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by
Pamela C. Chicklis

Submitted to the Department of Urban Studies and Planning on
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for the Degrees of Master in City Planning and Master of
Science in Real Estate Development

ABSTRACT

The redevelopment of the Bird, Inc. manufacturing facilities
in East Walpole, Massachusetts, represents both a potential
benefit to the Town as well as an immediate challenge to the
developers. The owners of the 380,000 square foot historic
mill complex and surrounding fifty-four acres of land
purchased the properties nearly one year ago. Since that
time, feasibility studies, public reviews, and architectural
and engineering work have been executed on various components
of the development.

This report outlines a process for the multi-phased
development of a mixed-use mill pond community on the site.
With this plan as a guide, the developers should be able to
formalize their ultimate development goals, both physical and
economic, and proceed with implementation.

Chapter I briefly describes the intention of this report.
Chapter II looks at the regional and local Walpole market
conditions, including residential and commercial demand for
space. Chapter III summarizes the development objectives of
the Town, the neighbors of East Walpole, and the developers.
Chapter IV describes the mill site's physical environment and
the proposed site plan. Chapter V provides a recommended
development program including mix of uses, building
specifications, access and parking mitigations, and
opportunities for amenities and recreational uses. Chapter



VI outlines a process for implementation of the development
project from the public review and approval schedule, to the
long term management strategy for the properties. And

finally, Chapter VII concludes this report with observations

on the mill pond development and transferability to other
projects.

The recommended program herein combines rehabilitation of the
mill structures and complimentary new construction within a
superior quallty landscape. Residential, the primary
component, is joined by office, retail, service, and
entertainment uses. The most fea51b11e financial structure
is outlined and calls for a three-phased construction
schedule with sole ownership and private financing.

Both the owners and East Walpole community will benefit from
this scenario of long term ownership and management.
Positive external effects from the development will also
guarantee appreciation of property values and an increased
quality of life for the Town.

Thesis Supervisor: Professor Gary Hack
Title: Professor of Urban Design
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I INTRODUCTION TO THE REPORT

The Bird Mill complex represents a most
exciting development opportunity in the town of
East Walpole, Massachusetts. By transforming
historic buildings and an underutilized
waterfront ihto a fully integrated mixed use
environment, there will be benefits to both
investors and users. The following action plan
will enable project principals, public
administrators, advisors, and investors to
implement and track the process of developing a
mill pond community.

Since the 1985 closing and subsequent sale
of the Bird and Son, Inc. manufacturing
facility, the over 380,000 square feet of vacant
space and fifty-four acres of land have
attracted much attention. However, until a
general plan is adopted by both owner and Town,

the complex financing scheme necessary to
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accomplish the full scope of this project will
not be feasible.

Strategies for development projects
combining rehabilitation of historic structures,
new construction, residential subdivisions, and
major site improvements, consisting of a number
of parcels and phases, clearly must allow for
flexibility. It is my hope that this document
will outline a framework for development with
specific details resolved through day-to-day

project management.



II MARKET ANALYSIS

Understanding the past performance of and
forecasted demand for residential and commercial
developments in the Walpole area is the first
step toward designing a program for the mill
pond development. The local Walpole market has
traditionally lagged behind that of the
metropolitan Boston area in terms of population,
income, and employment growth. Consequently,
the Town did not begin experiencing the regional
development surge of the 1980's until just
recently. This situation allows a simple
forecast of the local market to be generated by
observing the regional market and adjusting for

economic factors specific to Walpole.

Regional Conditions
It has been well documented that regional
economic trends have parallelled the national

shift from manufacturing to service sectors.

11
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The U;S. Bureau of the Census and private market
consultants alike forecast that New England's
prominence in high technology and service
industry growth will continue. Although
employment in these sectors may grow less
quickly than previous record levels, a healthy
economic base is anticipated into the next
decade. With the increase of suburban and back-
office demand from traditionally urban firms,
the suburban Boston area office absorption will
begin to decrease the existing 12.6% vacancy
rate. And with this increased commercial
activity, housing demand will become more
critical than ever.

Residential markets in the metro Boston
region exhibit the recent trend of decreased
household size due to more single and'two-person
home occupancies. This condition generates
greater demand for smaller housing units located

closer to jobs and services. However, fewer



moderately priced homes, multi-family, and
rental units desired by new households have been
produced than high priced, single family homes.
Many factors contribute to this condition:
for the past ten years, housing production in
the region has fallen short of demand.
Commercial development, however, has escalated
rapidly, absorbing much of the construction
labor force. High labor costs, due in part to
the shortage of available construction'workers,
have forced home building costs higher. 1In
addition, cities and towns have increasingly
demanded more fees, public improvements, and
costly construction methods from home builders.
For these reasons, developers with
approvals to build housing on a parcel of land
are encouraged to continue producing the high
priced units observed today. With the recent
increase in personal income as well as in equity

appreciation realized from home sales, these
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expehsive homes are being purchased. Thus, the
incentive to build more moderately priced units

remains low.

The Walpole Market

The situatioﬁ in Walpole reflects this
regional profile of a general shortage of
affordable homes, although numerous residential
subdivisions and a small number of multi-family
developments have recently been developed. Many
young couples with a family in Walpole can no
longer afford to purchase either new or existing
homes there. The rapid escalation in high
priced housing development has become a major
concern of the Town. The mill pond development
should help satisfy current and fﬁture
residential demand by offering moderately priced
units to local and outside residents.

The Massachusetts Department of Commerce

characterizes Walpole as a manufacturing and



residential town. In this town of nineteen
thousand with a median age of thirty, many
residents are becoming first time home buyers.
A greater than national average of over thirteen
percent college attendees helps generate the
relatively high median household income of
$28,000. In addition, the sixty-five percent
incidence of two-earner households in Walpole
represents the generally stronger buying power
and greater demand for goods per household
observed regionally.

The employment statistics also reflect the
region's economic situation; unemployment in
Walpole is a very low 3.5§ despite the twenty-
one percent decline from 1970 to 1984 in
manufacturing employment. However, the
employment breakdown using 1984 data still
places manufacturing first at 32% of total
Walpole‘jobs, while retail, the second largest

employer, represents twenty-six percent of total
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jobs. Government and service industries also
account for a sixteen and thirteen percent share

of local jobs respectively.

Currently, sixty-eight percent of employed
Walpole residents commute to out-of-town jobs
which results in a substantial thirty-two
percent incidence of local residents working in
Walpole. This number of resident-held jobs may
in fact increase with overall employment growth
if plans currently in negotiations for a 340-
acre industrial park adjacent to the Bird
complex materialize. Many workers would prefer
shorter commuting distances offered by local
jobs, and apply for postions with new employers.
Other potential employers for the Walpole as
well as non-local labor force include a recently
approved 340-bed life care community and two new
developments along Rte. 1 for commercial and

industrial uses.



East Walpole itself represents a unique
neighborhood within the Town of Walpole. Older
single-family homes predominate, yet recent
subdivisions and condominium developments have
begun to affect the local market. The
Washington Sﬁreet neighborhood retail and
services will enjoy an increasing consumer base,
however, new and proposed residential units will
demand a greater quantity and variety of

commercial activity.

The mill pond development constitutes a
positive addition to the East Walpole community,
a mixed-use complex offering commercial and
residential uses to the Town, and a unique
attraction for regional users. Specific uses
and target markets guarantee a dynamic
environment, unique among other mixed use
developments in that the mill pond complex

already enjoys a definite status in the Town.

17
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III DEVELOPMENT OBJECTIVES

The recommended development scenario
described in this report was generated as a
response to a variety of goals and objectives,
both private and public. Acknowledgement of all
parties' interests--official Town policies, the
East Walpole community, and the developers--was
of primary concern. The lengthy development
process for the mill pond project can be
expected to include political hurdles,
unanticipated changes, and challenges from
external circumstances. Consequently, the
success of the project lies with the parties'
relationships with one another. Open, clear
channels of communication must be retained to
ensure continued progress and consistent

treatment of all parties' concerns.
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Public Goals

The Town's goals, specified in the 1985
Master Plan Update, address three major areas of
concern: demographic change and resultant
development pressures; infrastructure
requirements especially pertaining to wetlands
and roads; and quality of life including
historic town character, open space, and
recreation.

Development in Walpole has increased
dramatically over the past five years. The
regional housing shortage encouraged many new
residential developments and subdivisions to be
built in the Town, taking advantage of the
superior natural environment. However,
Walpole's regulatory mechanisms were
insufficient to control and manage tﬂe growth.
Consequently, population increased and more

residential and commercial developers entered

the Walpole market. Specific goals cited in the



Master Plan include curbing subﬁrban sprawl,
tightening regulatory development controls, and
encouraging mixed income housing, especially
affordable units.

The town of Walpole is very old;
infrastructure systems are consequently
deteriorated and in need of complete upgrading
or replacement. Increased development activity
has also taxed these old systems. The Master
Plan calls for major improvements to the road

system, water supply, flood control, and sewage

system. In addition, wetlands and aquifer

protection have received much attention with the

recent establishment of the Aquifer Overlay
Protection District and By-Law.

East Walpole's third public objective, as
described by the Town Administrator, is to
preserve the existing quality of life; the
community respects its small mill town heritage

and wants to retain that character for future

21
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genefations. However, Walpole's open space and
natural environment are increasingly threatened
by development activity and general disregard
for the ecosystem. With this environmental
threat, recreational opportunities are also

endangered.

The East Walpole Neighbors

In addition to responding to town of
Walpole concerns, the mill pond proposal should
acknowledge the interests of the abutters,
residents and merchants of East Walpole. One of
their concerns is that a small number of recent
residential complexes and subdivisions proved
less than sensitive to the village environment
of East Walpole. For example, one condominium
developer recently built townhouses ilong
Washington Street but faced their backs to the
street. A chain link fence was also installed

on the perimeter of the property, at the



Washington Street sidewalk, effectively cutting
off all interaction between the development and
the street.

Another concern relates to the disjointed
center of East Walpole; the Town hopes to reknit
the main commercial street together again.
Currently, two centers of retail activity along
Washington Street are bisected by a low railroad
overpass and the vacant Bird Mill.

The mill pond developers plan to respond to
the Washington Street challenge by removing the
bridge and revitalizing the mill complex.
Immediate visual access will be provided from
southern Washington Street into the mill complex
and pond, and north to the secondary shopping
area. In addition, the revitalization of the
mill buildings facing Washington Street and
their subsequent reuse for retail and commercial
will certainly improve East Walpole center.

