Austin Street Partners

c/o Oaktree
84 Sherman Street
Cambridge MA 02140

October 23, 2015
Alderman Marc C. Laredo, Chairman
Land Use Committee
City of Newton
1000 Commonwealth Ave.
Newton, MA 02459
Re: Austin Street
Dear Chairman Laredo:

Austin Street is a great project!

How do we define "great"?

0O Austin Street is a great resource to real people

in many years

[0 Austin Street is a great improvement to Newtonville

New construction jobs and permanent jobs will be created

- The current parking lot is frankly dreadful

community

eyesore

The new building is thoughtfully conceived, fully vetted and an
attractive mixed use as envisaged by the MU-4 District

Improvements to Bram Way and the creation of the public plaza will
enhance all of Newtonville and create a common ground for the

Austin Street will enhance all the properties surrounding the current
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17 affordable units will be the City's largest contribution to affordability

51 village-centered transit-oriented smali units will fili a growing need

New retail stores and services will keep the village thriving and allow
for increased diversity of commercial opportunity



Marc C. Laredo
October 23, 2015

0 Austin Street is a great financial benefit to the City of Newton

The City currently has a parking lot which is partially empty and in
need of substantial repair - a net negative

The City will receive a fully improved new parking lot of 127 spaces
and a new public plaza

The parking supply in Newtonville will be increased through the
shared parking arrangement at Austin Street

The City will be paid a fair price for the land while still using the land
as public parking

The City will receive a $750,000 water and sewer payment for use
either in Newtonville or citywide

The City will receive net positive annual financial benefit as calculated
by the City's independent fiscal review

[0 Austin Street is a great model of environmentally sensitive development

Austin Street is transit-oriented, a short walk to the commuter rail,
Newton's most convenient transit to Boston and also at the
intersection of the express bus and local bus lines

Austin Street is village-oriented, directly across the street from the
market, adjacent to shops and services to reduce the need for
automobile use even for residents who have cars

The building design through smaller units, the construction through
GreenStax modular construction and the rooftop solar array are all
state of the art development techniques designed to provide a great
benefit with a minimal environmental impact

1 Austin Street is a great example of proactive and not reactive municipal

planning

In 2007, Comprehensive Plan adopted goals of inclusive housing
redevelopment in the village centers and creating village focus points.
In the words of the Plan:

" - providing a housing alternative - that of living in a mixed-use
environment- otherwise largely missing the City" and

" -providing focal areas around which the sense of place and of
community that we seek can be effectively shaped"
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In 2008-2010, the Joint Advisory Planning Group presented the broad
outlines of the Austin Street Project as a mixed use
residential/commercial project

In 2012, the Board of Aldermen voted unanimously to create the MU-4
District with Austin Street as the only parcel in the district

In 2013, an RFP was issued

0 Austin Street is a great example of minimizing short- and long-term

adverse effects of development

Austin Street Partners has developed a comprehensive plan for
interim parking during construction, outreach to the business
community, mitigation of economic impacts and reduction of
construction time

Austin Street has proposed a Construction Management Plan to
reduce construction period impacts of development

Austin Street re-uses currently underutilized commercial land in the
village center

Austin Street provides environmentally sound design and construction
in a transit-oriented development

Austin Street replaces the much depreciated public parking resource
with a new and attractively redeveloped parking area to be operated
by the City

For all these reasons, Austin Street is a great project.

Thank you

Very truly yours,

for your thoughtful consideration.

Austin Street Partners

Mark Dufton
Chryse Gibson
Art Klipfel
Gwen Noyes
Scott Oran

cc: Board of Aldermen
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Re: Austin Street Partners - Docket #119-15
‘ . Dear Chairman Laredo;

Austin Street Partners wishes to submit additional information to the Board of
Aldermen for your consideration at the continued hearing on October 29. These
submissions will follow generally the order of my letter of October 16, organized as:

I. Plans - Appendices A - G
II. Parking - Appendices H - K
III. Construction Period Items - Appendices L - O

IV. Financial - Appendices P - Q
I. Plans:

A new listing of plans is attached as Appendix A. Plan changes in the revised
package in addition to re-dating include significantly, infer alia:

e Cover sheet - building image revised, references to market and affordable

unit types revised

e Sheet C.00 - building ground floor reconfigured to move
service/loading/trash to the west end, extended easterly bollard line in
Bram Way, revised ground level parking legend and parking space
labeling, added grading line at Austin Street, increased H/C parking

e Sheet C.10 adds a Site Signage and Striping Plan

’ e Sheet L.-1.01 - added plant species notes, revised building floor plan per
Sheet C.00
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e Sheet 1.11 - added details to plaza plan

e Sheet A-100 - added interior stairwell, building ground floor reconfigured
to move service/loading to the west end. Other floor plans were
conformed to this change

e Sheets A-110 and A-111 - revised building elevations
e Added plans include:

- Photometric plan

- Sheet C.10 site signage

- Sheet C.21 - C.24 turning templates for trash and fire vehicles
from Highland Avenue and Austin Street

Attached as Appendix B are additional cut sheets consistent with the plans listed
in Appendix A showing presentation drawings of additional drawings of the Plaza and
views from Bram Way.

Attached as Appendix C is a portion of the site plan showing the property line,
the curb line and the proposed building line at Austin Street. The curb remains in the
same place, and the proposed building will be 14' from the curb. However, you will note
that the curb line is not the property line, that is, that the curb line is inside and south of
the property line on the easterly part of the site toward Walnut Street and outside and
north of the property line at the westerly part of the site toward Lowell Avenue. This
results in the retail frontage being set back 19' south of the property line at the eastern
portion of the site and the garage entrance being set back 8' south of the property line
(still 14' from the curb) at the westerly end. Appendix C also shows the grading along
Austin Street to be essentially flat at elevation 60 across the entire frontage of the
building. The existing flat grade at the street will be preserved to provide fully compliant
ADA access to the commercial and residential spaces as well as the public parking areas.
Included in Appendix C is a sketch plan of the crosswalk relocation across Austin Street.
In this plan the crosswalk to the Star Market moves approximately 30 feet westerly. In
the new location the cross walk will be aligned better with the front door of the Star
Market and provide access to the Rockland Trust Company and the Austin Street
housing. The plan revision shows a low landscaped planter at the easterly end of the
parking lot egress from the building to improve sight lines for crossing pedestrian traffic.

