
 
 
 
 
 
 
 

 TOWN OF GREAT BARRINGTON 
 MASSACHUSETTS 
 __________ 
 
 OFFICE OF THE TOWN MANAGER 

Town Hall, 334 Main Street 
Great Barrington, MA 01230 

 
Telephone: (413) 528-1619 x2900 

                  Fax: (413) 528-2290 
 
 

Mark Pruhenski 
Town Manager 
 
E-mail: mpruhenski@townofgb.org 
www.townofgb.org 

 
Selectboard Regular Meeting via Zoom and in person at 334 Main Street Great Barrington MA 

Order of Agenda for Monday, October 24, 2022, at 6:00 PM 
 
Please click the link below to join the webinar: 
https://us02web.zoom.us/j/84727797185?pwd=NDFRUjFITE12eDN3bE5LaTNBQ0RmZz09 

Webinar ID: 84727797185     Dial-in, audio-only: (929) 205 6099 

Pursuant to Governor Baker’s March 12, 2020 Order Suspending Certain Provisions of the Open Meeting Law, G.L. c. 30A, §18, 
and the Governor’s July 16, 2022 Revised Order extending remote participation by all members in any meeting of a public body, 
this meeting of the Selectboard will be conducted both in-person and via remote participation to the greatest extent possible. 
Specific information and the general guidelines for remote participation by members of the public and/or parties with a right and/or 
requirement to attend this meeting can be found on town’s website, at www.townofgb.org. For this meeting, members of the public 
and committee members may attend the meeting in person, or, for those who wish to do so remotely may by following the 
instructions at the top of this agenda. For those who are not in-person every effort will be made to ensure that the public can 
adequately access the proceedings in real time, via technological means. 

 
 *****ALL VOTES ARE ROLL CALL***** 

1. CALL TO ORDER SELECTBOARD REGULAR MEETING 

2. APPROVAL OF MINUTES 

a. October 3, 2022 

3. SELECTBOARD’S ANNOUNCEMENTS/STATEMENTS 

4. TOWN MANAGER’S REPORT 

a. Housatonic Water Works 

b. Halloween Trick or Treat date/hours reminder 

c. Finance Committee Recommendation- Other Post-Employment Benefits (OPEB) Trust 

d. Mattress Disposal Moratorium- Effective October 18th until further notice 

e. Parking Tickets- Fee Schedule Recommendation from staff 

f. Public Works- Project Updates 

5. LICENSES AND PERMITS 

a. Katherine Hand for Berkshire Cider Project for a farmer winery license to sell their Cider 
at the winter Farmer’s Market on 11/19/22; 12/17/22; 1/21/22; 2/18/2022; 3/18/22; 4/15/22 
from 10 AM to 2 PM at the Housatonic Community Center 

  

http://www.townofgb.org/
https://us02web.zoom.us/j/84727797185?pwd=NDFRUjFITE12eDN3bE5LaTNBQ0RmZz09
http://www.townofgb.org/


6. NEW BUSINESS 

a. Special Permit Recommendation to the Planning Board on the application from Lenox 
Landings Barrington Brook Holdings, LLC, to modify the Open Space Residential 
Development special permit granted February 2013 to Stone Path Development, 
specifically the open space boundaries on Thrushwood Lane. 

b. Housatonic School RFP: Phase 2 presentation by Arete Ventures Inc.–Q&A session to 
follow 

c. Capital Purchases–Maximum Useful Life Determination 

d. Annual update from the Cultural District–Ed Abrahams 

e. Right of first refusal: Selectboard vote to waive or exercise the Town’s Chapter 61 Right 
of First Refusal on 79 acres located at 200 North Plain Road, Parcel 40 of Assessors Map 
28. 

7. CITIZEN SPEAK TIME 

Citizen Speak Time is an opportunity for the Selectboard to listen to residents. Topics of 
particular concern or importance may be placed on a future agenda for discussion. This 
time is reserved for town residents only unless otherwise permitted by the chair, and 
speakers are limited to 3 minutes each. 

8. SELECTBOARD’S TIME 
9. MEDIA TIME  
10. ADJOURNMENT 

 
NEXT SELECTBOARD MEETING 
November 7, 2022 November 21, 2022 December 5, 2022 December 21, 2022 

 
Mark Pruhenski, Town Manager 
Pursuant to MGL. 7c. 30A sec. 20 (f), after notifying the chair of the public body, any person may make a video or audio recording of an open 
session of a meeting of a public body, or may transmit the meeting through any medium.  At the beginning of the meeting, the chair shall inform 
other attendees of any such recordings.  Any member of the public wishing to speak at the meeting must receive permission of the chair.  The 
listings of agenda items are those reasonably anticipated by the chair, which may be discussed at the meeting.  Not all items listed may in fact be 
discussed and other items not listed may be brought up for discussion to the extent permitted by law. 