However, to complete the picture with pedestrian

23
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and traffic improvements, street lighting and

furniture, and a general upgrading of all

Washington Street storefronts and signage,

public incentives and technical assistance will

be required.

The Developers' Objectives

The development partnership of David L.

Wakefield and Michael Viano, February Realty

Trust, holds specific quality and structuring

criteria for the mill pond project:

long term exclusive ownership and
management of the development;

creation of a well designed mixed-use
environment;

increasing the value of the existing
mill structures and future new
construction;

making Bird Pond available for
recreational use; and

professional execution of the
development project.



The physical plan for the development of
the mill pond complex should respond directly to
the first three objectives listed above. The
program should integrate the specified mixture
of functions with an interior network of open
spaces and recreational facilities. Ideally, a
development of this scope would offer an
independent énvironment in which people could

live, work, shop, and recreate. However, the

potential for a completely isolated complex on
this site must be eliminated.

Many factors contribute to the success of
mixed-use projects, not the 1east of which is
the relationship with surrounding neighborhoods.
Mixed-use as well as residential developments
have been criticized for not relating to, and in
fact, "turning their backs" Qn their neighbors.
Although the foci of these developments may have
targeted regional markets rather than local,

additional activity could have improved the

25
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projects' images, if not their economic success.
Minimal design treatment to the edges of the
structures could have also improved the quality
of activities within the entire complex.

Design treatments for the renovated Bird
Mill buildings and new construction on the
perimeter of the site should include storefronts
facing the street, signage for passers-by, and
views and pathways into the complex. Parking
decks and surface lots close to the street
should be screened as much as possible and
located so as to minimize their visual impacts.

The last objective is evidenced by February
Realty's assembly of the development team. The
complement of Walpole and non-local
professionals ensures a broad-based planning
process leading to a stronger program and
finished product. The development team has

already completed preliminary market and



feasibility studies with much désign work in
process.

The mill pond proposal will be repeatedly
scrutinized by the public, yet should be able to
withstand all challenges through complete
presentations of the development program. The
developers have a distinct advantage over
outside developers in that they have been doing
business with, and are themselves long time
friends and associates of many East Walpole

residents.

27
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VI THE MILL POND SITE

From the establishment of Walpole in 1724,
its identity has remained consistent--a proud
New England mill town with Puritan origins.

Bird Mill represents an important historic and
cultural resource which can be preserved through
the sensitive redevelopment of the complex.

With the establishment of a new neighborhood in
the East Walpole village center, increased

quality of life for all residents will be

provided.

Bird Mill Today

The most striking characteristic of the
development parcel is the visual quality of
grand brick mill buildings situated in wooded
foothills encircling the river-fed Bird Pond.
At the height of the mill's production activity,
its structures covered nearly the entire lot.

Fortunately, the buildings that exist today are

29
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juxtaposed so as to offer the opportunity for
successful renovations in conjunction with new

infill construction.

The Mill Structures

Four substantial mill structures
representing over 235,000 square feet and five
smaller structures of approximately 44,000
square feet will be rehabilitated. Two
additions of approximately 56,000 square feet
were determined to be unadaptable for reuse and
consequently are being considered for
demolition.

While the majority of the structures are
traditional New England brick mill construction,
three of the buildings adjacent to the main
street are wood frame. The most prominent of
these, the historic corporate offices of Bird
and Son, Inc. is situated at the former

vehicular entrance to the mill complex. The



substantial Greek Revival structure with
classical columns, keywork, and formal
pedimented portico was at one time recognized by
the community as a symbol of the distinguished
position of both the Bird Corporation and
family. This striking building could soon mark
the new pedestrian entrance to the mill pond
development.

Design guidelines for all renovation work
to the mill buildings should generally conform
to the Secretary of the Interior's Standards for
Rehabilitation--not because compliance is
required but because the guidelines more often
than not outline the most efficient, aesthetic,
and cost-effective methods for rehabilitating
historic structures.

The key to successful reconstruction is to
avoid the trap of matching the original
construction. Entire new walls or additions

should be treated as such, utilizing modern yet

31
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complimentary materials, construction methods
and details. Continuity can be achieved through
the consistent use of brick salvaged from the
demolished buildings, narrow masonry joints,
identical trim, similar window configurations,
and coordinated paint colors. This philosophy

also extends to new and future infill

construction. Buildings should be designed not
as mirror images of the historic structures, but
as complements or back-drops.

Restoration of large brick mill structures
is inherently straightforward. Chemical or
detergent brick cleaning with low pressure water
rinse, minor repointing, roof and cornice
repair, and window replacement or repair can
virtually be executed simultaneously; with such
large surface areas on which to work, crews can
be scheduled so that construction progresses

sequentially and rapidly.



In contrast to the above scenario, three of
the Bird Mill structures require major
reconstruction. Renovations always carry an
element of uncertainty in that little is-known
about the structure of a building until surfaces
are uncovered and materials are tested. This
situation is exacerbated in two of the mill
buildings due to missing walls or sections of
roof. These structures should not even be
characterized as complete shells. However, the
existing walls are sound, the structures are
well sited, and one of them offers the potential
for a unique finished product with double-

height, oversized arched windows.

Physical Analyses

The following preliminary analyses were
undertaken without professional consultation
other than opinions from Town Hall. Numerous

engineering studies will be required before the

33
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development program can be finalized. Specific
items to be studies and the process by which
contracts can be arranged are listed in the

chapter on implementation process.

The Natural Environment

The classic New England landscape
surrounding the former Bird Mill not only
provides attractive views and backdrops for
existing buildings, but also minimal physical
constraints to development. The most striking
aspect of the site is the hilly terrain which
reaches more than sixty feet above Bird Pond.
Superior views are offered of the entire site,
the pond, and across to more wooded hills.
Opportunities also exist for multi-levelled
structures with discrete access to first floor

parking.



The site's generous slope requires that
special attention be paid to drainage and
runoff. Exceptional technical problems are not

indicated, however, and as soon as borings are

taken for soil analyses, foundation type and
locations for new construction can be finalized.

This site does not fall within the Town of
Walpole Aquifer Overlay District, yet does
contain land within the flood plain. Only a
minor amount of such acreage results, however,
from the 104 foot cut-off elevation which rings
the pond. Proposed new construction, except for
the promenade and accessory uses to residential
buildings has been sited with sufficient
setbacks so as to completely avoid the flood
plain boundary; the exceptions are allowed by
code within the cut-off elevation.

The existence of lush vegetation and mature

forests represents a healthy natural
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environment. Adjacent land north and west of
the site abutting Bird Pond is Town property;
future protection and preservation of these
woodlands is thus ensured. This actually
increases the value of all adjacent property
including that of the mill complex. The
developers' respect for this natural asset
coupled with their environmental philosophy have
led to plans for the retention of as much of the
existing forest as possible.

Bird Pond will certainly be the central
focus of the site, providing attractive views
and recreational opportunities. It has
suffered, however, from years of sewage
discharge, silt build-up, and lack of
maintenance. Since the manufacturing and its
discharging have ceased, the water quality has
improved, yet the pond's overgrown edges will
require clearing. If engineering studies

determine a necessity to dredge the pond bed, an
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island could be created offering an attractive

addition to the new development. However, this
costly scenario has not been incorporated into

the financial projections and could possibly

require public involvement.

Existing Conditions

Off-site physical conditions including
land use, access to the complex, traffic, utili-
ties, and zoning are summarized on the following
plans. Existing access and traffic patterns as
well as the blocked views may actually improve
with the incorporation and new construction of
the planned site improvements. Specifically,
the new access road north to Mylod Street and
the removal of the incline at the corner of
Washington and East Streets, creating a view
corridor into the complex, will greatly enhance

the development.
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The current zoning for the Bird Mill
complex is Limited Manufacturing. The adjacent
Parcel 1, on which the townhouse condominiums
will be built, is zoned General Residence,
possibly allowing a grandfathered as-of-right
development of the residential units. However,
implications exist concerning the newly adopted
Town restriction on multi-family development.

If not grandfathered, the construction of
eighty-seven condominiums would certainly exceed
the fifty per year, five per developer maximum
set by the Town. If not allowed, elimination of
the townhouses' sales proceeds would preclude
proceeding with the entire mill pond project.
The rezoning and site plan approval strategy
which would enable development of the complex as
a comprehensive project or Planned Unit

Development is described further in Chapter VI.
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Site Plan

The following Site Plan shows the
pedestrian and vehicular circulation network
linking the rehabilitated mill structures, new
townhouse condominiums, new construction, and
parking. This final plan resulted from a design
process that generated five alternative site
plans, shown in Appendix A. They included

extensive demolition and new construction, as

well as a scenario that involved the sale of
Parcel 3 to é light industrial use. The optimal
scheme incorporates only a minor amount of
demolition and new construction as detailed in

the Building Specifications, Chapter V.
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V THE DEVELOPMENT PROGRAM

The purpose of the following development
program is to guide the development process in a
specific direction. Without parameters and a
preliminary program to follow, future planning
and negotiations would not have a basis on which
to start and could run the risk of extending
indefinitely. As previously stressed,
flexibility must be retained as this program .
will undoubtedly be revised and more finely
tuned with each subsequent step taken toward

completion of the development process.

Mix of Uses

The concept behind this mill pond mixed-use
development scenario combines a virtually self-
contained residential community with commercial
services, recreation, and amenities for the Town
of Walpole. Within a well-designed and
controlled framework, the pattern of buildings

and open space focusing on the pond and
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waterfront will create a unique environment for
residents, workers, and visitors. And most
importantly, the mixture of uses will be such
that interaction and generated activity will
maximize all uses' potential for success.

The mix of condominiums, rental
residential, office space, retail shops,
personal and professional services, recreation
facilities, and first class restaurants may
initially seem to constitute an overwhelming
variety of uses. However, a cohesive site
should result from the linking together of all
buildings with each other and with the
waterfront through a campus-like network of
pathways and open spaces.

The central focus of the pond may influence
specific uses as well as provide attractive
views. Restaurants and recreation facilities
will certainly relate directly to the pond.

Retail shops may take advantage of the water



theme in merchandising or in design and name.
And commercial tenants may include corporate
headquarters, offering executives attractive
offices overlooking the pond.