Appendix D shows views along Austin Street and the location of trees adjacent to
Austin Street. A cut sheet of trees is included. In many commercial and residential areas
of the City street trees are in effect immediately adjacent to the street, and there is
concern about branches of trees overhanging the street. Generally in areas where that
might be a concern the Director of Urban Forestry has recommended native trees with a
more upright habit and vertical growth be used. The Director was consulted and has
recommended the use of Swamp White Oak trees (quercus bicolor) with which we
concur. We would anticipate that the Board Order would require the petitioner to
maintain the trees in healthy condition and to replace them as necessary. In addition, we
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are proposing that the six parking spaces currently on the north side of Austin Street
adjacent to the Star Market parking lot be relocated to the south side of Austin Street so
as to protect the new trees and pedestrians from traffic and to allow more convenient
parking for retail shoppers.

Appendix E shows plans for a hypothetical retail/office space subdivision with
square footages together with a comparison table of square footages of several typical
Newtonville retail stores on Walnut Street. Austin Street Partners is committed to
seeking small independent businesses to the extent possible and does not intend to lease
to banks or nail salons.

Appendix F includes miscellaneous requested plans including:
e shadow studies
e site directional signs (included in Appendix C)
e enlarged view of the "garden" plan

The Applicant has proposed that the design of the garden area be by a community
process with a budget of $25,000 for design and implementation of a plan to develop the
garden in an attractive, safe and controlled manner.

Appendix G includes photos of area buildings marked with their respective
heights, a cross-section showing relative heights and also photos of Oaktree's award-
winning transit-oriented mixed use development in Reading, Massachusetts.

II. Parking

Appendix H is a report of Planning Horizons including counts of cars parked in
the Austin Street lot during peak hours on 3 days within the past weeks. Appendix H is
the third parking utilization study undertaken at the lot.

A summary of the report (counting the lot as having 159 spaces) is:

e Peak usage on this Fall week was Thursday at 11:00 being 112 spaces
or 70% of capacity, 88% of post-construction capacity (127 post-
construction spaces)

e At the peak weekday usage with 127 post-construction parking spaces
15 would remain vacant

e Saturday peak usage of 107 is 67% of current capacity, 84% of post-
construction capacity

e At the Saturday peak with 127 post-construction parking spaces 20
would remain vacant

The Planning Horizons study showing the Saturday peak usage of 107 cars
confirms prior Saturday counts done in May, 2015 which were:

10:00 AM 86
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11:00 AM 106
12:00 PM 105
1:00 PM 86
2:00 PM 54

These studies are also consistent with the prior study undertaken by Greenman-
Pederson, Inc. (GPI) as of March 2014 when the 32 Tiger spaces were designated for
Newton North students so the public lot was 127 cars. The critical findings were:

e Weekday peak - 84 spaces or 66% of the then current inventory

e Saturday peak - 99 spaces (average over 4 Saturdays) or 78% of the
then current inventory.

Austin Street Partners is aware that the GPI study was prior to Star Market's
enforcement of its parking limits, but even after that enforcement the peak parking does
not exceed 112 spaces or 88% utilization of the projected public parking.

Appendix I is a proposed shared parking plan to show the extent and limitations
on the proposed shared use of the underground garage. The key elements of the shared
parking plan are:

e Shared parking will be available to businesses and building owners
and commuters on a monthly contract basis with key card access, and
not to the general public.

e The amount of shared parking will be determined empirically over
time as the residential building fills and the demand for shared parking
is known. Austin Street Partners will maintain a 15% margin of error
of anticipated availability. Statistically and historically our
transportation consultant Nelson Nygaared predicts, based on the
Urban Land Institute model, that the shared parking is likely to provide
at least35 spaces per weekday and less on weekends

e The shared parking is intended to provide employee or commuter
parking to permit greater utilization of surface public and private
spaces by shoppers and diners of the Newtonville area.

Appendix J is a review of the dimensions of the proposed parking spaces, a
comparison of the Newton dimensional requirements and a comparison of other parking
facilities in the City.

Zoning Ordinance Section 30-19 is the City's parking ordinance. In addition to
various administrative provisions the Ordinance provides in Section 30-19(d) for the
number of parking spaces required for various uses specified, in Section 30-19(h) for the
design of facilities including aisles and parking spaces, in Section 30-19(i) for
landscaping, in Section 30-19(j) for lighting, in Section 30-19(1) for loading and in
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Section 30-19(m) for the ability of the Board to grant exceptions if such exceptions are in
the public interest.
Key portions of Section 30-19 as to required parking are:
e parking requirement 2 spaces per dwelling unit
e parking requirement retail - 1/300 s.f. plus 1/3 employees
e parking requirement office 1/250 s.f.
e parking requirement restaurant 1/3 seats plus 1/3 employees
The Ordinance would require the Project to provide:

68 x2 =136 for the residential portion

6+3 = 9 for2000 s.f. retail
4 4 for 1000 s.f. as office use
17+2 = 19 for a 50 seat restaurant

168 Total

To provide a margin of error for the mix of uses and showing 90 parking spaces
under the building a waiver of 80 parking spaces has been sought.

The Applicant is comfortable with the waiver being requested. First, the 85
residential parking spaces for 68 apartments, a 1.25:1 ratio is comparable to the actual
usage provided in other apartment buildings in Newton including, for example the
AvalonBay developments and Arborpoint at Woodland Station, both of which are
primarily larger units with more bedrooms than the Project. Second, the Project has been
conceived as village housing adjacent to the commuter rail, so the Applicant's expectation
is for fewer rather than more cars. Third, the Ordinance generally overparks retail (viz.
Chestnut Hill Mall), and the retail customers at the Project are highly likely to also be
shoppers at other stores in Newtonville. The public parking at the site will provide ample
parking for customers of the retail stores. Finally, the Applicant’s transportation
consultant, Nelson Nygaard, utilizing the Urban Land Institute shared demand parking
model, predicts shared demand from residents and new retail of less than 90 spaces. This
Board has frequently granted waivers from the Ordinance recognizing that observed real
world parking requirements are significantly lower.

The Zoning Ordinance also provides dimensional requirements including stall
sizes (9 x 19) with a provision for a reduction for curb-stop overhangs, lighting, access
ways, bicycle storage and outside landscaping.

Appendix J also contains a comparison of parking dimensions in other towns,
back-up information on the sizes of the proposed parking spaces, and a comparison to
other facilities.

All of the proposed parking aisles are 24’ wide and spaces are 19’ deep (or 17’
deep with a 2’ overhang over landscaping) and fully comply with the Zoning Ordinance
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to permit easy turning and maneuvering. To accommodate the 26’ wide structural grid
and constraint of the chosen modular construction system, standard spaces are 8°6” x 19’
and compact spaces are 8’ x 19°. 78% of the proposed spaces are standard sized and 22%
of the spaces are compact.

Appendix K is a draft Transportation Demand Management Plan.

Several other parking-related issues have been raised by Aldermen and the public
which we wish to address.

Parking Lot Maintenance: Under the agreement between the City and Austin
Street Partners the 127 space parking lot is being maintained as a public parking lot by
the City. The parking and landscaped areas will be initially installed by Austin Street
Partners exclusive of the metering or other payment equipment, and the ordinary repair,
lighting, snow removal and landscaping of the public parking will be maintained by the
City.