Great Barrington Finance Committee 
Other Post Employment Benefits “OPEB” Funding 

October 2022 

Introduction 

This memo summarizes the Great Barrington Finance Committee’s recommendation to the 
Selectboard that the Town establish a Trust (the “OPEB Trust”) as a dedicated reserve account to 
retain and invest advance contributions for retiree health care benefits. 1  Our recommendation 
focuses on how the Town funds the cost of these benefits and that it should create a dedicated 
reserve for funding future benefits.  

Background 

Other Post-Employment Benefits (“OPEB”) are benefits other than pensions that certain public 
and private employers provide their retired employees. These benefits primarily involve retiree 
health care benefits, but they also can include life insurance and other benefits. As seen in the 
table below, the annual cost of these benefits is increasing for the Town.  In FY 2021 the cost 
was $474,3302, an amount which is primarily due to the employer portion 3 of the health 
insurance premium. The Town has not put money aside (such as we do for the Berkshire County 
pension fund) to pay for this benefit in future years, rather we pay the annual cost out of the 
operating budget year year—an approach which is often referred to as ‘pay as you go’ 
(“PAYG”). 

Great Barrington Annual PAYG OPEB Expenses 
2016  $ 414,912 
2017  $ 421,783 
2018  $ 469,964 
2019  $ 464,153 
2020  $ 470,212 
2021  $ 474,330 

As part of its audited financial statements, the Town is required to engage actuaries to prepare an 
estimate of the future cost of these benefits discounted back to today’s dollars. There is a long 
list of assumptions used in this calculation, such as retirement age, life expectancy, healthcare 
cost inflation, participation rates, and the discount rate used to convert projected future costs into 
today’s dollars. Changes in any or all of these assumptions will substantially change the result.  
As of June 2021, the actuarial projection of the Town’s future OPEB obligation—accumulated 
over several decades —is approximately $22 million. 4   Note this number does not include the 
Town’s share of the OPEB Liability for the Berkshire Hills regional School District. 

1 Note that the FC is not evaluating any qualitative aspect of the medical insurance, nor any issues relating to the 
appropriateness / fairness of the eligibility criteria and benefits provided. A third party provider – Berkshire Health 
Group – is responsible for managing these benefits to eligible members and spouses.  
2 OPEB Disclosures as of June 30, 2021 prepared by KMS Actuaries for the Town of Great Barrington, page 5 
3 The Town pays 80% or 68% of retired employees total medical premium, depending on coverage elected.  
4 OPEB Disclosures as of June 30, 2021 prepared by KMS Actuaries for the Town of Great Barrington, page 2 
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Should the Town create a trust to reserve funds to pay for future OPEB costs?  Summary 
Pros and Cons 
 

Pro’s Con’s 
Provides more assurance that funds will 
be available to pay for these benefits in 
future years 

Creates a new expense item in the annual 
budget – in addition to the annual PAYG 
expense 

Will help alleviate budgetary pressures in 
future tough budget years. 
§ In tough budget years, assets from the 

trust can be used as a “rainy day fund” 
to cover OPEB expenses 

In order to contribute money to the trust, 
depending on the amount: 
§ Taxes may need to be raised or 
§ Funds are redirected from other 

budget items 
Trust Assets can be invested with any 
gains and investment income available to 
pay future retiree benefits  

Adds additional responsibilities for Town 
staff 

This fund can be viewed by credit rating 
agencies as prudent fiscal management 
and may help the town maintain its high 
quality credit rating 

Funds in the trust can only be used for 
OPEB  

Enhance generational taxpayer equity: 
§ funding the benefits as they are being 

earned by employees 
§ future taxpayers/employees will not 

bear a disproportionate burden of the 
costs 

 

 
What other Berkshire towns are doing 
 
According to a recent study5 by the Massachusetts Public Employee Retirement Administration 
Commission, the total OPEB Liability for all reporting entities is approximately $56.1 billion. 
The total amount in dedicated OPEB reserve accounts is approximately $3.3 billion resulting in a 
net OPEB Liability of $52.8 billion, or in other words, 5.9% of the liability is funded with 
reserves.  
 
On the next page is OPEB liability funding data for the State and a few neighboring towns. A 
few months, ago as part of the FC study of this matter, the FC Chair spoke with Donna Toomey, 
Lee’s Treasurer/Collector. Their OPEB trust was created in 2010 and is now around $490K or 
2% of the total liability. They have put in $25-$50K per year and the investment portfolio is 
managed by a trusted independent financial advisor. The Treasurer manages this process (rather 
than a special committee).  
 