The proposed uses for the development also
represent a wide range within residential and

commercial functions to satisfy both regional

and local demand. Residential units will range
from 1,400 square foot townhouses to 650 square
foot rental apartments. Commercial tenants from
small research and development companies
requiring up to 18,000 square feet on one floor,
to professional offices of 600 square feet would
be considered. Both neighborhood service and
specialty retail will complement the existing
Washington Street activity as well as attract
new consumer interest to East Walpole. And
realizing Walpole's proximity to numerous high-

income towns with strong demand for
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entertainment, four full-menu restaurants are
proposed in addition to a variety of small
eating establishments.

The development program includes
rehabilitated space of approximately 266,000
square feet, new townhouses of 122,000 square
feet, and new construction of just over 11,400
square feet. This represents: 167 condominium
units; fifty-two rental apartments; 71,510
square feet of office space; 38,140 square feet
of retail and service space; 23,600 square feet
of restaurant space; 7,700 square feet of
recreation facilities; and 81,300 square feet of
ter ~"rary warehousing space--or the following

mix of total space:

Residential 65%
Ooffice 18%
Retail/Service 10%
Restaurant 6%
Recreation 2%



In addition to these uses, the Bird, Inc.
corporate office building, located outside the
proposed mill pond development at the top of
Bird Drive, will contribute income to the
complex. Descriptions of each structure's floor
area, configuration, and use are detailed in the
Building Specifications section starting on

page 59.

Residential Uses

The primary use of the mill pond
development is residential. Starter
condominiums and rental units will be made
available to single and first time households,
as well as those wishing to locate close to work
and shopping. New townhouse condominiums are
planned for the segment of the market that
Vdesires home ownership yet can not, or will not
pay the current high prices for single family

homes. In both cases, the Town's requirements
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of historic theme, quality open space, and

recreation for its residents can be fulfilled.
The proposed number of 219 residential

units is the maximum amount currently planned

for the three phases; the addition of more units

in future phases is a possibility. These
moderately priced units will target a variety of
user groups--singles, elderly, young
professionals, and "empty-nesters"--with
specific economic requirements. However,
quality design and construction standards are
advised for the most cost efficient method of
residential development and maintenance
planning. In addition, open space amenities and
recreational facilities should be provided for
all ages.

Potential buyers for the first phase
residential units include first time home
purchasers as well as others interested in the

strong potential for appreciation from the high



quality condominiums and surrounding
development. Both groups are affected by the
region-wide condition of low turn-over rates of
older houéing stock due to high new home prices,
and the general undersupply of affordable homes.
These groups are most likely fully employed yet
find it difficult to afford the down payment and
carrying costs associated with the $200,000 to
$600,000 houses offered in the area.

Potential buyers are not limited to young
families, however. Older residents who no
longer need large homes will fiﬁd the low
maintenance lifestyle, convenient services, and
high quality restaurants in the complex very
attractive.

Comparisons of recent marketing information
indicate a dramatic increase in the variety of
condominium purchasers. Multiple Listing
Service and local brokers calculate the number

of new and existing condominium sales in the

51



Town during the past two years exceeding 150
with prices ranging from a previous low of $80
to a current high of $180 per square foot.
Median condominium prices have more than doubled
during this period representing approximately
35% appreciation per year.

Sales figures indicate a median condominium
price today of approximately $145 per square
foot. The mill pond condominium prices were
based on a fifteen percent appreciation of
today's median price: 1987 rates of $167 per
square foot were increased annually for a
maximum price of $222 per square foot in 1990.
This simplified approximation of 15%
appreciation was based on an average of 30%
today, with an estimated rate of 5% in five
years. If the Walpole market, as pfeviously
stated, does follow the metro Boston trends,

current high levels of appreciation should level



off. However, this softening will take at least
a few years, implying a relatively strong market
through the end of the condominium sales period.

The townhouse condominiums planned for
Phase I of the mill pond development are
scheduled for construction completion and pre-
sales activity in 1987, with sales of all units
projected for the end of 1988. The financial
analyses in the Appendices used competitive
construction costs in conjuction with the
moderate sales prices. With these prices,
environmental quality, and level of amenities,
the mill pond townhouses are ensured of
capturing the market over most other condominium
developments in the area.

The second phase of residential dévelopment
"at the complex involves rehabilitation of the
most historic of the Bird Mill structures. The
red brick "FX-1" building, built in 1912, boasts

five oversized floors of solid mill
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construction, huge segmented arched windows, and
granite sills. Eighty unique condominium flats
are proposed which should be available in 1989
with sell-out projected by 1990. These units
will be smaller and therefore less expensive
than the townhouses in terms of selling price,
albeit possibly more expensive in terms of per
square foot price. Target markets will include
first time home buyers and singles, users who
may trade up to one of the townhouse units in
the future.

This recommendation for condominium use for
the FX-1 building constitutes a major departure
from February Realty's initial plans for rental
units. Several rental schedules were analyzed
for financial feasibility which consistently
generated negative returns for both the project
economics and developers themselves. The

economic details will be more fully described in



later sections with supporting financial
projections in the Appendices.

Additional residential development
scheduled for Phase II includes a small number
of rental apartments. Six units ranging from
650 to 750 square feet located over first floor
retail shops should be available in 1990. These
apartments will offer the main street charm of
living over commercial uses. 1In addition, the
small scale and colonial architecture of the
three separate buildings will ensure a pleasant
environment for future tenants. Market rents
have been projected to range from $650 to $750
per month in 1986 dollars, inflating five
percent per year.

Both income and social benefits are
generated from holding these apartments as
rental units. The demand for rental apartments
in Walpéle ensures that there will be sufficient

interest in the apartments. And, locating them
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on the perimeter of the development will
generate an image of continued activity
in the complex throughout the evening hours.

The final phase of residential development
focuses again on rehabilitated mill structures.
Two major buildings, available in 1991, are
proposed to contain forty-six rental apartments
ranging from 660 to 850 square feet at rent
levels between $840 and $1,085 per month in 1991
dollars. Because some of these units will be
located adjacent to the retail, services, and
public transportation area at the Washington
Street pedestrian entrance to the mill pond
complex, elderly tenants should be targeted as a
potential market. Other users would include a
wide variety of people who desire the unique
design and aetails as well as water views

offered by these apartments.



Commercial Users
The ultimate mix of first floor commercial

uses will be determined by retail and service

demand and leasing activity. For example, first
floor commercial space near the core of the
complex will be adaptable to professional office
or service use such as a doctor's office or copy
shop. Commercial space near Washington Street
will require more intensive retail uses such as

a book store or general merchandise pharmacy.

Other potential first floor uses adjacent
to the Washington Street retail corridor

include:
a florist and plant shop
photo studio and shop
specialty food shop
hardware and housewares
fabrics and sewing shop
cards and gifts
shoes and clothing shops
stationery and office supplies
sporting goods
toy store
coffee and sandwich shop
deli
bakery cafe
ice cream parlor
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Professional and personal services
warranting less prominent frontage include:
laundry and dry cleaners
bank branches
tailor and shoe repair
health club
travel agency
optical shop

And, as previously stated, the potential
market from surrounding towns for first class,
full-menu eating establishments leads to the
recommendation of at least four large
restaurants in the complex.

To simplify the financial analyses, all
commercial rents were projected at $12 per
square foot, triple net, in 1986 dollars, and
increased at five percent per year. 1In
actuality, retail and restaurant lease terms may
be structured quite differently; base rents with
percent of profits could be established by the

developers in consultation with their attorneys

and accountants. And finally, storage or



warehousing rents were projected at four dollars
per square foot and also inflated until the

Phase III completion of their reconstruction.

Building Specifications

Each building, retaining its original mill
designation and keyed to the site plan, page 43,
is chronologically listed below according to
phase and summarized in the Uses/Areas/Parking

schedule, Table 2, Appendix B.

Phase I:
® Townhouse Condominiums
Eighty-seven units totalling approximately

121,800 square feet represent an average unit

size of 1,400 square feet. The ground access

townhouses are configured in clusters varying

from two to five units each. Design of the

multi-levelled townhouses includes ground level

AR
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garages, two and one half bedrooms and baths,

fully-applianced kitchens, and other amenities
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such as double story spaces and private
balconies. The wood clapboard siding will be
trimmed with brick on some of the clusters with
varying tones of Fraditional colors being used
throughout. Respect for the natural landscape
is evident from the siting of the clusters,
preserving as many trees as possible and

maximizing views of the pond.

e DM-14

Initial stabilization with future
reconstruction is proposed for this 74,000
square foot brick mill structure. Bringing the
building up to minimal standards for temporary
use will require roof and window repair and
heating system installation. These improvements
should be executed with future reconstruction
for higher use in mind. The building is large
and could be used for warehousing during the
interim period prior to complete Phase III

reconstruction.



e DM-28

The existing 7,300 square foot shell should

be stabilized for temporary warehousing use with

complete reconstruction scheduled similar to the
DM-14 building. Extensive masonry and roof
repair is required as is window replacement and

heating system installation.

e EM-3

This minute brick guardhouse of
approximately 260 square feet will be restored
for the developers' use. Plans call for the
management office for the complex to be housed
here, yet the building will probably only
represent a central clearinghouse or marketing
headquarters for the public, with back office

space possibly in the adjacent DM-14 building.
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Phase II:

® FX-1

Eighty condominium flats with an average
size of 800 square feet for one bedroom units
and 1,100 square feet for two bedroom will be
constructed in this attractive 90,600 square
foot brick mill structure. Complete exterior
and interior reconstruction is required
including the replacement of all windows which
is elaborated upon later. The typical oversized
floor-to-floor heights, heavy structural
members, and huge windows will make for unique
living spaces.

® GW-1

The larger of the two similar "gateway"
buildings at the corner of East and Washington
Streets contains 3,540 square feet of space
including a curved, porch-like wing offering a

special design identity and extra floor space



for the first floor tenant. The exterior
materials, finishes, and colors will complement
both the nearby depot and GW-2 as well as
Washington Street commercial buildings.
Proposed first floor use is retail with two

rental apartments on the second.

® GW-2

This new 3,000 square foot structure will
be constructed as part of the Washington and
East Streets commercial node. The small wood
frame building will complement adjacent
structures through the use of wood clapboard
siding, multi-paned windows, and related paint
colors. First floor use will be professional
services with two rental apartments on the

second floor.