Uses of Bram Way: Austin Street Partners has envisaged use of Bram Way
between the Plaza and Starbucks as a "woonerf", a marked and raised "tabletop" for
traffic calming measures which will be available to two way traffic from Austin Street to
Highland Avenue. It is anticipated that although Bram Way will be available for
deliveries during business hours it could be closed on occasion for community events
such as neighborhood days, a fair, farmer's market, musical or street performances, some
fundraising events or other reasons for temporary closures.

Parking Reduction: The proposed 127 public parking spaces were designed to
maintain the historic availability of 127 public parking spaces on the site. If the Board
chooses to require a lesser number of parking spaces based on the studied demand for the
spaces a number of choices could be made including:

e increased landscaped area in the public parking lot
e alarger public plaza by removing 3 adjacent spaces

e replacing 8'6" parking spaces with wider 9' spaces in the open air parking
areas

III. Construction Period Items

The construction of the Project is to follow installation of utility improvements in
Austin Street by the City. The timeline for the installation of utilities prior to the Project
is to be prepared by the City.

Appendix L is the proposed Interim Parking Plan. This builds upon the Working
Group report of September 30, 2015 which initally set out the general parameters of
parking needs in Newtonville and proposed several locations for interim parking.

Since the September 30 report significant additional interim parking spaces have
been identified including:
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(i) 50 public spaces of construction period parking within the existing Austin
Street lot. This is a new plan which Austin Street Partners has been able to
develop with the proposed contractor which will allow use of portions of the
site during construction. This use may be subject to occasional partial
interruption, but the use of the site allows a significant amount of parking to
remain in the village during construction

(i) 20 additional parking spaces on Austin Street and Bram Way during
construction. The Director of Transportation will recommend to the Board
and Traffic Council that Austin Street be made one way westbound during
the construction period which will allow for creation of 17 parking spaces
on the street.

Appendix L contains a pie chart breakdown of the short term, medium term and
long term peak hour parkers at Austin Street - currently approximately 56 cars. The
Interim Parking Plan is to accommodate the long and medium term parkers plus
construction workers in approximately 100 spaces at Aquinas. Approximately 70 short
term parkers - shoppers and diners and Senior Center visitors can be accommodated in
the Austin Street lot and on Austin Street in areas shown in Appendix L.

In addition to Appendix L a description of proposed shuttle service and operating
schedule to the Aquinas site which is intended to serve primarily employees of
Newtonville businesses, and commuters, seniors attend programs at the Senior Center
and Project construction workers is included within Appendix M.

The shuttle service described in Appendix L requires more specific engagement
with the neighbors on Jackson Road including the Jackson School and the residential
abutters. Austin Street Partners proposes:

e Specific provisions for notices and shuttle provisions contained with the
Construction Management Plan attached as Appendix O

e Inclusion of representatives of the Ward 1 Aldermen and Jackson Road
neighbors in the proposed Liaison Committee

Appendix M is the Austin Street Partners Business Engagement Plan.
Communications and planning for engagement of the business community are important
particularly during the construction period of the Project. Austin Street Partners has been
and will continue to be in close contact with business and real estate owners in
Newtonville to predict, preempt and address issues which may arise affecting the general
community. The plan contains elements including:

e Communications protocols for continuing two-way communications with
the business community

e Information on the Interim Parking Plan
e Impact Mitigation Fund
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In addition to the Business Engagement Plan in Appendix M Austin Street
Partners proposes establishment of a Liaison Committee to establish a forum for
communication about the Project, review of construction schedules, to monitor the
Construction Management Plan and to provide input from the Newtonville and Jackson
Road communities as to implementation of the Interim Parking Plan. The Liaison
Committee shall be established by designees of the Planning Department, the
Newtonville Neighborhood Area Council, the Ward 1 and Ward 2 Aldermen, Jackson
Road, the Newton Needham Chamber of Commerce and Austin Street Partners.

Austin Street Partners is very aware of the concerns raised by various business
owners in Newtonville and is diligently seeking to address them. In addition to those
concerns, however, attached as Appendix N are:

(i) Survey results of the Newton Needham Chamber of Commerce
showing majority support for the Project;

(il) Endorsement of the Project by the Newton Economic
Development Commission

(iv) Support letters of local commercial property owners and
businesses

Appendix O is an outline Construction Management Plan.

IV. Financial

Appendix P is the financial benefits analysis provided to the City on September
17, and a development and operational pro forma of the Project. Also attached with
Appendix P in an analysis provided by Robert Gifford as published in the Newton Tab
on October 3, 2015. Mr. Gifford's work was published independently of Austin Street
Partners, and he is a nationally known expert in these types of financial transactions.

Austin Street Partners has received two additional requests for funds not
included within the Project budget or the financial analysis of Appendix P.

The first cost is a suggestion that the Project bear the cost of undergrounding
utility lines on Austin Street, and the second cost is a suggestion that the Project
contribute or pay for improvements to Walnut Street or the Walnut/Austin intersection.
We note that the Project does include undergrounding of utility lines in the current
parking lot, and all utility connections to the Project will be underground, but the Project
cost does not include the cost of undergrounding utility lines on Austin Street. This does
not preclude participation in a program involving all property owners on Austin Street.

The Applicant has been clear on these requests. The City is imposing a public
improvements charge of $750,000.00 which Austin Street Partners has agreed to pay.
We note that this charge is not authorized by any applicable law or ordinance, but only by
a "policy" of the Board of Aldermen. Those funds are available for whatever public
improvements the Board may choose to fund. It is clear that the currently planned water
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and sewer upgrades in Austin Street will cost significantly less than the anticipated
payment, and the Board can choose to apply the balance towards undergrounding or some
other public need.

Finally we note that the disposition order of the Board dated February 6, 2012 in
Docket Item # 150-09(6) states as a term of the disposition:

(10) That funds at least equal to the monetary bid received for the sale
or lease of the property be used to enhance the redevelopment of
the site and improve Newtonville center more generally.

It was the intention of the Board in 2012 that an amount at least equal to the
purchase price be applied by the City for improvements to Newtonville, and it is the
Applicant's expectation that these proposed costs will be borne by the City.

Appendix Q is a listing of new apartment buildings currently under
construction in Waltham and Watertown.

V. Affordability

Austin Street Partners is committed to providing a significant contribution to the
City's supply of affordable housing and to a program in which all 68 units will be counted
towards the state Subsidized Housing Inventory.

The Project pro forma has been developed assuming that the 17 affordable units
would be leased to persons earning 80% of the local Area Median Income (AMI). In
order to allow a broader and in some cases lower income mix of residents Austin Street
Partners is willing to accept potential residents with Section 8 vouchers, provided that the
vouchers allow rents equal to or higher than vouchers which are issued by the Newton
Housing Authority.