Reporting  
Entity 

OPEB Liability 
in thousands 

Amount 
Funded (%) 

Commonwealth of Mass $22,105,511  6.4% 

 
5 https://www.mass.gov/doc/download-the-2021-opeb-summary-report/download 
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Alford No plan  
Dalton $4,496  56.2% 
Egremont $770  17.5% 
Great Barrington (as of 6/30/20) $20,598  0.0% 
Lee $24,698  2.0% 
Lenox $22,334  23.5% 
New Marlborough  No plan  
Sheffield  No plan  
Stockbridge  $3,720  103.1% 
West Stockbridge $878 0.0% 
Williamstown  $20,601  2.4% 

 
Comparison to our Pension Fund Obligations 
 

When discussing the OPEB obligation it is frequently compared (and confused with) to the 
pension plan for retirees. Based on a discussion with Sheila LaBarbera, the Executive Director of 
the Berkshire County Retirement System, and a review of its annual report, the funding position 
for the pension benefits is a much more positive story. The county was required by law to start 
reserving for its pension benefits several decades ago and the result is the total obligation is 
about 80-90% funded (it is probably now somewhat less due to the drop in the stock market). As 
a result, while it is difficult to predict, Ms. LaBarbera anticipates that our annual pension expense 
(listed below) could begin to decrease sometime in the next 5-10 years. Should this expense 
decrease or level off that could create an opportunity to increase the reserve contributions for 
OPEB. 
 

Great Barrington's Pension Contribution 
12/31/15  $   711,322  
12/31/16  $   735,666  
12/31/17  $   757,064  
12/31/18  $   787,563  
12/31/19  $   867,564  
12/31/20  $   931,180  
12/31/21  $   993,573  

 

Our Recommendation 
 

Unfunded OPEB liabilities are frequently described in very ominous terms (i.e. a crisis) and our 
$22 million accounting obligation is a very significant financial obligation to our retired staff 
members. However, the relatively slow rate of increase in our PAYG expense over the last 6 
years suggests that at least for our Town it is not a crisis. 6  In addition, we are very cognizant of 
the difficulty in adding a new and significant expense to our budget.  
 
Our core recommendation is that the topic of OPEB funding should receive greater attention in 
the annual budget process. In order to achieve this as a first step the Finance Committee 
recommends that the Selectboard support the establishment of an OPEB Trust, which requires 

 
6 We did not have the data or expertise to assess why the expense has increased at such a moderate rate and that 
could be a topic of further study. 
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approval at Town Meeting (see next steps below). Our recommendations are similar to those 
included in the Financial Policy Manual of June 2020.  The existence of the Trust will trigger an 
annual discussion during the Budget process based on prevailing data regarding an appropriate 
annual contribution. The amount can vary from year to year based on our free cash balances and 
other significant budgetary needs. 
 
For an initial funding amount as a general guideline we recommend that the Select Board 
consider $50,000 for the upcoming FY 2024 budget process (also subject to approval at Town 
Meeting).  As with any process of saving for the future, it is important to get started. 

 
Next Steps 

 

If the Select Board elects to proceed with this recommendation, the state has provided detailed 
written guidance on how to proceed.7  Below is a very brief summary of the process: 

1) The establishment of an OPEB Trust requires approval at Town Meeting 
2) The governing body (Town Meeting) may, by majority vote, appropriate monies to the 

OPEB Fund.  
3) The OPEB trust requires a Trustee, which can be the Town Treasurer or a newly 

established Board of Trustees 
a) The trustee has investment authority over the fund and may employ investment 

consultants to provide required services 
4) An appropriation by a two-thirds vote of the governing body is required to spend any 

monies in the OPEB Fund.  
a) Monies can be used for expenses of the trust and  
b) to pay the governmental unit's share of health insurance benefits for retirees and their 

dependents  
 

Sources 
 

State Procedures to Create an OPEB Fund 
https://www.mass.gov/doc/igr-2019-10-other-post-employment-benefits-liability-trust-fund/download 

 

Massachusetts OPEB Report:    https://www.mass.gov/info-details/opeb-summary-report 
 

Town of Great Barrington OPEB Program Financial Reporting and Disclosures –  
Governmental Accounting Standards Board Statement 75  - Disclosures as of June 30, 2021 
https://www.townofgb.org/sites/g/files/vyhlif636/f/uploads/great_barrington_501_2021_gasb_75_report_8-16-2021_0.pdf 

 
Financial Policy Manual, Town of Great Barrington, June 2020, Massachusetts Department of Revenue, 
Division of Local Services. 

https://www.mass.gov/doc/great-barrington-financial-policy-manual-june-2020-0/download 
 

Commonwealth of Massachusetts Special Commission to Study Retiree Healthcare and Other Non-
Pension Benefits - Final Report Submitted January 11, 2013  

https://www.wrrb.org/wp-content/uploads/2013/11/opeb-commission-final-report-2013.pdf 
 

OPEB Advisory Committee Andover, Massachusetts March 31, 2016  
 

Options for Managing Other Post Employment Benefit Costs  
https://www.andovermaretirement.com/sites/default/files/fileattachments/general/page/366/opeb_report_final_03_31_2016.pdf 