® Depot
The existing location of this 5,600 square

foot wood frame structure at the corner of

W'@\Tﬂ‘m !
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Washington and East Streets is such that the
building and the hill on which it is situated
obstruct a potentially important view of the
mill complex. As previously described, the
public objectives of the Town as well as the

developers include creating this viewshed by

moving the depot and decreasing the elevation of
the hill. Comparing existing and proposed
locations shows only a minor adjustment
necessary to accomplish these goals; the

EXISTING PROPOSED
— building will shift slightly west, perpendicular

,/9€f: . M_H\& e to East Street. Retaining its proximity to
. Washington Street and the two new "gateway"
buildings will complete the Washington/East

Streets commercial node. Reconstruction entails

siding and window repair or replacement and

complete upgrading of the interior for retail

with office uses above.

Figure DEPOT LOCATIONS



e B-1

The prominent entrance building of 13,800
square feet, previously described, requires wood
siding and window restoration, and interior
renovations for retail use on the first floor
and office space on floors two and three.
Separate entrances should be installed for each
retail unit as necessary.

e B-2

The smaller of the two buildings flanking
the Washington Street pedestrian entrance to the
complex, this 3,900 square foot wood frame
structure requires only minimal rehabilitation.
Wood clapboard siding should be repaired or
replaced, and interior renovations include
tenant finishes for retail on the first floor

and two new rental apartments on the second.
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® FX-2

This 50,000 square foot wood frame mill
structure has the potential for a wide variety
of uses considering its proximity to Washington
Street, and the unique "tower" on its facade.
Preliminary stabilization in Phase II calls for
exterior rehabilitation including repair or
replacement of wood clapboard siding and
preservation of the multi-paned windows, as well

as all required structural repair.

® Powerhouse

This small brick ancillary mill structure
of approximately 1,800 square feet, located
across Washington Street and behind Bird Hall,
prominently occupies the entrance area to the
eastern parcel of the complex, or the

Hollingsworth & Vose parcel. Plans call for

general interior and exterior rehabilitation

including brick cleaning and repointing, window



and systems installations, and interior
finishing. Outside interest has already been
expressed in this building for a photo studio.
Naturally, with preleasing commitments, February
Realty should consider reconstruction as soon as

feasible.

Phase III:

e ER-4

The theme of this former turbine house is
food. With two 2,500 square foot restaurants on
the first level, and one 5,000 sgquare foot
above, local diners will enjoy a variety of
first class, full-menu restaurants previously
unavailable in the Walpole area. As shown in
the photo, this brick structure with its huge
arched windows offers a potentially exciting
finished product. With westerly views upriver

and the addition of a wrap-around deck, sunset

dining will be a major attraction.
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e ER-2

This powerplant representing over 21,000
square feet of future floor area constitutes a
major challenge to reconstruction. The existing
brick shell is sited so as to offer convenient
access and attractive views. Potentially unique
upper floor space is envisioned for the cut-out
section shown in the photo. Proposed uses
include professional services on the first
floor, office space on floors two through five,
and a health club and cafe on the two upper
levels. The future design of the health club
may include a glass shed area enclosing the cut-

out with pool and cafe space within.

® Marina

The small 2,200 square foot boathouse is
proposed to house meeting, changing, and kitchen
facilities as well as limited boat and canoe

storage. Boat slips for approximately twenty



small craft and an open air concert pavillion at
the end of the dock will service both residents

and visitors alike.

e FX-2

Due to previous stabilization of exterior
and structural components of this building,
complete upgrading of all interior finishes and
systems should be accomplished rapidly.
Proposed first floor uses include retail and
service with twenty-four rental apartments
averaging 850 square feet each on floors two and
three. Ground level residential units opening
onto a rear green space may be added in future
phases. The steep slope down to the river
offers sufficient light and air to the full-
height basement level. And the "tower" offers a
potentially unique eating experience with a
1,200 square foot cafe on each of its three

levels.
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e DM-14

Completion of the reconstruction of this
building will offer professional
services and offices on the ground floor, 18,500
square feet of office space on each of floors
two and three, and potentially twenty-two
residential units on the top floor. If demand
for the rental apartments is found to be low,
office use would be investigated. Designs for
the interior spaces highlight the solid brick
mill construction, high ceilings, and large
windows, and will take advantage of direct views
upriver. Another attraction is the potential
for a unique lobby and exhibit area through
exposure of the Neponset River sluiceway which
runs under the former mill building. 1In
addition, the rear green space offers a semi-
private area for residential and commercial

tenants alike.



e DM-28

The anticipated market demand for first
class restaurants results in the proposal for
this fourth full-menu restaurant for the
complex. The potential also exists for this
attractive building, directly adjacent to the
dam with views straight upstream, to eventually

be enlarged with a second story glass-structured

addition.

Phasing

The development period for the mill pond
project is projected at seven years after the
1985 purchase. However, actual construction
time represents only four of them. Initial
planning and design work will take approximately
one-and-one-half years, followed by
construction, and a final year for complete

lease-up. Operations were projected for seven
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more years, establishing an overall holding
period of fourteen years. The four devlopment
phases are summarized below:
Mobilization Phase
1985-1987

This initial phase includes acquisition,
planning, architectural and engineering

services, and the public review and approval

process. In addition to these activities, the
major site improvements for the complex should
be started as soon as possible with construction
completed during Phase I. The common items
included in this category are: Pond Drive and
Bird Drive extension, Bird Pond clean-up,
promenade and related amenities, sewer,
electric, gas, water, telephone, central

parking, and landscaping.



Phase I
1987-88 Construction
1987 Pre-Sales
1988 Sales and Lease-up

Because the major component of Phase I is
new construction of the townhouses, a
conservative estimate of a two-year construction

period was used. Uses and Areas included in

Phase I are:

residential 121,800 SF
warehousing 81,300 SF
office 260 SF

Phase II
1989 Construction
1989 Pre-Sales
1990 Sales and Lease-up
Predominant work in this phase is
reconstruction of the FX-1 building which

results in the accelerated one-year construction

schedule as compared to new construction.
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However, both construction and leasing may
require up to eighteen months each for

completion. Components included in Phase II

are:
residential 94,900 SF
office 12,000 SF
retail/service 14,040 SF
Phase III

1990 Construction
1991 Leasing

A one-year reconstruction period is

scheduled for the five components of Phase III:

residential 41,700 SF
office 59,250 SF
retail/service 24,100 SF
restaurant 23,600 SF
recreation 7,700 SF

The proposed mixed-use development has been
analyzed and found to be sufficient to cover the
infrastructure, amenity package, and site
improvement costs of the mill pond complex.

Each phases's construction costs and proceeds



from sale were applied to the site improvement
costs. As the figures below indicate, total
site costs can be absorbed by Phases I and II,
resulting . in a decreased load on Phase III
revenues as well as a contribution to its

development costs.

Site Costs.‘.....I'......l'.....$15’921'000
Phase I

costs.........9,200,000

value........19,347,000

available for site costs......10,147,000
Phase II

costs........10,108,000

value........17,582,000

available for site costs....... 7,474,000

Considering the current public funding
situation and political climate, the cost of
site amenities such as the promenade has been
necessarily projected for private funding and
included in the site costs. However, if the
project experiences cost overruns, a phased
schedule for the amenity package may be
required, pushing completion of planned .

amenities into future phases.
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The site plan shows a partial
circumferential promenade ending at the
waterfront of the Bird office building parcel;
future extension of the walkway over private and
Town land should be analyzed and negotiated as

soon as possible.

Future Phases

Parcel 20, adjacent to the Hollingsworth
& Vose Pond, is not currently scheduled for
development until completion and evaluation of

Phases I through III. Future residential uemand

for moderate and affdrdable housing in
conjunction with higher priced units may
continue, resulting in this parcel being
developed for residential use. An alternate
scheme could incorporate mixed use or exclusive
commercial use depending on market studies. 1In

addition to this parcel, Parcels 3 and 6 may be



analyzed in the future for development
feasibility and compatibility with the existing
mill pond complex. As with all new construction
in the development, attention must be paid to
design details, continuity of scale, materials,
finishes and colors.

Other future development options could
involve the sale of these parcels, or as
described later, the Hollingsworth & Vose and
Bird headquarters parcels to to outside
developers. Immediate sale is not recommended,
however, financial projections for sale of these
parcels is included in Appendix E. In analyzing
market versus appraisal values and return on
sale, holding the properties for at least three
years is recommended to enable their
appreciation in conjunction with development of
the mill pond complex. If and when sale of any
parcel does occur, design and program

restrictions should be incorporated in sales .
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Bird Drive
extension

Figure 6
MYLOD STREET/ROUTE 1A ACCESS

agreements. This will ensure continuity with
the existing mill pond development and maximize

the potential for success of all parties.

Access and Parking

As previously stated, access to the site
presents a formidable challenge to the
development. The quiet town roads formerly
travelled by Bird and Son, Inc. for deliveries
and access to Route 95 should not be considered
as viable arteries regardless of the decreased
truck traffic associated with the new non-
industrial complex. A new bridge and
improvements to Mylod Street north of thé site
have recently been completed by the Town; plans
must include linking these with Bird Drive to

enable access from Route 1A directly to the

site.



Highway Access

While studying the local road network, the
possibility of a new by-pass around South
Norwood for access from Route 95 South became
apparent. Currently, travellers from the north
must exit at the Coney Street, Walpole exit and
travel the minor back roads to the mill complex.
With the construction of a by-pass road around
South Norwood, drivers could exit Route 95
sooner, travel through less developed areas and
approach the mill pond site from the wide
northern section of Washington Street. This
scenario clearly requires public participation
for both planning and financial assistance, with
potential involvement of the Massachusetts
Department of Transportation. If found
infeasible, signage or symbols could be
installed to improve the existing access from

the Neponset Street, Norwood exit.
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Travellers from the south, on Route 95
North, currently exit for Walpole center with
adequate access to the mill complex via the
southern end of Washington Street. In all cases,
clear signage to the complex must be designed
and located in cooperation with the appropriate

Town and State agencies.

Traffic

Traffic considerations remain integral with
access issues and can be mitigated as thoroughly
as possible during engineering design.
Increased commercial and residential density
will certainly attract more private vehicles to
the complex, however, with elimination of the
industrial use, the intrusion of large trucks

will be greatly reduced.
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Traffic control including potential
signalization installation may be required at
the intersections of both Bird Drive and East
Street with Washington Street. Implementatioﬁ
of pedestrian traffic improvements near the site
such as crosswalks, crossing lights, and yield
signs are possible immediately. A permanent bus
shelter could also be slated for early
implementation.

Most of these improvements should be
planned in cooperation with the Town Engineers
and the Department of Public Works. The
develppers should realize the typical speed with
which public agencies are able to act, and
propose these improvements as soon as possible.
These improvements will also help mitigate the
existing heavy Washington Street traffic
observed during morning and afternoon peak hours
resulting from Route 1 construction detours. 1In

fact, with these improvements in place, current



detoured traffic may find the Washington Street
corridor more efficient than returning to the

extreme rush hour conditions of Route 1.

