liability in the accompanying consolidating statement of financial position, until all 
barriers are addressed.  There were no advances received in 2020. 
 
Herring Brook Hill was awarded a conditional grant from the Town of Norwell - Norwell 
Community Housing Trust in the amount of $1,300,000 under the Community Preservation Act 
Program in connection with acquisition and development of the Norwell Project.  Herring Brook 
Hill has received $1,300,000, the entire amount of the grant, as of December 31, 2019. Under 
previous guidance, Herring Brook Hill met all conditions under this grant and has recognized  
$1,016,298 as capital grants.  After the adoption ASU No. 2018-08, it was determined since this 
award has varying affordable housing restrictions and right to return of funds, these are barriers 
to overcome and the remaining $283,702 was recognized as a conditional grant advance liability 
until such time all barriers are overcome and is included in conditional grant advances in the 
accompanying consolidating statement of financial position. 
 
During 2020, COVID-19 was recognized as a global pandemic.  Federal, state and local 
governments in the United States have imposed restrictions on travel and business operations. 
While the business disruption is currently expected to be temporary, there is considerable 
uncertainty around the duration and the impact it will have on the Organization's operations 
and financial position.  As a result, the adverse impact COVID-
businesses, operating results, cash flows, and financial condition is uncertain.  It is 

would not be material. 
 
Commitments 
 
Glen Brook Way Apartments received the following commitments for construction and 
permanent financing of the Glen Brook Way Phase I: 
 

 Conditional reservation by DHCD for $999,900 of annual Federal LIHTC and $600,000 of 
Massachusetts state LIHTC.  These amounts are based upon DHCD
these are the lowest amounts of tax credits necessary for the feasibility of the Glen 
Brook Way Phase I Project.  This conditional reservation is subject to several 
requirements. 
 

 Permanent financing loan with borrowings up to $5,025,000 from MHP (Note 6) for a
twenty-year term with the annual interest rate of 4.38%.  The loan will have a thirty-
year amortization schedule and will be secured by the first mortgage on the property.
There were no proceeds of the note received during December 31, 2020 and 2019.
 

 Non-interest bearing note with borrowings up to $1,000,000 from Massachusetts 
Housing Finance Agency under AHTF program.  Annual payments are due in the amount 
of 50% of excess of gross receipts over gross expenditures, as defined in the agreement, 
within forty-five days after year-end.  This note is due in full in August 2051, and is 
secured by a shared second mortgage on the Property.  There were no proceeds of the
note received during December 31, 2020 and 2019. 
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12. COMMITMENTS AND CONTINGENCIES (Continued) 
 
 Commitments (Continued) 
 

 Non-interest bearing note with borrowings up to $630,000 from CEDAC HIF program.
Annual payments are due in the amount of 50% of excess of gross receipts over gross 
expenditures, as defined in the agreement, within forty-five days after year-end.  This 
note is due in full in August 2051, and is secured by a shared second mortgage on the 
Property.  There were no proceeds of the note received during December 31, 2020 and 
2019. 

 
 Non-interest bearing note with borrowings up to $750,000 from CEDAC HIF program.

Annual payments are due in the amount of 50% of excess of gross receipts over gross 
expenditures, as defined in the agreement, within forty-five days after year-end.  This 
note is due in full in August 2051, and is secured by a shared second mortgage on the 
Property.  There were no proceeds of the note received during December 31, 2020 and 
2019. 

 
 Non-interest bearing note with borrowings up to $1,000,000 from DHCD under the 

HOME Program.  Annual payments are due in the amount of 50% of excess of gross 
receipts over gross expenditures, as defined in the agreement, within forty-five days 
after year-end.  This note is due in full in August 2051, and is secured by a shared second 
mortgage on the Property.  There were no proceeds of the note received during 
December 31, 2020 and 2019. 

 
 Non-interest bearing note with borrowings up to $788,245 from MHP HSF program.  

Annual payments are due in the amount of 50% of excess of gross receipts over gross 
expenditures, as defined in the agreement, within forty-five days after year-end.  This 
note is due in full in August 2051, and is secured by a shared second mortgage on the 
Property.  There were no proceeds of the note received during December 31, 2020 and 
2019. 
 