 

Survey of State & Local Government OPEB Liabilities 
https://reason.org/policy-study/survey-of-state-and-local-government-other-post-employment-benefit-liabilities/ 

 
7 https://www.mass.gov/doc/igr-2019-10-other-post-employment-benefits-liability-trust-fund/download 
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TOWN OF GREAT BARRINGTON 
MASSACHUSETTS 

__________ 

PLANNING BOARD 

Telephone: (413) 528-1619 
Fax: (413) 528-2290 

Town Hall, 334 Main Street 
Great Barrington, MA 01230 

SPECIAL PERMIT # 930-22 

NAME, ADDRESS, AND PROJECT:   Application from Lenox Landings Barrington Brook 
Holdings, LLC, 59 Pine Ridge, Waban, MA 02468, for a Special Permit to modify the Open 
Space Residential Development special permit granted February 2013 to Stone Path 
Development, specifically the open space boundaries on Thrushwood Lane, in accordance with 
Sections 8.7 and 10.4 of the Zoning Bylaw. 

REVIEW MEETINGS 

These Boards and Commissions will hold meetings on the following dates to consider your application 
and make a recommendation to the Planning Board (dates may be subject to change): 

SELECTBOARD Monday, October 24, 2022, 6:00 PM 
CONSERVATION COMMISSION Wednesday, October 26, 2022, 6:30 PM 
BOARD OF HEALTH  Thursday, November 3, 2022, 6:30 PM  

SPECIAL PERMIT PUBLIC HEARING 

The PUBLIC HEARING before the PLANNING BOARD is scheduled for Thursday, November 10, 
2022, at 6:00 PM. 

The Planning Board will arrange to make a site visit on the day of the hearing.  
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Housatonic School Project
Updated Narrative Desription
October 6, 2022

Arete Ventures Inc. & Maybenexttime Inc. c/o
Jeff Glickman
Elliott Firewoker

Breakdown of Proposed Use & Floor Area

As per Arete Ventures Inc. &  Maybenexttime Inc.’s application and proposal of June 30, 2022, the
intended uses of the potential Housatonic School building is as follows;

1) Floors 2 & 3 - 14 Residential Apartments, comprised of;
a) 4 x ~650 sq. ft. Studio Apartments (2 per floor, West facing), all of which will be at

affordable housing rates
b) 6 x ~770 sq. ft. 1 Bedroom/1 Bathroom Apartments (3 per floor, some West and some

East facing) @ free market rents
c) 4 x ~850 sq. ft. 2 Bedroom/1 Bathroom Apartments (2 per floor, East facing)

And,

2) Ground Floor - comprised of;
a) 1,000 sq. ft. of mechanical space
b) 5,500 sq. ft. of open-concept commercial space, with a walkout to a hard-scaped area for

lounge/patio/accessible space.

The intended treatment of the apartments is one of high-end finishings, complete appliance suites, fully
built kitchens & bathrooms, in-suite washer/dryer and individualized climate control, rustic old-world
charm and heritage of the building meets modern living and creative use of space with all required
amenities.

The intended use of the commercial space is for either a not-for-profit, or a communally minded
business(es) which will enhance human interaction, capital, and ensure that the Housatonic School
Project acts as an instructive environment, leading the way for future redevelopment of the Housatonic
downtown.

As per the original application, the ground floor will also include the noted walkout and also store the
pop-up tent to be erected at the North end of the property for Town-minded or private sector events
incorporating the Alice Burbriski playground to the East.

As per the original application, the landscaping around the building shall incorporate rain gardens and
integrate to the building’s state-of-the-art water filtration system for the tenants (budget permitting).
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Marketing Plan Housatonic School 
Demographics

Local working residents looking for affordable market rate housing. 


• Education faculty and staff

• Healthcare workers (drs and nurses)

• Public safety workers (fire, police, utility)

• Hospitality workers

• Out of state work transplants (general dynamics)


The Berkshires need to become a place for all people to live and enjoy. Our goal is to target full 
time residents looking for reliable, modern, and updated housing in repurposed historical 
buildings. Luxury can be community, accessibility, and modern amenities for a market rate 
price in the newly remodeled Housatonic school.

 


Local Outreach

The most pressing housing concern in Berkshire county is making sure locals have their 
housing needs met. Creating better communication and access to information will be the key 
driving factor in our marketing plan. We plan on attending and presenting at:


• Neighborhood association meetings

• Meetings with school superintendents, Hospital boards, police chief, fire chief, and public 

utility boards to present information on housing availability and rates

• Creating an information open house quarterly during construction phases of the project to 

update the community and receive public input on the process

• Setting up a south county farmer’s market stall to show progress, answer questions, and give 

housing information to those interested

• Host annual local realtor meet ups to share availability and rates on the new units.