Parking

Parking constitutes yet another access
issue. Treatment.of parking has the potential
to create a superior quality development project
or one that is unattractive and inefficient.
Decked parking should be terraced, clad in
brick, and utilize the natural topography to
minimize visual impacts. Surface lots should
incorporate bosques of sapless trees to soften
unattractive views and provide shade in summer
months. 1Individual residential units should
retain access to between one and two parking
spaces depending upon shared parking
adjustments, with townhouse units each holding
title to two spaces. Visitor spaces should also
be available through shared parking with'othe;

uses.
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The mill pond mixed use development offers
the opportunity for shared parking for all uses,
thus decreasing total parking requirements.
Office and retail, predominately day uses, can
share spaces used evenings and nights by
residential and restaurants. And weekend
parking demand by visitors, shoppers, and those
using the restaurants and amenities can be
accomodated through usage of unutilized spaces
reserved for weekday office users.

This advantageous strategy to reduce the
overall quantity of parking can also be expanded

to eliminate more parking spaces. Bus use can

be subsidized or otherwise encouraged through
the installation of a permanent bus
shelter/newsstand near the Washington Street
pedestrian entrance to the complex.v And with
the shuttling of office workers to and from

Walpole's commuter rail station, Town officials



may entertain a further reduction of required

parking.

Site Recreation and Amenities

The most striking natural feature of the
complex, Bird Pond, offers the opportunity for a
central focﬁs to the development. Existing mill
buildings face the waterfront and infill
construction could be designed to extend out
over the pond. The townhouses have been sited
for maximum views of the pond. Water views are
consistently highly valued in the market, and
with the potential for recreational use, the
pond represents a very important component of

the development project.

Recreational Opportunities
A promenade along the edge of the pond is
proposed to accomodate strolling, jogging, and

bicycling with places to sit, picnic, and dock
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small boats. The entire walkway will be

available for use by the public with no

restrictions. However, an easement to the Town
could be dedicated with a waiver of liability to
avoid potential legal problems in conjunction
with public access to both the promenade and the
pond.

Free access to these areas by people of all
ages could be potentially dangerous and
impossible for the developers to insure.

Without the relief from liability, the owners
would be advised to disallow public use of the
promenade and pond. And with relief, it would
be most advantageous for the developers to
retain management control to ensure a high level
of maintenance and programming. Patrolling and
law enforcement should, however, be the
responsibility of the police department.

The most exciting potential recreational

uses on the site include water activities and



related entertainment opportunities. The water
quality of the Neponset River, as also recorded
in most of the region's rivers, has greatly
improved over the past ten years. With
continued manufacturing reductions, plant
closings, and improved water treatment
technology, we can expect many Massachusetts
rivers to once again become swimmable. Bird
Pond at this time is capable of accomodating
most water sports including canoeing, sailing,
and windsurfing. Motorized boats should not be
allowed, however, due to their wakes'
disturbance of users as well as possible erosion to
the riverbank. Swimming also represents another
potential use in the foreseeable future.

Manageable recreation facilities include a
small boathouse, docks, and slips to be
available to residents of the mill complex as
well as neighbors of East Walpole. The

potential for paddleboat rides, canoe rentals,
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and barge cruises could be investigated in
conjunction with the management program and
would entail involvement with private
concessionaires. The opportunity also exists
for a performance stage at the end of the boat
dock for summer concerts to audiences on both
land and water. This attraction would revive
the past tradition of summer concerts held in
Bird Park which many local people still
remember.

The potential for active and passive
recreation on the site will also extend into the
winter months. 1Ice skating on, and cross
country skiing around the pond are simple
activities to manage and provide aesthetic views
for other users of the complex. All
recreational facilities and programé, winter and
summer, should be incorporated into detailed

capital and operating pro forma analyses to



ensure future availability to local residents.
In addition, a fee schedule for public usage of
all recreational facilities could be implemented

when appropriate.

Open Space Amenities

The general landscape design scheme for the
complex should combine green spaces, urban plaza
treatments, public ways, and private amenities
for the residents of the mill pond. Tennis
courts and terraces with grille areas should be
for exclusive use of tenants and unit owners.

The major responsibility for the landscape
architect will be the design of private and
public open spaces, especially the "edges" or
intersections of the two. Another important
design consideration should be the treatment of
passive and active recreation areas, focusing on

flexibility for both.
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The site plan for the mill pond development
provides semi-private open spaces for FX-1
condominium owners as well as the apartment
dwellers in the DM-14 and FX-2 buildings. A
central public green is conveniently located for
all users, and in direct view of the pedestrian
entrance. This space would be most condusive to
public enjoyment and entertainment. And of
course, all open spaces are adjacent to the

waterfront.

Figure 8 GREEN SPACES




VI THE IMPLEMENTATION PROCESS

The mill pond development implementation
has been successfully started by February Realty
through initial marketing activities, scheduling
of political agendas, and architectural design
work. Preliminary feasibility analyses were
executed by the developers which resulted in the
purchase of the mill complex nearly one year
ago. Issues undoubtedly explored included
market demand for uses, legal and zoning
restrictions, architectural and engineering
analyses responding to physical constraints of
the site, financial structuring and debt
sources, and economic issues such as return
requirements, programming, and scheduling.

The following outline for completion of the
development process is based on a first cut
financial analysis of the recommended program
and responds to concerns of both the development

entity and the town of Walpole.
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Cémpleting the Development Team

The scope and timing of the mill pond
development project would constitute a challenge
to any development company. Yet, a small
company with previous experience in mixed-use
would have a definite advantage over a larger
firm. It is therefore recommended that an
experienced, full-time project manager be
retained as soon as possible for implementation
of this action plan. The existing high quality
development team would then be complete and able
to progress more efficiently toward acheiving
the objectives of the development.

One of the project manager's most important
responsibilities should be to organize the
complex public approval process and ensure that
the Town's goals for the development are met.
February Realty is currently cooperating with
the public review requirements, however, an

accelerated negotiation schedule must occur to



secure approval of the project aﬁ the October,

1986 Town Meeting.

Fiscal Impact Analysis

The first responsibility of the project
manager should be to prepare a fiscal impact
analysis of the mill pond development's effects
to the community. The study should be presented
at public reviews and meetings as well as
printed for distribution. Moreover, these
efforts will generate an educational process
which will encompass broader issues than those
specific to the mill pond development.

This strategy will also demonstrate that
the project will be viable, professionally
executed, and the preferred alternative to
existing conditions or any future haphazard
redevelopment of individual buildings. The
analysis presented to the Town should include

the following issues:
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e Administrative costs for approvals and
technical assistance; these include public
inspections and would be minimal for this
project.

e Public financing, loans, and tax
abatements; requests for such items are not
being filed, therefore no cost is generated.

e Public improvements including traffic
and street improvements; future highway access
improvements and Washington Street commercial
area revitalization are also included and may
require public investment and joint planning.

e Environmental costs including water and
sewer impacts; contamination potential and
consumption should be analyzed as well as
compared against more intensive commercial and
light industrial uses currently allowed on the
site.

Benefits to the Town should also be
presented:

‘@ Job creation; construction activity will
increase demand for labor, goods, and services
by business and residential users.

e Income to the Town; the increase in
business and property tax revenues should be
presented.

® Social benefits; these are difficult to
quantify, yet can be described. A revitalized
East Walpole cent¢ will result from uses
compatible with the existing residential and
commercial neighborhoods. The recreational and
entertainment opportunities offered by the site



will certainly benefit neighbors. The town
center image will also be strengthened by the
development's clustered activities at the main
East Walpole intersections. More tangible
benefits include the decreased threat of
vandalism and arson as well as the elimination
of negative visual impacts from the vacant and
deteriorating mill structures. These advantages
will inevitably have a positive effect on
surrounding property values.

® The preservation of Bird Pond; the
elimination of any potential for industrial uses
on the site also ensures a clean and accessible
waterfront for public recreation.

® The preservation of open space; the
reuse of an existing mill site for a development
that may have located on open space elsewhere in
the Town will preserve the natural environment
for the citizens of Walpole.

To conclude, the negative impacts from the
development are not insurmountable especially
considering the Town's willingness to date to
negotiate with the developers. The numerous
benefits offered by the site will not only
increase the success of the development itself,
but environmental quality, adjacent property

values, and tax revenues to the Town will also

increase.
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bublic Approvals

The public review and approval process has
already been started by February Realty.
However, without a complete site plan and
general development strategy, applications to
the Town have been limited to discrete
components of the development instead of overall
site plan approval. Negotiations with the Town
should commence aé soon as possible; with the
addition of the project manager's report as well
as a finalized development program, a strong
potential exists for full public approval.

The first step required for approval is
subdivision of the mill pond site into building
lots. The site plan shows proposed parcels
containing the mill pond structures as well as
potential building sites. Parking éurrently
located on two of the parcels could be absorbed

into structures for future phase development.



See Table 1, Appendix B
for acreage and areas.

Figure 9 PARCELIZATION
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Subdivision applications to the Planning
Board can be filed at any time. It is
recommended that approvals be requested as soon
as possible. This would provide the maximum
possible time for negotiations concerning
required zoning changes and site plan approval.

Another early permit which may be requested
includes the approval for removal of the
Washington and East Streets hill adjacent to the
aepot. The Engineering Department must review
the plans, however, the application is
straightforward and should not encounter
problems with approval.

Applications for preliminary decisions on
zoning changes are filed with the Board of
Selectmen as well as the Planning Board.
Meetings with members of both boards should
determine the appropriate rezoning of the

.elopment parcels. Either a Planned Unit



Development or Central Business District
designation would accomodate the proposed mix of
uses--the Planned Unit Development being the
more flexible of the two. The zoning change
applications for preliminary approval should

be filed as soon as possible to be included in
the August 21st meeting ag'nda.

Site Plan approval applications to the
Board of Appeals for inclusion on the October
agenda must be filed by September 2 to allow. for
advertising and review time. This allows
sufficient time for the Conservation Commission,
Planning Board, and Engineering Department to
review the application and forward opinions to
the Board of Appeals prior to the vote. If the
site plan is approved, Phase I architectural
drawings can be completed with building permits
issued by the Building Inspector after review of

plans.
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‘The ultimate development proposal presented
to the Town, however, may not be the program
outlined in this report. Just as the general
requirement for flexibility exists in design and
construction, so too is it necessary for
finalization and endorsement of the plan by the
developers. If the partners present a proposal
to the Town in which they feel less than

confident, failure is virtually guaranteed.