The proposal from Austin Street Partners is that very low income persons will
be eligible for the Austin Street housing if they have portable Section 8 vouchers at
Newton Housing Authority market rents. Those would not necessarily be Newton
Housing Authority vouchers, but they would provide both a level of rent which the
Project can accept and an income level which could be lower than 80% of AMI.

Conclusion

We have attempted to answer the questions we have heard, and anything we
have forgotten is unintentional. If we receive any further information before October 29
we will submit it on that date.

cc: Board of Aldermen
Director of Current Planning
Friends of Austin Street
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Austin Street: A fair deal for Newton - Gate House http://newton.wickedlocal.com/article/20151003/OPINION/151008519/...

WICKED
@ WINEWTON

By Rob Gifford

October 03. 2015 2:22PM

Austin Street: A fair deal for Newton

Concerns have been raised regarding the fiscal terms related to the proposed Austin Street development. Specificall
or biased, the city is not getting fair consideration for the project development rights, and the developer is gettir
concerns are unfounded. The thorough Austin Street planning process has resulted in a proposal that strikes an exce
project feasibility.

The process

At the conclusion of a multi-year planning process, the city issued a Request for Proposal for the Austin Street parki:
with detailed plans, as well as proposed financial terms for the land acquisition. Of the six respondents, Austin ¢
highest cash bid of $1.050 million. Subsequent to this proposal, ASP agreed to: downsize the density of the pr
apartments and 9,000 to 5,000 square feet of retail; lease versus purchase the land and refurbish all 1277 public

. ownership of which will remain with the city. Among the RFP respondents, the only higher cash bid ($5 million for a
New Atlantic; however, its plan contemplated a project that was nearly 50 percent larger (98 units) with more two-
increase in school enrollment). The bottom line is that the RFP process and the resulting award to ASP was t
competitive and fair outcome vis-a-vis financial terms.

The city deal

Besides the $1.050 million initial payment for the ground lease plus a $300,000 building permit fee, the city is re
proposed transaction:

— An additional $750,000 in off-site infrastructure improvements plus a new public plaza
— Continued ownership and revenue from the 127 refurbished parking spaces currently on site.
— Continued ownership of the land underneath the project via the proposed ground lease

— The creation of 17 new affordable housing units (25 percent of 68 units). When one looks at the long-term embe
rents, this alone constitutes a multi-million subsidy from ASP to the city.

— A projected annual municipal fiscal surplus of $40,000 per year
— A projected $1.84 million increase in local retail and dining expenditures

Given that the City retains what it started with (127 public parking spaces) and also receives substantial direct and i
pressed to see how anyone could challenge the fairness of the deal.

. Austin Street Partners’ Deal

Real estate developers are entrepreneurs who put up their own capital to entitle sites, design and cost-out potential
and there is a higher level of definition and certainty, they raise third-party debt and equity capital from banks, ins

1 ~f"D 1021/720158 100 P\
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Planning Horizons

781-373-1375 502 South Avenue, Weston, MA 02493

To: Land Use Committee of the City of Newton Board of Aldermen
From: Lou Mercuri, Planning Horizons

Re: 28 Austin Street, Newtonville Square Mixed Use Development
Date: October 19, 2015

On behalf of the petitioner for this land use petition, Planning Horizons is submitting this report
regarding current supply and demand for the Austin Street municipal lot in October 2015..

Project Overview

Austin Street Partners is proposing a mixed use development on the subject site that includes 68 units of
rental housing, 5,000 square feet of ground floor commercial space, 127 at-grade public parking spaces,
and 90 underground parking spaces for the residential units.

Planning Horizons was asked to conduct current parking utilization surveys in the Austin Street lot at

peak hours to help evaluate the current proposal and its impact. Previous studies on the parking in the
Austin Street lot have been undertaken. Most recently Green-Pedersen, Inc. (GPl) conducted surveys in
early 2014. Comparisons between the 2014 GPI study and the current findings are noted in this report.

Existing Conditions

The Austin Street municipal lot consists of a total of 159 lined spaces that are posted with either 3-hour
or 12-hour parking limitations. Most of the 159 available spaces are serviced by municipal parking
meters, however there are approximately 20 spaces where parking meters are absent or were removed
over time. Using the posted signage in each of the parking rows, there are 102 3-hour spaces, 53 12-
hour spaces, and 4 handicap spaces for a total of 159 spaces. The Goodwill Memorial truck is positioned
in the southwest corner of the lot where the least amount of public parking occurs. The parking meters
are in operation from Monday through Friday, and on Saturday and Sunday parking is free.

At the time of the GPI study in 2014, 32 of the 159 spaces were dedicated for Newton North High School
permit parking. These 32 spaces were located at the southerly end of the lot in closer proximity to the
school and away from Austin Street itself. The GPI parking surveys only included the remaining 127
spaces as the 32 Newton North permit spaces were not considered part of the public parking supply .In
June 2015 the City removed these parking restrictions and all 159 parking spaces became available
again.

Survey Methodology

Planning Horizons surveyed the subject site on 9 occasions between Tuesday, October 13 and Saturday,
October 17. To best capture the times of peak utilization consistent with the earlier GPI study, it was



Planning Horizons

781-373-1375 502 South Avenue, Weston, MA 02493

decided to survey the entire lot three times a day on each of three different days. The established times
were 11:00 AM, 12:00 noon, and 1:00 PM.

Remaining consistent with the GPI study, counts were conducted on Tuesday, October 13, Thursday,
October 15, and Saturday, October 17 for a total of 9 separate counts. Weather conditions were
generally ideal and the October timeframe likely represents average to above-average operating
conditions when compared with any other time of year.

Parking capacities were measured by section or row, and 6 sections were detailed. These areas roughly
correspond to whether 3- or 12-hour parking is available; 4 of the 6 rows were available for 3-hour
parking, and 2 rows were available for 12-hour parking.

Survey Results

The following charts capture all of the parking data (chronologically) collected for this survey.