Wider Reach

Social Media


• Presence on all major platforms to answer questions and share information

• Website with unit rates, square footage, layouts, picture/mock ups. Prompts to join 

newsletter and receive updates on availability and events

• Monthly newsletter- For individuals who opt in through the website, social media, and local 

events will be subscribed.


In Print and In News

A press release will be issued to all local and regional outlets announcing the start of 
construction. This will include:
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• Local Print media (Berkshire Eagle, Shopper’s Guide, Real Estate Guide, Berkshire Magazine)

• City departments throughout the Berkshires and wider area

• Local hiring agencies (1Berkshire, MassHire)

• Larger corporations (General Dynamics, BMC, Wayfair, cultural institutions)


In broader printed materials, we will be making brochures, mailers, and flyers for distribution for 
our local outreach. 


Marketing schedule

0-6 months


• Schedule local outreach in first 3 months for presentation and information exchange

• Print marketing materials for distribution

• Schedule press releases


6-12 months


• Start of monthly meet up for locals on progress of construction and input of use

• Start of South county farmer’s market information booth

• First annual realtor’s meet up at school for tour and information session


12-18 months


• Solidify leases with interested parties

• Continue Local information sessions to address concerns and share information and updates


Prospective tenants for commercial spaces:

• Local Gym with memberships for South County and access to the park for outdoor work

• Cafe and art gallery with commercial kitchen space for use by farmers market vendors and 

small businesses

• No. 6 Depot, GB Coffee Roasters, NY and Boston roasters

• Examples Soules Sport and Fitness-Lee


• Laundromat and Cafe 

• Community Health Programs micro office for a locally curated health care experience

• CHP, Fairview, BMC


• BIC satellite office

• Daycare center with kids play place 

• Southern Berkshire Early Childhood, Sunshine Preschool, GB Co-op Nursery,


• Market annex for farm fresh produce, pantry staples, and grab and go items

• Taft Farms, Whitney’s, Marketplace, Guidos


• Drugstore/Hardware store

• Carr, Aubochons, Harringtons, Caligiri
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Financing $2,727,436 65% (Hard Costs Only) Closing Costs $167,051 3%
Town Contribution $1,628,313 Soft Costs $605,904
Environmental Contribution $393,750 Hard Costs $4,217,894
Affordable Housing Contribution $600,000 Interest Reserve $245,469
Developer Equity Reinvestment $385,904 Contingency $499,085 10%
Total $5,735,402 Total $5,735,402

Sources Uses
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Soft Costs
Architect $65,000
Engineer $65,000
Attorney $40,000
Inspections & Permits $50,000
Developer Fees $385,904
Total Soft Cost $605,904
Hard Costs
Demolition $84,375
Electric $191,250
HVAC $198,000
Plumbing $140,625
Storm Sewer $45,000
Pavement $45,000
New Façade (Facing Park) (Excavating, 
Grading, Waterproofing)

$84,375

Hardscaping $73,125
Concrete & Tie Ins $56,250
Windows $393,750
Landscaping & Groundwork $56,250
Framing $74,250
Drywall & Insulation $154,125
Flooring $149,625
Paint $55,688
Baseboard/Window Casings $31,500
Doors & Millwork $67,500
Lighting $56,250
Kitchens $157,500
Bathrooms $90,000
Washer & Dryer $50,400
Fixtures $78,750
Common Area $67,500
Commercial Space $281,250
Waterproofing $56,250
Roof $168,750
Pointing / Exterior $56,250
Walls and Fencing $112,500
Water Filtration System $225,000
Environmental Remediation $393,750
Liability Insurance $45,000
Contingency $337,432
Construction Manager $140,625
Total Hard Cost $4,217,894
Total $4,823,798

Housatonic School Budget
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Unit Type # Units Rentable SF Total RSF Rent/Unit Total
Affordable 4                     -                 984                      47,232           
Market 10                   -                  -                 1,800                   216,000         
Retail -                  5,500              -                 13.50                   74,250           
TOTALS 14                   5,500              -                 24,106                 337,482         

Capitalization Loan Assumptions
Financing $2,727,436 LTC 47.6%
Town Contribution $1,628,313 Loan Amount 2,727,436            
Environmental Contribution $393,750 Rate 6.25%
Affordable Housing Contribution $600,000 I/O Period (months) 24                        
Developer Equity Reinvestment $385,904 Amortization 300 #VALUE!
Total Capitalization 5,735,402       I/O DS 170,465               

Annual DS 215,905               
Debt Yield 0.00%

Peferred Equity
Senior Loan 2,727,436       Amount -                      
Equity 3,007,966       Rate (Yr 1) 8.0%
Total Sources 5,735,402       Rate (Yrs 2-3) 14.0%

Annual DS -                      
Operating Assumptions
Rent Growth 3.5% Sale Assumptions
Loss to Lease 3.0% End of Year 10
Vacancy & Credit Loss 3.0% Cap Rate 7.00%
Concessions 0.0% Forward NOI 325,000               