Financial Structure
An extremely important aspect of the mill

pond development which must be considered prior

to public review of the proposal is its

financial structuring. The economics of the
investment and available resources dictate much
of the program described herein; the phased
construction, sale of condominiums, and mix of
uses respond directly to market and economic

issues. All changes to the plan must be



analyzed to determine feasibility before
approvals are sought. And, if changes are
necessary, financial revisions should be started
immediately. Iterative program adjustments and
financial analyses will hopefully lead to final
adoption of a site plan and program in time for
October's Town Meeting.

ABarring any change, the recommended program
for the phased mill pond development calls for
sole ownership of the entire complex, except for
the condominiums, by February Realty. This
conclusion is based on capital and operating pro

forma analyses of four development options:

e FX-1 Rental Apartments
e FX-1 Rental with Equity Participation
e Sale of Bird, Hollingsworth & Vose Parcels

® FX-1 Condominiums, the Preferred Option
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Téwnhouse condominium sales proceeds will
generate sufficient surplus to cover a major
percentage of site improvement costs after
funding of Phase I construction. Subsequent
Phase II FX-1 condominium sales and rental
income will in turn fund the remaining site
improvements and allow for completion of the
final development phase. It is anticipated
that the rehabilitation and construction
schedule will allow the developers to
realize their goal: of managing and financing
the entire seven-year development without
cutside participation. This strategy also
allows for a more accurate reading of the local
market, with specific program changes to be
incorporated as necessary.

Appendices C through F contain tables
showing income and expense projections for all

options. Because initial equity was low, each
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option indicates substantial returns to the
developers. However, the components of these
returns must be broken down to understand the
nature of the investment.

The financial strength of two of the
options, the FX-1 rental, and sale of the Bird
and Hollingsworth & Vose parcels, is based on
tax benefits and appreciation. These
investments are highly risky in terms of debt
coverage, cash deficits, and tax code changes.

The remaining options=--FX-1 condominiums
and the equity participation scenario--generate
substantial cash returns and proceeds at sale,
indicators of strong economic investments. The

options are further described below.

Development Options
Tables 1, 2, and 3, Appendix C, show
revenues and returns from the FX-1 rental option

contrary to the expected cash flow pattern of a
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phased aevelopment.‘ Initial before tax cash
flow in this option is positive throughout the
four year construction period. The positive
cash flow is indicated through year seven due to
extremely high tax shelter. Subsequent after
tax cash flows, however, become negative in year
eight. These deficits occur as soon as the
total take-out loan comes on line.

Because the townhouse condominium sales
proceeds fund a large percentage of the site
improvement costs as well as Phase I
construction costs, Phase II development costs
are primarily covered by the construction loan.
Consequently, the permanent mortgage after
construction completion escalates considerably,
resulting in high debt service payments. This
in turn causes the condition described above.

As expected, lender involvement in this
option is doubtful. Based on the debt coverage

ratio of less than 1.00 and the forecasted



deficits, banks would probably recommend
increasing the equity investment and/or
decreasing the scope of the project. The
developers should not consider this high}y risky
option in either case. However, because this
option was originally the developers' preferred
alternative, two additional development
scenarios holding FX-1 as income producing

apartments were analyzed.

The second option, equity participation,
with projections in Tables 2 through 4, Appendix
D, is economically feasible by design; an
assumed requirement of a loan-to-value ratio of
80% was applied to total project cost, thereby
generating acceptable coverage ratios and
returns.

In fact, the return measures under the
existing as well as the proposed tax code
indicate a change of investment nature; the

previous taxed-based scheme is transformed into
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more 6f an economic deal. The tax benefits of
the previous option are essentially substituted
with positive cash flows from year two for both
the developers as well as the equity paftners.
The coverage ratio is also a substantial 1.49 in
the first stabilized year. However, this option
was discounted because it does not conform to
the developers' objectives for sole ownership of
the development.

A third development scenario was also
investigated in response to the sole ownership
requirement. Because FX-1 sales proceeds would
be precluded, it is necessary to generate cash
proceeds prior to Phase II to help fund
subsequent phases and remaining site improvement

costs. Consequently, the Bird, Inc. corporate

office building and parcel were considered for
sale. Neither the office building nor its 13.6
acre parcel are included in the developers'

plans for the historic mill complex.



This is also the situation with the
Hollingsworth & Vose parcel; future
development has not been planned for these
parcels, therefore sale was projected for year
two, at the end of 198s6.

The $3,000,000 price for both parcels was
conservatively based on the 1985 February Realty
appraisal and purchase mortgage amounts.
However, Tables 1 and 2, Appendix E, show an
unacceptable coverage ratio of .65 in the first
stabilized year and returns lower than those of
the preferred FX-1 condominium option. And
again, the strength of the investment is based
on tax benefits and appreciation.

The financial analyses of this option,
including the tax code change effect shown in
Table 3, Appendix E, indicate a cash flow
pattern similar to that of the FX-1 rental
option. Positive cash returns during the

development period are followed by deficits with
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the stért of take-out debt service payments.
However, depending on owners' and investors'
risk profiles, this option could be feasible.
The returns are acceptable and if outside income
requires sheltering, this tax-based investment
could possibly be feasible.

Sale of these attractive sites, however,
precludes future development by February Realty
and consequently, realization of increased
benefits from the value created on the mill pond
site. Other‘advantages also result from single
ownership of large amounts of contiguous land
and buildings. Internal control over design,
growth, and uses creates the potential for a
consistent level of quality among uses and
themes. Improvements to one building 6r area
tend to positively affect all others. Moreover,
cost-efficient delivery of goods and services
can result from the agglomeration of users'

infrastructure and service requirements.



Preferred Alternative

The preferred alternative was chosen,
therefore, based on the realization that both
FX-1 rental options, and sale of Bird and
Hollingsworth & Vose parcels were less
attractive investments than the FX-1 condominium
option. The Sources and Uses summary and
operating Pro Forma Analysis, Tables 1 and 2,
Appendix F, indicate the traditional financing
strategy of phased construction loan draws with
the final take-out loan commencing after the
1991 final lease-up projection.

These analyses also estimate very agressive
returns resulting from discounted cash flows
superior to all other options. Partitioning of
the returns indicated that fifty-seven percent
of the benefits were due to appreciation at sale
with the remaining forty-three percent split
equally between cash flow and tax shelter; this

option represents a sound economic investment.
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As in all options, the measures were
generated by assuming a fourteen year holding
period, or seven years after construction
completion, and discounting the total income
stream. It is acknowledged that the developers
will not actually sell after fourteen years of
ownership, however, the financial return
calculations require this process.

Most probable tax code changes were also
incorporated into this scenario, as shown in
Table 3, Appendix r, resulting in nearly
equivalent returns. Because the developers'
income from the project will be characterized as
active due to their ownership and management
status, the streng . of this investment is not
at risk.

An accelerated phase-in period for tax code
changes is probable, however, and should be
anticipated. The new code could be retroactive

to the beginning of 1986, in effect immediately,



or incorporated within a year of passage. 1In
any case, the similar return profiles should
enable the current tax code to be applied to the
FX-1 condominium option projections with
confidence.

With the impending bullet loan calls
scheduled for less than one month from now, it
is recommended that meetings with banks commence
immediately to negotiate wrap-around or
construction loan terms. Depending on
preliminary readings of the political climate
and potential for project approval in October,
it would be preferable to obtain a construction
loan in September in anticipation of a Spring,
1987 construction start date. In conclusion,
the financing proposal for the mill pond
development will indicate a strong potential for
producing a high quality, economically feasible

investment through sound financial planning.

.
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Architectural Services and Construction

The technical and artistic expertise of the
architects retained by February Realty is
certainly‘well established and with endorsement
and finalization of the mill pond development
program, they will be able to assume a more

active role in the process.

Historic Preservation

With the project architects' experience in
historic building reconstruction, it is
anticipated that they will utilize many sources
of new building technologies. For example, cost
savings and historic theme can be accomplished
simultaneously through the preservation of many
existing materials and details utilizing modern
construction techniques.

In addition, Department of Interior
preservation standards concerning window

replacement have generated beneficial design



opportunities; because windows represent a major
percentage of mill structures' facades, previous
tax credit restorations have located superior
replacement windows. Their properties include
historic multi-paned configurations, competitive
prices, custom colored baked enamel aluminum
construction for low maintenance, and operable
single-hung double-glazed units for energy
efficiency. With the project architects!
experience in historic rehabilitations, it is
anticipated that they will utilize many similar

sources of new building technologies.

The developers, through the use of
consultants, have completed initial historic
certification application procedures to date
with only partial success. Incomplete responses
‘and less than favorable opinions from the
Massachusetts Historical Commission discouraged

the continuation of the certification process.
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And yet, the latest tax code proposals retain a
twenty percent investment tax credit for
certified historic rehabilitations. It may be
advantageous for the developers to resume the
application process with the comprehensive
redevelopment plan incorporating such items as
the replacement windows described above. The
potential for a successful certification and
subsequent rehabilitation should be greatly
improved, resulting in increased economic
benefits for the project.

As previously stated, the project
architects have historic preservation experience
including certified rehabilitations. They
should prove invaluable in communicating the
required specialized construction criteria to
contréctors should the potential certification
be awarded. With the planned addition of a
construction manager to the development team,

however, the architect's traditional



construction management role will be modified.

Construction Management

The construction manager should be retained
by February Realty prior to the start of
construction to allow for control over
scheduling and budgeting. This advantageous
addition should impfove communication and
coordination among all parties. The
construction manager would assume_contracting
responsibilities for the many consultants and
specialists that will be required.

In fact, engineering studies and other
consultations for site improvements should be
coordinated as soon as possible, with
preliminary physical analyses undertaken
concurrently on all future phase construction.
As previously introduced, sité consultations on
the following items are necessary: soils and
drainage, Bird Pond condition, removal pf the

hill at wWashington and East Streets, access and
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traffic improvements, and the Bird Drive
extension to Mylod Street.

To date, the developers have contracted
separately for each service, taking advantage of
local expertise whenever possible. This process

should continue in a more streamlined manner

with one party managing the details.

General Confracting

Contracting with the general contractor as
early as possible in the planning process is
also an advisable strategy. This will enable
input on construction methods and systems, and
facilitate estimating and scheduling.
Investigating the track record of all potential
contractors will help identify companies that
are qualified to do the specialized construction
required by this project.