Chart |
Austin Street Municipal Lot

by Date of Survey

Date and Time Weather Capacity # Parked # Vacant
Tuesday, October 13, 2015
11:00 AM  60° cloudy 159 101 58
12:00 noon  65° sunny 159 102 57
2:00 PM  70° sunny 159 70 89
AVERAGE 91 68
Thursday, October 15, 2015
11:00 AM 55° sunny 159 112 47
12:00 noon  60° sunny 159 102 57
1:00 PM  60° sunny 159 84 75
AVERAGE 99 60
Saturday, October 17, 2015
11:00 AM  50° sunny 159 106 53
12:00 noon  55° sunny 159 107 52
1:.00 PM  55° sunny 159 89 70
AVERAGE 101 58

-2
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781-373-1375 502 South Avenue, Weston, MA 02493
Chart Il
Austin Street Municipal Lot
by Time of Day

Date Weather Time Capacity # Parked # Vacant
Tuesday, October 13, 2015 60° cloudy 11:00 AM 159 101 58
Thursday, October 15, 2015 55° sunny 11:00 AM 159 112 47
Saturday, October 17, 2015 50° sunny 11:00 AM 159 106 53

AVERAGE 106 53
Tuesday, October 13, 2015 65° sunny 12:00 noon 159 102 57
Thursday, October 15, 2015 60° sunny 12:00 noon 159 102 57
Saturday, October 17, 2015 55° sunny 12:00 noon 159 107 52

AVERAGE . 104 55
Tuesday, October 13, 2015 70° sunny 2:00 PM 159 70 89
Thursday, October 15, 2015 60° sunny 1:00 PM 159 84 75
Saturday, October 17, 2015 55° sunny 1:00 PM 159 89 70

AVERAGE 81 78

The surveys reveal 2 primary results. First, Saturday was the most widely used day with an average of
101 cars parked at the surveyed times compared with 91 and 99 on the 2 weekdays. Second, the 11:00
and 12:00 hours are the busiest times of day at an average of 106 and 104 parked vehicles respectively.
The early afternoon count drops off significantly to 81 parked cars. For all 9 surveys, the range of
occupancy was between 70 cars and 112 cars.

As with any survey of this type, additional data poi'nts would likely reinforce this spread or perhaps
widen the range. However, there is a very high probability that this survey has accurately captured the
peak usage of the lot during the 11:00 AM to 1:00 Pm time period and oat other times of the day the
occupancy rates will be much less.

It is difficult to exactly compare the 2014 GPI study with the current survey. In 2014, 32 spaces were
bagged and designated for Newton North High School parking and were not counted, bringing the total
of surveyed spaces down to 127. There were 4 Saturdays surveyed in the 2014 study and the data
revealed an overall occupancy rate of 73% on Saturdays. In the current study on Saturday October 17,
101 cars on average occupied the lot, and this is a lower overall occupancy rate of 63%. By accounting
for the additional 32-space capacity in 2015, both percentages appear approximately consistent.

Finally, the adjacent Shaw's supermarket along Austin Street stepped up parking enforcement of its
private lot in January 2015 in response to parkers using the lot for free and avoiding the metered Austin
Street lot. The result of this action surely increased usage of the Austin Street lot between the time of
the 2014 GPI study and the current survey. With this development, the 4 day average capacity on
Saturdays was 93 cars parked in 2014 and was slightly higher in 2015 on October 17 with an average of
101 cars parked during the three mid day time intervals.
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Conclusion

The petitioner for the project is proposing to provide. 127 at-grade public parking spaces for their mixed
use development project. Although there are currently 159 spaces in the lot, the critical question is
whether replacing 127 spaces will adequately match the current demand for parking in the lot. Based on
the results of the current surveys and using the peak periods as a reference point, the peak observed
demand was 112 vehicles at any one time over 3 days. Additional surveys might yield slightly higher or
lower observed demand, but in any event the October period likely reflects average to above-average
parking demand and there are numerous other on-street and off-street parking options in the area.



APPENDIX I
SHARED PARKING PLAN

Austin Street Partners (ASP) proposes to use a shared parking plan for a portion
of the parking garage of the Project. The shared parking plan will contain the following
initial elements which ASP believes may be adjusted as experience proves best:

Parking in the building for residents will be charged separately from rent.
ASP hopes that this will reduce the aggregate demand for parking.

Residents may have one or more rented spaces, but not more than 85
parking spaces in the garage will be rented to residents.

At least 5 parking spaces in the garage will be available to commercial
tenants of the building.

Shared spaces will be marketed to businesses and building owners on a
monthly contract basis specifically for employees and will not be available
to the public. ASP expects that the program will have a significant ramp-
up time and intends that the shared parking will free up spaces elsewhere
in the Village to allow for more parking availability for customers.

Users of the garage including residents, commercial tenants and shared
parking users will gain access by a card reader at the entrance/exit.

Shared parking will be available in tiered time slots initially contemplated
as follows:

= 20% available at 8:00 AM
= 50% available at 8:30 AM
= 30% available at 9:00 AM

Ending times which are not necessarily tied to starting times are initially
contemplated as:

=  40% ending at 5:00
=  40% ending at 5:30
=  20% ending at 6:00

A number of undesignated and unreserved parking spaces will be allowed
as shared spaces for weekday use. A different number of shared spaces
will be allowed for Saturday use.

The number of available shared spaces will be determined empirically
based on actual experience in the Project. Based upon industry statistical
models ASP believes that as many as 35 spaces could be available on a
regular basis.

During the rent up period Austin Street Partners will test the program
regularly, in all cases leaving a margin of error of 15% of the expected
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APPENDIX K
AUSTIN STREET PARTNERS

DRAFT TRAFFIC DEMAND MANAGEMENT PLAN

November ,2015

Austin Street Partners will institute a Traffic Demand Management Plan in order
to minimize, to the extent consistent with its mission and programs the demand for traffic
and parking at its property on Austin Street Newton. The Traffic Demand Management
will contain the following elements:

L.

Informational Services

A specific person on the staff of Austin Street Partners will be
designated as the traffic demand management coordinator. As of the
commencement of construction of the Project the traffic demand
management coordinator is:

The traffic demand coordinator will Coordinate efforts both for the
construction and the operating period with a goal of reducing single
occupancy vehicles in particular.

Austin Street Partners will maintain a posted commuter information
center.including

- transit service information
- ride matching for employees and residents to be posted whether
by paper or electronic bulletin board

- information as to the building's shared parking program

An‘annual letter will be sent to residents containing transit information
and suggesting connections for carpooling.

II. = Transit Service Information

On site sale of T passes, if permitted by the T
Schedule availability at the Project office

III. Additional initiatives

The Austin traffic demand coordinator meet initially annually and then
from time to time with the City of Newton traffic engineer in order to
review the annual information and the status of the traffic demand
management program and to consider additional demand management
steps which might be taken including for example applications for ride
sharing;

Continuing review of bicycle sharing options and adoption when
practical
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APPENDIX M

Business Engagement Plan

Austin Street Partners recognizes that robust construction mitigation is very important
for the continued success of Newtonville merchants. This Business Engagement
Plan discusses how Austin Street Partners will mitigate construction impacts on local
Newtonville businesses.