General Inflation 4.0% Market Value 4,640,000            
RE Tax Inflation 3.0% Loan Payoff (2,257,344)          
Management Fees 5.0% Mezz Payoff -                      

Closing Costs 3.0%
Net Sales Proceeds 2,243,456            

Investment Summary

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Initial Investment (3,007,966)      
Property Cash Flow (170,465)         81,643           34,730            43,146                 51,842           60,828           70,113           79,707                 89,620              99,862             
Refinance Proceeds -                  -                 -                  -                      -                 -                 -                 -                       -                    -                   
Sale Proceeds -                  -                 -                  -                      -                 -                 -                 -                       -                    2,243,456        
Total Cash Flow (3,007,966)      (170,465)         81,643           34,730            43,146                 51,842           60,828           70,113           79,707                 89,620              2,343,318        

Deal Level IRR -1.2%
Average Cash/Cash 1.5%
Equity Multiple 0.9                  

Net Cash In Deal (3,007,966)      (3,178,431)      (3,096,788)     (3,062,059)      (3,018,913)          (2,967,071)     (2,906,243)     (2,836,131)     (2,756,424)           (2,666,804)        (323,486)          

12/31/2022 12/31/2023 12/31/2024 12/31/2025 12/31/2026 12/31/2027 12/31/2028 12/31/2029 12/31/2030 12/31/2031
In-Place Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

INCOME Renovation 
Gross Rent Potential -                  -                  337,482         349,294          361,519               374,172         387,268         400,823         414,852               429,371            444,399           
Vacancy & Credit Loss -                  -                  -                 (10,479)           (10,846)               (11,225)          (11,618)          (12,025)          (12,446)                (12,881)             (13,332)            
Non-Revenue Units -                  -                  -                 -                  -                      -                 -                 -                 -                       -                    -                   
Concessions -                  -                  -                 -                  -                      -                 -                 -                 -                       -                    -                   
Other Income -                  -                  -                 -                  -                      -                 -                 -                 -                       -                    -                   
Total Income -                  -                  337,482         338,815          350,674               362,947         375,650         388,798         402,406               416,490            431,067           

OPERATING EXPENSES
Payroll -                  -                  25,000           26,000            27,040                 28,122           29,246           30,416           31,633                 32,898              34,214             
Utilities -                  -                  14,400           14,976            15,575                 16,198           16,846           17,520           18,221                 18,949              19,707             
Turnover -                  -                  5,600             5,824              6,057                   6,299             6,551             6,813             7,086                   7,369                7,664               
Maintenance -                  -                  5,000             5,200              5,408                   5,624             5,849             6,083             6,327                   6,580                6,843               
Marketing -                  -                  1,200             1,248              1,298                   1,350             1,404             1,460             1,518                   1,579                1,642               
Administrative -                  -                  5,000             5,200              5,408                   5,624             5,849             6,083             6,327                   6,580                6,843               
Security -                  -                  -                 -                  -                      -                 -                 -                 -                       -                    -                   
Property Taxes -                  -                  -                 -                  -                      -                 -                 -                 -                       -                    -                   
Insurance -                  -                  9,500             9,880              10,275                 10,686           11,114           11,558           12,021                 12,501              13,001             
Management Fees -                  -                  16,874           16,941            17,534                 18,147           18,783           19,440           20,120                 20,825              21,553             
Contingency Reserve -                  -                  2,800             2,912              3,028                   3,150             3,276             3,407             3,543                   3,685                3,832               
Total Operating Expenses -                  -                  85,374           88,181            91,623                 95,201           98,918           102,781         106,795               110,966            115,300           
OPEX Ratio 25.3% 26.0% 26.1% 26.2% 26.3% 26.4% 26.5% 26.6% 26.7%

NET OPERATING INCOME -                  -                  252,108         250,634          259,050               267,747         276,732         286,017         295,611               305,524            315,767           

Purchase Loan DS 170,465          170,465         215,905          215,905               215,905         215,905         215,905         215,905               215,905            215,905           
Refinance DS -                  -                 -                  -                      -                 -                 -                 -                       -                    -                   
Debt Service 170,465          170,465         215,905          215,905               215,905         215,905         215,905         215,905               215,905            215,905           

DSCR -                 1.48              1.16               1.20                    1.24              1.28              1.32              1.37                    1.42                  1.46                 
Debt Yield 0.0% 9.2% 9.2% 9.5% 9.8% 10.1% 10.5% 10.8% 11.2% 11.6%

Preferred Equity -                  -                 -                  -                      -                 -                 -                 -                       -                    -                   

NET CASH FLOW (170,465)         81,643           34,730            43,146                 51,842           60,828           70,113           79,707                 89,620              99,862             