Both local and outside contractors should
be utilized throughout the construction process

according to fields of expertise and required



levels of experience. For exampie, the type of
contractor best suited for townhouse condominium
construction would not necessarily be able to
rehabilitate the brick turbine house, or execute
required tenant finishes for its first class
restaurant space. Care should be taken to
prequalify all contractors before bids are

solicited to avoid needless estimating.

Marketing Strategy

An internal marketing schedule highlighting
the type, layout, and design of each building
according to phase should be followed. This
will enable the most relevant and timely
information to be shared with interested parties
such as Town officials and prospective buyers
and tenants. However, the entire picture
including details such as the temporary
warehousing uses and future phase development

should also be described. A working knowledge
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of each prospective uses' space and operations
requirements must be incorporated from the
outset of the marketing procéss, and again,
flexibility and the opportunity for change
should remain.

The first marketing service to retain
should be a public relations firm. Distributing
information on the mill pond development is
essential from the start of the project.
Bulletins, and press releases should continue
through opening activities into early phases of
leasing or sales. Early public relations work
will help pave the way for subsequent
advertising and brokerage activities.

The advertising agency should be hired next
in conjunction with the start of leasing and
sales. Adveftising the condominiums in local
and Boston newspapers would be the most

successful strategy. The commercial space,



however, may need to be advertised in trade,
business, and real estate journals.

Advertising is not inexpensive; a range of
budgets is certainly available, though, and the
developers must determine their marketing
philosophy before committing to any advertising
campaign. For example, a full sized ad in the
Boston Sunday Globe costs $3,000, which could
push one component of the advertising budget
over $150,000 per year.

Many companies allocate approximately one
dollar per square foot of developed space for
marketing; this would imply a $400,000
expenditure for the mill pond development.
However, commercial uses are usually less
sensitive to expensive marketing campaigns and
much of the estimated budget could be reduced.
In addition, if condominium pre-sales activity
proves aggressive, the residential share of the

budget could also be decreased.

119



120

A safe projection for the marketing budget,
therefore, would be between $200,000 and
$300,000. Expending the maximum amount of
dollars and energy on marketing is not wasteful
and will contribute to public recognition and
potentially succesful sales and leasing
activity.

The production of a well designed marketing
brochure is strongly advised and should
constitute more than a graphic representation of
building stdtistics. Included in the brochure
would be a brief history of the mill and the
town of Walpole, the theme and planned mix of
uses for the mill pond development, the
availability of local services, and specific
information on each building in the complex.
Financial details could include rent and
operating cost comparisons of locally available
space, as well as floor efficiencies and other

architectural characteristics. By offering this



type of information to the public, the
developers will be regarded as knowledgeable and
committed to their project. Public confidence
in February Realty will contribute to a
successful sales and leasing campaign as well as
help convince potential buyers and tenants to
locate at the mill pond.

In-house brokerage activities are possible
through the use of the local real estate agency
owned by one of the partners. The advantages to
using at least two brokers from the firm include
elimination of commission payments to outside
brokers, and familiarity with the local
community and the mill pond complex itself.

The site office should be established as
soon as possible in the EM-3 guardhouse to
establish a presence at the mill as well as a
central office for public information and pre-
leasing activity. Graphics, brochures, and

architects' renderings should be available to
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prospective tenants and purchasers on a walk-in
basis. Periodic publicity functions could also
be hosted there to attract the press to the site

during construction and lease-up.

Property Management

Property management constitutes one of the
most important aspects in the development
process. Without serious asset management, a
newly completed product rapidly deteriorates and
can actually experience real depreciation. And,
disatisfied unit owners and tenants can file
complaints or worse, lawsuits. An important
measure of the strength of a development project
is its increased value over time as well as
users' opinions. Appreciation of the mill pond
development can only be guaranteed with constant
attention and thorough management of each

component.



Two property management companies should be
retained by the developers due to the distinct
requirements of condominiums and rental
properties. Utilizing separate management
companies would encourage competition, and
honest and efficient business practices. Actual
savings from hiring a sole company for the
entire development are quite low. In addition,
if one property manager fails to satisfy the
developers' requirements, the other company can
conveniently continue operations.

The property management companies would
coordinate and schedule site and common area
maintenance, collect rents or condominium fees,
negotiate with and between users, and provide
security and signage control. The major
difference between condominium and rental
management is that condominium owners are

personally responsible for all maintenance and

123



124

repairs of their units, while repairs to
tenants' spaces are included in the property
manager's duties.

An important aspect contributing to the
potential success of this mill pond development
is the rental property manager's responsibility
for leasing negotiations. Potential tenants
should be screened by the property manager in
terms of compatibility with planﬁed uses and
contribution to overall vision for the complex.
And, lease terms should reflect the partners'
development philosophy; a commitment to the
project from prospective tenants will be
stressed citing the increased potential for long
term benefits to individual establishments and
the town of Walpole.

The Condominium Association(s) must be
established within two years after completion of

conversion or construction but typically occurs



when the units are fifty to seventy-five percent
sold. Until such time, the developers are
responsible for the payment of common area
charges for all unsold units. Furthermore, it
is not uncommon for the Condominium Association
Board of Trustees to discharge the developers'
property management company and retain an
independent firm.

Both the rental and condominium property
management companies can take advantage of
increasingly available computer software for
time-saving processing of routine items. These
property management programs include tenants'
and owners' identifications, unit areas, rent or
fee structures, and other information for
billing and accounting purposes. Maintenance
schedules, work orders, contractor information
and monthly budgeting are also possible. In
conclusion, the efficient management of each

property on the mill pond site will contribute
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to the maximum potential for success for each

user and thus, the entire development.
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VII OBSERVATIONS FROM THE DEVELOPMENT

Reviewing the recommended development
program and implementation process for the mill
pond project is a beneficial exercise for all
parties interested in executing a similar mixed-
use development. Successful transferability to
other towns or project scales is possible with
the acknowledgement of the following points:

e The public review procedure is a fact of
life; it should not be skirted, feared, or taken
lightly. Exercising political influence on
decision-makers may possibly accelerate the
process, yet does not guarantee approvals or
high quality development projects. The latter
is the goal of public review.

Proposing a complex development to a town,
however, could prove challenging. Citizens and
board members often lack knowledge of, or
exposure to such developments. It is the
developer's responsibility to affect a broad-
based educational process through project
presentations.

Public review boards should be apprised of
the planning and analyses that generated
programs and designs. Basic negotiating
techniques should be utilized--retaining
personal as well as acknowledging all parties'
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interests. Flexibility wherever possible must
also exist. Following this process may actually
improve a development project or at least
indicate a willingness on the part of the
developers to be straightforward in their
intentions, and open with the town.

® Before public negotiations or even
project presentations can take place, a vision
for the development must be formulated. This
implies physical properties, yet incorporates
all aspects of the development process. The
developer's financial profile and objectives
must be defined prior to planning work to enable
efficient generation of program and design.
Responding directly to the nature of the
investment will ensure a viable project that can
support the highest and best use. And, a sound
project can in turn support the highest quality
design.

® The economics of development projects
may require phased construction schedules; these
should be closely adhered to, allowing for
modifications due to external influences or
unexpected market conditions. Extending the
development period beyond projections, or
failing to follow the schedule at all, could
weaken returns and long term performance of a
property. '

e And finally, the importance of property
management can not be overemphasized.
Development projects require long term
management commitment to maintenance and repairs
as well as constant evaluation and planning.

For example, periodic investigations into areas
for improvement could include new recreation,
entertainment, services, uses, promotional
activities, seasonal functions, and increased
development potential.
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SITE PLAN STUDIES
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Appendix B

GENERAL PROJECT INFORMATION
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MILL POND DEVELOPMENT
DEVELOPMENT SUMMARY

DATE OF PROJECTION:

August 15, 1986

LOCATION: East Walpole, Massachusetts

NUMBER OF PHASES: 3

EST. START DATE: 9/1/85

COMPLETION DATE: 171792

CONSTRUCTION TIME: 4 years

LAND PLAN

PARCEL ~ ACREAGE  LAND SF USE TOTAL DEV FAR
1 15.00 653,400  TOWNHOUSES 121,800 0.19
2 2.57 111,950  FX-1 CONDOS 90,600 0.81
3 2.87 125,183 PKG, TENNIS 0 0.00
4 0.37 16,000  MARINA 2,200 0.14
5 0.52 22,500  ER-4 12,700 0.56
6 0.37 16,200  ER-2 21,750 1.34
7 1.48 64,325  PKG DECK 0 0.00
8 0.58 25,115 GW-1 3,540 0.14
9 0.42 18,500  GW-2 3,000 0.16
10 0.83 36,000  DEPOT 5,600 0.16
1 0.67 29,000  B-1 13,800 0.48
12 0.16 7,000 B-2 2,600 0.37
13 0.77 33,450  FX-2 38,400 1.15
14 0.42 18,400  PROMENADE 0 0.00
15 0.65 28,500  DM-28 7,300 0.26
16 1.19 52,000  DM-14 74,000 1.42
17 1.48 66,400  OPEN SPACE 0 0.00
18 2.62 114,000  EM-3 260 .00
19 0.44 19,250  POWERHOUSE 1,800 0.09
20 6.66 290,026 W & Vv LOT 0 0.00
21 13.6 592,400  BIRD OFFICE 54,000 0.09
- 18.00 784,080  BIRD POND 0 0.00

TOTALS 53.67 2,339,599 453,350 0.19

Table 1 Development Summary

MIX OF USES

USE AREA % OF TOTAL
Residential 258,400 65%
Office 71,510 18%
Retail/Service 38,140 10%
Restaurant 23,600 6%
Recreation 7,700 2%
TOTAL 399,350 100%

Phase Space Developed 4Pkg Spaces
I 122,060 599
11 120,940 190
111 156,350 21
TOTAL 399,350 810
INCL BIRD OFFICES 453,350 900




MILL POND DEVEL
USES/AR%AS/PARK
FILE B/

SITE IMPROVEMENTS:

ROADS and Drive, Bird Drive Extension

POND c ean-up, Promenade Par

3%55?35RUCTURE gggeg'acgt$gﬁrgtédlséeﬁ 64-Space East St. Lot
- c -Space Eas . Lo

LANDSCAPING Pedestrian Amen$t|es, Street Trees

PHASE 1

LDING _ NET BLDG FLOOR  USE USE AREA  NET RENT - ] - KG
?ei__i-- NReaP-2F F/ 005} R ¥ ABLE CEES&Y REQ'D PKG PKG RATIO ON-SITE PKG
Condos 121,800 1-3 87 Townhouses 1,400 - - 174 2/unit 174
(New Const) . T
DM- 14 74,000 1-4 Warehousing 18,500 15,900 86% 8 2/floor (1) 25
A S TSI
DM-2 7,300 1 Warehousing 7,300 7,300 100% 2 2/floor (1) 25
L L S TR
EM-3 260 1 Mgmt Office 260 260 100% 1 3.75/1,000 SF (2) 8
(Reconst)y e

Table 2 Uses/Areas/Parking
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PHASE 11

USE U

BFace 5:808

3?3?‘64 feeice 4,888

3.75/1,000 SF (2) 8

PKG RATIO ON-SITE PKG

BUILDING NET BLDG
_ AREA, SF
x-1 90,600
(Reconst)
3,540
(Neu Const)
3,000
(Neu Const)
t 5,600
(Reconst)
13,800
(Reconst)
2,600
(Reconst)
50,000
(Shell/Core)
Powerhouse 1,800
(Reconst) _____
PHASE 111
BUILDING NET BLDG
_____ AREA, SF
ER-4 12,700
(Reconst)
ER-2 21,750
(Reconst) ’
2,200
(Neu Const)
2 38,400
(Reconst)
14 74,000
(Reconst)
28 7,300
(Reconst)

USE USE AREA
SF/UNIT
2 Restaurants §,§§§
Restaurant '
Deck .