Over $400,000 in benefits are proposed:

1. $250.000 Employee and Commuter Shuttle to satellite parking daily and Saturday

Austin Street Partners has worked with the City of Newton and the 128 Business
Council to develop a shuttle service to ferry medium- and long-term parkers --
employees, commuters, seniors using the Senior Center, and construction workers to
the City’s designated 100-space satellite parking facility at the Aquinas School, about
a mile from Newtonville. The goal is provide convenient medium- and long-term
parking outside the village to make the most convenient parking — both public and
private -- available for shorter-term parkers -- shoppers and diners.

Satellite parking and the shuttle service will be free of charge.

The free ADA-compliant 14-seat shuttle bus will run Monday through Friday from 7
AM to 7 PM and on Saturdays from 9 AM to 3 PM. The shuttle schedule will be
developed in cooperation with the business community and posted at the shuttle stops.
Revisions to the schedule will be adopted as conditions require.

During the week, the shuttle will stop at the Senior Center and at the corner of Walnut
and Austin Streets. On Saturdays, the shuttle will stop at Newton North High School,
the Senior Center, and the corner of Walnut and Austin Streets.

Businesses desirous of having employees park in the satellite parking facility at the
Aquinas School outside normal hours of operation can request reimbursement of
Uber taxi rides.

128 Business Council estimates the cost of operation to be approximately $250,000
during 14 months of operation. The cost will paid for entirely by Austin Street
Partners with no charge to users or merchants or other landowners.

2. $100,000 Construction Mitigation Fund to defray business reductions

The goal of Austin Street Partners is to mitigate the impacts due to construction of 28
Austin Street.




To that end, Austin Street Partners has earmarked $100,000 to reimburse participating
merchants for demonstrated lost of income) related to the construction of 28 Austin
Street.

The fund will be administered by an independent third party, possibly the Newton
Needham Chamber of Commerce or the proposed Liaison Committee.

Once the fund is set up, the administrator will publish and distribute a guide for
accessing funds including application procedures, timelines for decisions,
disbursements and an appeal process

3. $50,000 Shop Newtonville Marketing Fund to promote village businesses

Austin Street Partners has committed to promote Newtonville businesses through its
proposed $50,000 Shop Newtonville Marketing Fund. Working with local merchants
and marketing professionals, Austin Street Partners believes it can develop a year
long marketing campaign — Shop Newtonville -- to deliver customers to participating
Newtonville merchants through weekly local newspaper ads and coupons. For
example, discount coupons could be offered for shoppers who arrive before 11 or
after 2 pm to smooth business peaks and move parking demand from the peak

hours. Raffles and special events could create excitement and provide support during
construction. Direct marketing, social media and a Shop Newtonville website could
be used to connect with and inform the over 500 people who have said they would
shop in Newtonville during construction. New wayfinding signage in the village will
reinforce the shopping convenience and product and service selection available in the
village. The Shop Newtonville campaign will help keep Newtonville front of mind
for consumers during -- and after — construction, laying the ground for continued
future retail success.

4. Business liaison to answer questions, solve problems and promote businesses

Austin Street Partners will employee a business liaison in Newtonville to ensure
excellent communication. It is anticipated that the business liaison will be available
during certain business hours to answer questions from merchants and landowners
about construction and its impacts, to resolve any issues that might arise, to
brainstorm solutions to problems and help promote Newtonville businesses utilizing
the marketing fund.

4. 24-hour Construction hotline and website

Austin Street Partner’s selected general contractor will maintain a 24-hour
construction hotline for urgent concerns and problems. A website will be created to
provide up to the minute information about construction status, parking and special
events.




6. Weekly informational update meetings and emails and monthly newsletter to keep
merchants and public apprised

Weekly informational meetings and emails and a monthly newsletter will all be used
to keep merchants and the public apprised on a regular basis.
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October 2, 2015

The Honorable Marc Laredo, Chairman
Aldermen of the Land Use Committee
Board of Aldermen

City of Newtan

1000 Commonwealth Avenue

Newton Centre, MA 02459

RE: Special Permit #119-15
Austin Street, 28 Austin Street

Dear Alderman Laredo and Aldermen of the Land Use Committee:

The Economic Development Commission is pleased to report that at its September
10, 2015 meeting, we voted in favor of Austin Street Partner’s plan to develop 28
Austin Street.

The EDC's support for the development of 28 Austin Street is based on:

o Consistency with the Economic Development Goals and Strategies identified
in Newton’s Comprehensive Plan (NCP), specifically -
Section IV.1. Village Center Development

o Encourage mixed use in the village centers by promoting housing above
retail. Increasing density allowing mixed-use development in the village centers
would increase the population within walking distance and as a result would likely
expand the available range of goods and services offered there. It would also
increase the stock of affordable housing located close to employment centers and
public transportation.

° Adoption of the Board of Alderman’s creation of a Mixed Use 4 (MU4) Zone

° Selection of Austin Street Partners in May 2014 based on the criteria
established for the 2013 RFP

° Responsiveness to community feedback including

o Reduction in number of total apartments from 80 to 68

o Increased public parking on the ground level from 85 to 127 public
parking spaces

o Increasing below grade parking for the apartments from 1.0 to 1.25

and the addition of 5 employee parking spacing for retail tenants for a total of 90
below grade spaces

o Retention of 25% affordable housing units while reducing total
apartment units to 68; and
o} entering into a lease arrangement for the land, and




*» Redevelopment of a single purpose parking lot into a multi-use building while retaining 127 public
parking spaces.

Thank you for your time and consideration.

Sincerely,
Sterhents |
\c & 7 ! -\ / . 4 /
re y o =2 ez'./,(/uf/
Stephen Feller, Chairman
Newton Economic Development Commission

cc: Mayor Setti D.Warren
Board of Aldermen Chair, Scott Lennon
Acting Planning and Development Director, James Freas
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———————— Original Message --------

Subject: Austin Street Project

From: <jrufo@formandplace.com>

Date: Wed, September 23, 2015 11:45 am
To: Ifinucane@newton.ma.gov

Dear Linda,

I am writing to voice my support for the proposed development on Austin Street in
Newtonville. As an architect and business owner in Newtonville, it is my opinion that
this project hits the right notes for mixed-use, mixed-income, sustainable
development. The design of the project seems to me to be in keeping with the scale
and mix of uses of this neighborhood. New retail venues and a public open space
orienting toward Austin Street will be a real plus in the evolving streetscape of the
village.

Please accept this email as my endorsement of the proposal.
Regards,
-John

John M. Rufo, AIA, NAIOP, ICSC
Principal

797 Washington Street, Suite 3
Newtonville MA 02460

Main: 617.795.1965

Cell: 781.540.9025
jrufo@formandplace.com
www.formandplace.com
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APPENDIX O
AUSTIN STREET PARTNERS
CONSTRUCTION MANAGEMENT PLAN

During construction, the following provisions shall apply. Unless otherwise
designated by Austin Street Partners (the "Owner") the Contractor herein shall be

CONSTRUCTION ADMINISTRATION

1.