Operating Cash-on-Cash -5.7% 2.7% 1.2% 1.4% 1.7% 2.0% 2.3% 2.6% 3.0% 3.3%

Housatonic School Building Conversion
Pro Forma Analysis

Market Rent
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 September 16th, 2022 

  
     
Arete Venture Partners, LLC & Maybenextime Inc. 
c/o Jeff Glickman & Elliot Fireworker 
 
  
RE: Up to a $2,727,436 COMMERCIAL CONSTRUCTION to PERMANENT MORTGAGE 
     
 
 
Dear Mr. Glickman & Mr. Fireworker: 
 
This letter does not represent a commitment to lend on either an express or implied basis, but 
discusses the terms and conditions under which we may consider providing said financing. 
Formal presentation to, and approval by the Bank, will be required to obtain a formal commitment 
letter. This letter may not represent all terms and conditions that will be required by the 
Committee or the Bank’s legal counsel.  
 
BORROWER:   Arete Venture Partners, LLC & Maybenextime Inc. 

(Each entity with over 20% interest in the subject property) 
 
GUARANTORS:  Jeff Glickman (100%)  
    Elliot Fireworker (100%) 

(Any individual with over 20% ownership – direct or indirect)  
 
AMOUNT:   Mortgage up to $2,727,436. 
     
PURPOSE: The mortgage will be used to renovate real property at 207 

Pleasant Street in Housatonic, MA. (subject property). 
 
RATE: The mortgage interest rate will be set three (3) days prior to 

closing at the prevailing 5-Year Federal Home Loan Bank of 
Boston Classic Advance Rate + 2.00%.  The rate will adjust 
every 5 years thereafter to the prevailing 5-Year Federal Home 
Loan Bank of Boston Classic Advance Rate + 2.00%. 

 
TERM: The mortgage will have a ten-year (10) term. 
 
AMORTIZATION: The mortgage will have a twenty-five (25) year amortization. 
 
REPAYMENT: Interest only payments will be made monthly during the initial 

24-month construction/stabilization period.  Thereafter, 
payments of principal and interest will be due monthly for the 
remaining 8-years (10-year term), based on a 25-year 
amortization. 

 
FEES: $13,000 (0.50%) 
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CONSTRUCTION  
ADVANCES: Advances during the construction period will be monitored by 

the Bank’s internal construction manager or a third-party 
engineer.   
 
Each advance will have a 5% retainage to be held by the Bank 
until the scope of that work is fully completed.  This insures that 
sub-contractors complete their work prior to moving on from the 
jobsite.  

 
COLLATERAL: 1) The commercial mortgage will be secured by a first security 

interest and mortgage lien on 207 Pleasant Street in 
Housatonic, MA.   

 
 2) Assignment of leases and rents.  
  
PREPAYMENT PENALTY*: Year 1-5%, Year 2-4%, Year 3-3%, Year 4-2%, & Year 5-1%.   
 
 *The pre-payment penalty will only apply if the debt is 

refinanced with another financial institution.   
 
DEPOSITS: The operating account of the Borrower will be maintained at 

Salisbury Bank for the life of the loan and loan payments will 
automatically be swept from this account on a monthly basis. 

 
APPRAISAL: Approval is subject to receipt and review of an “as-complete” 

appraisal with a maximum Loan-to-Value of 75% (hard costs).  
The appraisal must be from a bank approved appraiser and will 
be at the Borrower’s expense.  

    
FLOOD CERTIFICATION: Satisfactory flood hazard certifications.  
 
SURVEY: Borrower shall provide an acceptable survey of the collateral 

property to the Bank, which shall be certified to the Bank and 
the Title Company.  A plot plan may be acceptable to the Bank 
in place of a survey, however, additional due diligence may be 
required to permit the plot plan. 

 
TITLE: Title report with all departmental searches, insuring the Bank as 

first mortgagee on the collateral property is required at the time 
of closing.     

 
ENVIRONMENTAL: To be determined.   
 
FINANCIAL COVENANT: The Primary Borrower (real estate holding company) shall not 

permit their post-distribution ratios of EBITDA to CMLTD plus 
interest expense (DSCR) for any fiscal year end for the 
immediately-preceding 12-month period to be less than 1.25x.  
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For calculation purposes, EBITDA shall mean earnings before 
interest, taxes, depreciation, and amortization. CMLTD plus 
interest expense shall mean the total of all annual payments 
made on obligations plus accrued interest. 

 
INTEREST RESERVE: The Borrower will maintain an interest reserve equal to 10% of 

the loan amount ($272,743) at the Bank during the construction 
and stabilization period.   
 
Half of the reserve ($136,371.50) will be released upon receipt 
of a certificate of occupancy.   
 
The remaining reserve ($136,371.50) will be released once the 
project has stabilized – to be measured based on tax returns 
meeting a DSCR of 1.25x.  