 Non-interest bearing note with borrowings up to $211,755 from MHP HSF program.  
Annual payments are due in the amount of 50% of excess of gross receipts over gross 
expenditures, as defined in the agreement, within forty-five days after year-end.  This 
note is due in full in August 2071, and is secured by a shared second mortgage on the 
Property.  There were no proceeds of the note received during December 31, 2020 and
2019. 

 
13. MANAGEMENT AGREEMENT 

 
SJHA and 1060 Belmont have an agreement with a management company to carry on the day-
to-day operations of St. Joseph Hall and the Property.  The management company receives a 
management fee of 5.33% of gross revenues, as defined in the agreement.  This agreement is in 
effect until SJHA and 1060 Belmont or the management company terminate the agreement.  
The agreement can be terminated by either party with sixty days  written notice.   
 
Herring Brook Hill signed an agreement with a property management company to carry on the 
day-to-day operations upon completion of the project in November 2019.  The management 
company receives a management fee of 5.5% of gross rental income collected annually.  This 
agreement is in effect until Herring Brook Hill or the management company terminate the 

 
Total management fees paid to the management company were $55,241 and $33,370 for the 
years ended December 31, 2020 and 2019, respectively, and are shown as property 
management fee in the accompanying consolidating statements of functional expenses.
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14. CONCENTRATIONS 
 

SJHA receives significant rent subsidies from the Watertown Housing Authority (WHA) for 
qualified tenants.  The Organization has a contract with WHA to provide these subsidies through 
April 2028.  The Organization earned $284,468 and $238,836 in rental subsidies during 2020 and 
2019, respectively. 

 
1060 Belmont has a contract with the Metropolitan Boston Housing Partnership (MBHP) which 
provides rent subsidies for qualified tenants through November 2025.  1060 Belmont earned 
$86,206 and $84,279 in rental subsidies during 2020 and 2019, respectively. 

 
15. LIQUIDITY AND AVAILABILITY OF FINANCIAL RESOURCES 
 
 Financial assets available for general operating use, that is, without donor or other restrictions 

limiting their use (see Note 2), within one year of the consolidating statements of financial 
position date, comprise the following at December 31, 2020 and 2019: 

 
                        2020                         

 Metro West CD Subsidiaries 
  
Cash $     795,388 $   441,580
Current portion of due from related parties  733,241 76,172
Contract, program service and rent receivable, net        123,445        12,504
 1,652,074 530,256

Less - construction cash -  (256,039)
Less - donor restricted cash       (128,567)     -
  
 $  1,523,507 $  274,217

 
                        2019          

 Metro West CD Subsidiaries 
  
Cash $     210,004 $  171,135
Current portion of due from related parties  332,817 76,072
Accounts receivable          47,883        16,602
 590,704 263,809

Less - donor restricted cash         (19,500)     -
  
 $     571,204 $   263,809

 
The Organization has a goal to maintain financial assets on hand to meet six months of normal 
operating expenses, including real estate development activities and lending commitments.  The 
goal also applies to the normal operating expenses and capital expenditures of the Subsidiaries. 
Metro West CD has achieved this goal during 2020. 
 
Metro West CD regularly monitors the availability of resources required to meet the operating 
needs of the rental properties.  For purposes of analyzing resources available to meet general 
obligations over a twelve-month period, Metro West CD considers all expenditures related to 
the ongoing activities of operating rental housing to be general obligations, including the 
payment of debt service and contribution to reserves.  The combined cash balance of the rental 
programs is not available to supplement Metr
project's liquidity must be evaluated individually.  
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15. LIQUIDITY AND AVAILABILITY OF FINANCIAL RESOURCES (Continued) 
 
In addition to the financial assets available to the Subsidiaries to meet general obligations over
the next twelve months, Metro West CD regularly conducts budget-to-actual variance analysis 
through its asset management function in order to identify liquidity concerns.  In the event a 
rental property has an identified liquidity concern, Metro West CD works with its third-party
property management company to correct the issue.  Corrective measures include the 
possibility of Metro West CD providing the property with an operating deficit advance.  Amounts 
included in certain reserves are used to fund certain operating and capital expenditures and 
repairs costs as they become due.  Other reserves are required by various agreements and can 
be used appropriately as determined by the agreements. 
 

16. RECLASSIFICATIONS 
 
Certain amounts in the 2019 consolidating financial statements have been reclassified to 
conform with the 2020 presentation. 