The Owner’s Contact Person: The Owner shall designate a person responsible
for the construction process with telephone and email contact information.
That person shall be identified to the police department and the Commissioner
of Inspectional Services, and the Liaison Committee and shall be contacted if
problems arise during the construction process. The person initially appointed
by The Owner is: '

Contractor Contact Person: The contractor shall provide the name of its
project manager and superintendent with telephone and email contact
information. That person shall be identified to the police department and the
Commissioner of Inspectional Services and the liaison committee and may
also be contacted if problems arise during the construction process. The
person initially appointed by the Contractor is:

Communications: Both The Owner and the General Contractor will establish
means of ongoing communication with the liaison committee whether by
email circulation, newsletter or telephone chain. The purpose of such
communication will be to advise the liaison committee of (i) commencement
of construction, (ii) commencement of structural elements, (iii) any blasting
permitted under this plan, (iv) the progress of phases of construction or any
changes in schedules (v) any material changes in any exterior conditions, and
(vi) any other matters which the liaison committee may deem appropriate
from time to time. The Owner and the General Contractor shall meet with the
liaison committee as appropriate from time to time during construction.

Hours of Construction: The hours of site and exterior construction shall be
7:00 a.m. until 6:00 p.m. Monday through Friday, and 8:00 a.m. - 12:00 p.m.
on Saturday. There shall be no work on Sundays. Work at other times either
wholly interior to the building or due to unusual construction needs may occur
only with the advanced approval of the Commissioner of Inspectional
Services.




SECURITY

Security Fence: A secure, 6° high, temporary construction fence shall be erected
at the beginning of the project, along the perimeter of the construction area. The
exact location of this fence will be adjusted occasionally during the course of the
project to accommodate the phasing of the ongoing construction activities.
However, at all times throughout the project, this fence shall be maintained in a
secure condition so as to assure the public safety and to segregate the construction
operations from the activities of the Owner and the neighborhood. It shall not be
removed until such times as these issues are no longer a concern.

EMERGENCY ACCESS

1. _Fire Department Access: The construction work is to be phased so that at all
times working hydrants and clear fire equipment access is provided to all
sections of the site.

SITE ACCESS AND TRAFFIC CONTROL

1 Worker Vehicles. Construction worker and subcontractor vehicles will park
exclusively on the site or at the Aquinas remote lot. Construction worker and
subcontractor vehicles will be prohibited from parking on Austin Street except
for deliveries as provided herein. :

2. Deliveries. Deliveries to the site shall be made to the site from Austin Street
westbound or Bram Way via Highland Ave. with delivery trucks facing
northbound. Delivery trucks will exit to Austin Street and head westbound.

3. Traffic Pattern. The construction contract will require the general contractor
to establish a traffic pattern for delivery and worker vehicles to access the site
in coordination with the Commissioner of Inspectional Services, and the
traffic pattern may be changed as phases of the construction are completed.

NOISE AND DUST CONTROL

1. During construction, the Contractor shall provide street cleaning on Bram
Way and Austin Street as necessary to remove mud or construction debris
from streets abutting the site if requested by the Commissioner of Public
Works. The Contractor shall repair damage to public ways caused by
construction vehicles.

2. The Contractor shall take appropriate steps and initiate proceedings to
eliminate dust generation during grading of the site, excavation, and
construction (including, but not limited to, wetting down materials when
appropriate), stone mats as appropriate, and shall require subcontractors to
place covers over any open trucks transporting debris and materials to and
from the site. '

3. Noise levels shall comply with Revised Ordinances Section 20-13.




EROSION CONTROL

Prior to the start of excavation or earth removal, erosion control measures

shall be in place. These shall consist of silt fences, hay bales or whatever other
means may be needed to properly control erosion. Erosion control shall be
located wherever surface water runoff from the construction site is a potential.
Temporary erosion control measures shall be removed only after permanent
measures are fully established. Erosion control measures shall be implemented
to prevent drainage and siltation from flowing on the construction access to

. abutting streets.

CONSTRUCTION STAGING AREAS

1.

Site Office Trailer: Any required site office trailer will be located onsite,
within the area of the perimeter fence or within rented commercial space in
Newtonville. To the extent practical the construction office will be within an
existing building and then moved to the new construction area.

Delivery Truck Holding Areas: On days when the construction activities
require multiple truck deliveries, such as for the placement of concrete or
structural steel deliveries these deliveries will be carefully scheduled so that
there is always adequate area on the site or in Bram Way for the holding of the
trucks until they can be unloaded. No trucks will be permitted to stand on the
neighborhood streets waiting for access to the site except during active
unloading.

BLASTING

The Owner does not expect that the construction will involve blasting.

[f blasting is to occur, all blasting and drilling for the driveway, utility
trenches, and/or structures, whenever they are built, shall be carried out in
accordance with federal, state and local blasting permit practices and in
accordance with the following conditions:

a. Selection of the blasting contractor

A blasting contractor, acceptable to both the Owner and the Newton Fire
Department, shall be selected after review of the qualifications of such
contractor by a qualified independent geotechnical blasting consultant
who shall also be acceptable to both The Owner and the Newton Fire
Department. '

b. Preblast survey

A preblast survey shall be done in accordance with State law for the
interior and exterior of all including at least structures within 250 feet of
the blast area.

C. Insurance coverage

The blasting contractor shall carry $2 million in comprehensive liability
insurance for damage to structures caused by underground explosion and
collapse hazard. A certificate shall be submitted to the Newton Fire

3.




Department by the contractor documenting that the required coverage
will be in force for the duration of the blasting at the site. If there is a
general contractor or developer associated with the blasting, each shall
carry a minimum of $1 million of comprehensive liability insurance.

d. Blasting limits
The State blasting limits shall be observed.

e. Notification

Not less than 72 hours prior to the commencement of any period of
blasting, The Owner shall send written notification to the persons
subject to the pre-blast survey, stating when the blasting period will
begin. Such notification shall include an explanation of the warning
procedures for blasting including soundings. The Owner shall send
another letter notifying the same people that the blasting period has
been completed.

JACKSON ROAD

The Owner acknowledges that the use of the Aquinas campus for off-site
parking and shuttle service requires particular attention to the Jackson Road
neighborhood. The following steps will be taken to mitigate the impact on
Jackson Road neighbors:

a. Notification

The Ward 1 Aldermen and abutters across Jackson Road and the Jackson
School will be provided with copies of this Construction Management Plan
including notices as to contact persons and notified prior to the
commencement of operation of the Newtonville shuttle. Together with this
plan the notice will also include the initial schedule of the shuttle.