 
FINANCIAL  
STATEMENTS: As appropriate, annual submission of Federal Business Income 

Tax Returns for the Borrower and Guarantor(s) must be 
provided, as well as their current schedule of liabilities. Also, as 
appropriate, annual submission of Federal Personal Income Tax 
Returns and personal financial statements of the Guarantor(s) 
must be submitted to Salisbury Bank & Trust, if requested. 

 
Please feel free to contact me to discuss any questions regarding this proposal. Thank you for 
considering Salisbury Bank & Trust for your company’s financing requirements. 
 

Sincerely,   
 

 
Aidan Gilligan 
Vice President, Commercial Lender 
(413) 350-6026 
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Housatonic School Project - Timeline 

Oct 2022 Nov 2022 Dec 2022 Jan 2023 Feb 2023 Mar 2023
Project negotiation Project negotiation

Due Diligence; Environmental, Architectural, Structural Due Diligence; Env., Arch. Structural

Drafting, Planning, Tendering Contractor Bids, Pricing Drafting, Planning, Tendering

Application for Various Additional Grants (water system, etc.) Applications

Finalizing Contractor Agreements Finalize GC Deal

Submission of Permit Applications Permit Apps

Debt Financing Securitization Debt Financing Securitization

Demo/Disposal
Exterior (Roofing/Windows/Waterproofing partial/Tuckpoint)

Framing
HVAC/Electrical/Plumbing

Exterior/Hardscape/Digout/Plan
Insulation/Drywall

Kitchens/Bathrooms/Trims
Finals (HVAC Systems, paint, outstanding deficiencies)

Ready to Rent Residential
Ready to Rent Commercial

Lease-Up Residential
Lease-Up Commercial
Refinance & Stabilize
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Housatonic School Project - Timeline 

Project negotiation
Due Diligence; Environmental, Architectural, Structural
Drafting, Planning, Tendering Contractor Bids, Pricing

Application for Various Additional Grants (water system, etc.)
Finalizing Contractor Agreements

Submission of Permit Applications
Debt Financing Securitization

Demo/Disposal
Exterior (Roofing/Windows/Waterproofing partial/Tuckpoint)

Framing
HVAC/Electrical/Plumbing

Exterior/Hardscape/Digout/Plan
Insulation/Drywall

Kitchens/Bathrooms/Trims
Finals (HVAC Systems, paint, outstanding deficiencies)

Ready to Rent Residential
Ready to Rent Commercial

Lease-Up Residential
Lease-Up Commercial
Refinance & Stabilize

Apr 2023 May 2023 Jun 2023 Jul 2023 Aug 2023 Sep 2023

Demo/Disposal

Exterior (Roof/Windows/Water/Tuck)

Framing

HVAC/Electrical/Plumbing

Exterior/Hardscape/Digout/Plan

Insulation/Drywall
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Housatonic School Project - Timeline 

Project negotiation
Due Diligence; Environmental, Architectural, Structural
Drafting, Planning, Tendering Contractor Bids, Pricing

Application for Various Additional Grants (water system, etc.)
Finalizing Contractor Agreements

Submission of Permit Applications
Debt Financing Securitization

Demo/Disposal
Exterior (Roofing/Windows/Waterproofing partial/Tuckpoint)

Framing
HVAC/Electrical/Plumbing

Exterior/Hardscape/Digout/Plan
Insulation/Drywall

Kitchens/Bathrooms/Trims
Finals (HVAC Systems, paint, outstanding deficiencies)

Ready to Rent Residential
Ready to Rent Commercial

Lease-Up Residential
Lease-Up Commercial
Refinance & Stabilize

Oct 2023 Nov 2023 Dec 2023 Jan 2024 Feb 2024 Mar 2024

Insulation/Drywall

Kitchens/Bathrooms/Trims

Finals (HVAC Systems, paint, deficiencies)

Ready to Rent Resi

Lease-Up Residential
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Housatonic School Project - Timeline 

Project negotiation
Due Diligence; Environmental, Architectural, Structural
Drafting, Planning, Tendering Contractor Bids, Pricing

Application for Various Additional Grants (water system, etc.)
Finalizing Contractor Agreements

Submission of Permit Applications
Debt Financing Securitization

Demo/Disposal
Exterior (Roofing/Windows/Waterproofing partial/Tuckpoint)

Framing
HVAC/Electrical/Plumbing

Exterior/Hardscape/Digout/Plan
Insulation/Drywall

Kitchens/Bathrooms/Trims
Finals (HVAC Systems, paint, outstanding deficiencies)

Ready to Rent Residential
Ready to Rent Commercial

Lease-Up Residential
Lease-Up Commercial
Refinance & Stabilize

Apr 2024 May 2024 Jun 2024 Jul 2024 Aug 2024

Ready to Rent Resi

Ready to Rent Comm

Lease-Up Residential

Lease-Up Comm

Refinance & Stabilize
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200 NORTH PLAIN ROAD
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