The Ward 1 Aldermen and the neighbors will be advised of any changes
in the shuttle schedule from time to time.

b. Idling

Idling of shuttle busses will be prohibited to the extent provided by
ordinance and state law.

c. Shelter

The Owner shall provide a shelter structure for riders waiting for the
shuttle.

d.  Lighting

The parking area assigned to the shuttle will be adequately lighted for
safety with timed lights to turn off after shuttle hours. Any lighting installed
by the Owner will not overspread the parking area to affect neighbors

e. Maintenance




Owner will be responsible for maintaining the parking and waiting area
free from trash

10/23/15 (2)




Austin Street Municipal Parking Lot Redevelopment

What are the financial benefits to the City?
The City of Newton will receive over $11 million ($11,050,000) in financial benefits in addition
to all the intangible benefits of new housing opportunities and retail choices:

1)

2)

3)

4)

5)

Over $2,100,000 will be paid to the City in a single payment when construction begins --
$1,050,000 for the 99-year lease, $750,000 to be used for off-site improvements and
over $300,000 in building permit fees.

The City will receive 17 new affordable homes (25% of the total) with a cost subsidy of
approximately $335,000 per home from the developer or $5,700,000.

The City will receive a newly reconstructed 127-space municipal parking lot, a rebuilt
Bram Way, a new public plaza and updated site utilities and storm water management
at a cost to the developer of over $850,000.

35 new daytime garage spaces will be available to Newtonville employees saving the
City the cost of expanding the Austin Street municipal parking lot by constructing
underground parking at a cost of over $1,400,000.

Finally, the City will receive over $40,000 annually in new property tax revenue in excess
of new municipal costs during the 99-year lease period, according to the City’s Fiscal
Impact Analysis. Assuming a present value at 4%, these new real estate taxes are worth
over $1,000,000 to the City over the 99-year lease period.

And the City will continue to own and collect all of the parking revenue from its Austin
Street Municipal Parking Lot, just as it does now.

What is the true cost of the land to developer?
The true cost of the land to the developer exceeds $7,000,000 or $100,000 per housing unit and
$100 per square foot of retaii space. Here’s why:

1)
2)

3)

in addition to a single payment to the City of $1,050,000 at closing for the 99-year lease:

Any developer has to provide 15% (10) affordable units, but Austin Street Partners is
providing 25% (17) units. To include seven extra affordable units, the developer must
provide a cost subsidy of approximately $335,000 per home or $2,350,000.

Although the land is being leased, the City is reserving most of the land for public
parking. The developer must construct 90 underground parking spaces at a cost of
approximately $3,600,000 ($40,000 per space) to accommodate its parking needs to
allow continued municipal surface parking in the reconstructed Austin Street Municipal
Parking Lot.

Hence, the land value is established by what is required by the City in addition to what eould be

required of a conventional developer. In the absence of these requirements (ie, additional
affordable housing and underground parking), a developer could pay aver $7,000,000 for the
unencumbered land with permits for 68 housing units (with 15% affordable), 5000 square feet

of retail space and 90 surface parking spaces.

Source: Austin Street Partners, 9/17/15
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Austin Street: A fair deal for Newton - Gate House http://newton.wickedlocal.com/article/20151003/OPINION/151008519/...

By Rob Gifford

October 03. 2015 2:22PM

Austin Street: A fair deal for Newton

Concerns have been raised regarding the fiscal terms related to the proposed Austin Street development. Specificall
or biased, the city is not getting fair consideration for the project development rights, and the developer is gettir
concerns are unfounded. The thorough Austin Street planning process has resulted in a proposal that strikes an exce
project feasibility.

The process

At the conclusion of a multi-year planning process, the city issued a Request for Proposal for the Austin Street parkn
with detailed plans, as well as proposed financial terms for the land acquisition. Of the six respondents, Austin ¢
highest cash bid of $i.050 million. Subsequent to this proposal, ASP agreed to: downsize the density of the pr

. apartments and 9,000 to 5,000 square feet of retail; lease versus purchase the land and refurbish all 1277 public
ownership of which will remain with the city. Among the RFP respondents, the only higher cash bid ($5 million for a
New Atlantic; however, its plan contemplated a project that was nearly 50 percent larger (98 units) with more two-
increase in school enrollment). The bottom line is that the RFP process and the resulting award to ASP was t
competitive and fair outcome vis-a-vis financial terms.

The city deal

Besides the $1.050 million initial payment for the ground lease plus a $300,000 building permit fee, the city is re
proposed transaction:

— An additional $750,000 in off-site infrastructure improvements plus a new public plaza
— Continued ownership and revenue from the 127 refurbished parking spaces currently on site.
— Continued ownership of the land underneath the project via the proposed ground lease

— The creation of 17 new affordable housing units (25 percent of 68 units). When one looks at the long-term embe
rents, this alone constitutes a multi-million subsidy from ASP to the city.

— A projected annual municipal fiscal surplus of $40,000 per year
— A projected $1.84 million increase in local retail and dining expenditures

Given that the City retains what it started with (127 public parking spaces) and also receives substantial direct and i
pressed to see how anyone could challenge the fairness of the deal.

‘Austin Street Partners’ Deal

Real estate developers are entrepreneurs who put up their own capital to entitle sites, design and cost-out potential
and there is a higher level of definition and certainty, they raise third-party debt and equity capital from banks, ins




Austin Street: A fair deal for Newton - Gate House http://newton.wickedlocal.com/article/20151003/OPINION/151008519/...

finance the construction of the project. If the location and demographics are sound, and the projected economic re
not, the developer writes off the early stage investment and moves on.

. ASP’s current pro forma shows a 6.25 percent return on cost (annualized income divided by total development
Housing and Community Development (DHCD) has established minimum returns for affordable housing projects. I
is approximately 6.7 percent, so ASP is building at a lower level of profitability than the DHCD threshold.

Looking at this from a private sector perspective, the 6.25 percent return should be sufficient to attract the required t
a slam dunk given the financial constraints associated with the project. On the plus side, this is a great walkable loc
amenities and very strong demand. On the minus side, the project is on a ground lease (it’s far preferable to owa
building) with a relatively high (25 percent) percentage allocated to affordable units. While more affordable hous
reasons it is dilutive to the financial returns. Additionally, compared with most other institutional investment oppor
Certain costs (e.g., front desk and on-site maintenance staff) are fixed regardless of the size of the property, and th
Austin Street’s bottom line. The developer is earning a fair return here, but there is little room for error. Any ad
increase in affordable units or other consideration to the city would likely make the project financially infeasible.

While I strongly support the Austin Street project, I recognize and respect that there are different perspectives and
the community and the Board of Alderman. However, we should take the questions surrounding project economics ¢
a fair deal resulting from a thorough planning process, resulting in manifold benefits to the City of Newton.

Rob Gifford is president and CEO of AIG Global Real Estate Investment Corp.
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