Pr?f Services R gg
Realh club '

Boathous 2,200
Concert Pavnlllon

gztall/s rvice 11,§g§
Rental Apts
Restaurants 1,
Pr§¥ S$r¥éges 1§:§§E
85 Réntal Apts !
Restaurant 7,300

i

/unmt
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Lot
poAsE o 1 T TOTALS
total reconstruction 260 --iii;iﬁﬁ ------------ iéi;iéﬁ ---------------------- ééé;iib""
total stabilization 81,300 38,400 0 119,700
total new construction 121,800 6,540 4,900 133,240
total parking required 185 205 419 809
total parking available 232 190 21 810
total residential units 87 86 46 219
total office space 260 12,000 59,250 71,510
total retail/service space 0 14,040 24,100 38,140
total restaurant space 0 0 23,600 23,600
total recreation space 0 0 7,700 7,700
total warehousing space 81,300 0 0 81,300
TOTAL SPACE DEVELOPED 203,360 159,340 156,350 399,350
N St s

ZI; predominatgi;-live ana-;;Bloyee parking

(2) shared parking adjustment: 1/200 SF first floor commercial space x .75 = 3.75/1,000 SF

(3) shared parking adjustment: 1/400 SF upper floor commercial space x .75 = 1.88/1,000 SF

(4) shared parking adjustment: 2/unit x .75 = 1.5/unit

(5) predominately on-site users

(6) shared parking adjustment: 1/80 SF public space (75% floor area) x .75 = 7/1,000 SF

(7) 5-month use only

(8) includes existing parking
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BIRD MILL POND
CONSTRUCTION ESTIMATE

SITE IMPROVEMENTS ASSUMPTIONS
ACQ 7,350,000 Rehab costs equal new construction costs.
ROADS 1,649,850 ~ soft costs not including const int estimated at 30% hard costs.
POND/PATH 594,000 Building estimates include demolition, adjacent and interior
SEWER/UTIL 408,300 parking spaces, roads, and site finish.
LANDSCAPE 336,000
PARKING 1,008,000 ITEM: $/SF $/LF
----------------------------- Residential 50 Pond Imp/Path 150
SUBTOTAL : 11,346,150 office 40 Sewer/Util 100
SOFT/A & E: 3,403,845 Retail/Rest 25 Roads - 230
----------------------------- Recreation 45 Parking:
TOTAL: 14,749,995 Stabilization 4 interior a 10/SF
Landscape 10 surface .@ $1,200/space
decked @ $3,600/space
PHASE | PHASE 11 PHASE 111
HARD : HARD : HARD :
Condominiums 6,202,850 FX-1 5,103,200 ER-4 317,500
DM- 14 296,000 PU-1 126,000 ER-2 641,750
DM-28 29,200 PU-2 112,500 Marina 126,200
EM-3 10,400 Depot 218,950 FX-2 1,406,000
----------------------------- B-1 483,000 DM-14 2,481,000
SUBTOTAL: 6,538,450 B-2 97,500 DM-28 146,000
SOFT/A & E: 1,961,535 FX-2 200,000 Landscape 300,000
----------------------------- Powerhouse 45,000 R R T
TOTAL: 8,499,985 Tennis Courts 60,000 SUBTOTAL: 5,418,450
Landscape 450,000 SOFT/A & E: 1,625,535
SUBTOTAL : 6,896,150 TOTAL: 7,043,985
SOFT/A & E: 2,068,845
TOTAL CONSTRUCTION COST: eoememeeceeccmceacaeean...
$39,259,000 TOTAL: 8,964,995

Table 3 Constuction Estimate
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MILL POND DEVELOPMENT
ASSUMPTIONS
FILE B/3

1) Simplified approximation of gross revenues:
average rent for all space=$12/SF, years 1 and 2
inflating 5%/year throughout holding period

2) Operating expenses:
average OE=20% gross revenues
including vacancy allowance, real estate taxes for common areas
and rental apartments, management fees, replacement res
commercial leases are triple net

3) Total project value/basis for depreciation purposes:
original basis + development costs - value of buildings sold

4) Condominium prices:
$165/SF, year 3
$185/SF, year 4
$205/SF, year 5
$222/SF, year 6

5) Present tax brackets, developer and equity partner:

current=50% income, 20% capital gains
with tax code changes=27X% income and capital gains

Figure 1 Assumptions for Projections
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Appendix C

FX-1 RENTAL OPTION
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MILL POND DEVELOPMENT
SOURCES AND USES
Hid
Y .
AE:':VITY PUllgéls\SE MOB]E?ZATION F1’?|§SE 1 EONSTRU&??(B)N PHASE II CONST PHASE1??? CONST
e PHASE I S LES(I_.§5§E'UP __H_LEASE-L_JE___
SOURCES T R
RENTAL INCOME 162,000 648, 000 © 680,400 1,039,620 1,563,500 2,929,665
gQuITY T dao,000 T I o 0
SALES/REFIN PROCEEDS is0.000 T 0 's547,000 12,950,000 o 0
CASH suRPLOS T 187,350 o o 8,49 o 0
CASH SHORTFALL (LOAN REQ) o T 854,350 90,840 079,269,477 7,813,629
AVE CONST LOAN OUTSTANDING o T i'éb%'é&& """ 7,873,768 8,791,405 4,634,739 3,906,814
CONST LOAN INT @ f0.5% 7T o T 266'336 """" 826,746 923,098 4B6,64B 410,216
AR ConsT Lom AT T ks o oes 057 or3,ee8 9,782,891 ||| 8,246,406
CONST LOAN QUTSTGJAN,] res38  BORIE  BRIAR o 7mel 826,408
B
DEVELOPMENT COSTS 0 294, 600 9,182,160 13,773,200 8,965,000 7,044,000
OPERATING EXPENSES 77 9.000 396,000 6080 T Sorom T 32700 585933
PURCHASE/PERM FINANCING 235650 Atz o T o T sssar T 3113361
CoNsT Lo INT (5,580 L0 A e ey e S

$§,Z§§,§§i PHASE I TAKE-OUT @ 9.5%, 10 YEARS

'782:897 PHASE 11 TAKE-OUT
B . PHASE 111 TAKE-OUT
DS COV RATIO, 1ST STAB YR 0.84

Table 1 Sources and Uses

146



1991 OPERATIONS  OPERATIONS  OPERATIONS  OPERATIONS opsaﬁ?ous OPERATTONS (4 s
I11 LEASE-UP e e TRRVTR reRRaRs o See

4,449,690 4,672,175 4,905,783 5,151,072 5,408,626 5,679,057 5,963,010 6,261,161 6.574,219
"""""" 2 2 2O SO O )
"""""""" O o oo o TG 4,364,460
"""""" 0 oo eolmest2 T msenseaack T T
""" 866,982 688,95 502,108 305,876 99,833 g TTTTTTTgntTTTTITTITngTTITTITTIITgT
"""""" 2 B R I e e )
"""""" O T O O O )
e e e O T S 2
8 8 8
""" 0 0 R e 0 0 oo
""" 889,938 934,435 981,157 1,030,214 1,081,725 1,135,811 1,192,602 1,252,232 1,314,844
4,426,734 4,426,734 4,426,734 4,426,734 4,426,73 4,426,734 4,426,734 4,426,734 4,426,734
0 0 0 0 0 0 0 0 0
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MILL POND DEVELOPMENT
PRO FORMA ANALYSIS
FX-1 REN;AL
FILE BC/
- 19&5 986”0" ;aggE 1 CONSTRUC:I!?(Q)S PHASE1?19C0NST PHASE1?§? CONST
e PUKCASE  Momltiommiow PHASE 1 SALES/LEASE-UP PHASE T1 SALES/LEASE U |
COPERATING EXPENSES) 65:000, SR80, 80888, S, Tomhael,  %%ss,
(BONsT Loaw INT, DS PNT) Bl o050, andh S s%-ﬁ?g.gggz ..... &:38, 135,
pe T R LY
REPL REStRvEs T8 Ram 6,80 10,308 158U
TR BeRe /(TR ‘e CmEp Wk e Oy Ty
atce T (560,000) (187,845) (348,532) 115,125 . 488,256 (72,626) (317,729)
CUM_CASH_OUT (IN) (587,845) (936,377) (821,252) (332,996) (405,622) (723,350)
HR R D
SHE: RLebw DRRRELIXNNy 31,3088, (800K VALUE) (18,38, 584,

S0 i 5,655,753 STETU N1 )
Table 2 Pro Forma Analysis
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19;1 1982 1983 1384 13&5 1386 1$37 1338 1339

OPERATIONS OPERATIONS OPERA
1 LEASE-UP ERATIONS OPERATIONS OPERATIONS OPERATIONS SALE

(430, 454) (436 190) (446 426) (461, 786) (482, 964) (510 733) (545 947) 40 774 907

(1,153,805) (1,589,995) (2,036,420) (2,498,206) (2,981,170) (3,491,903) (4,037,849) 36,737,057

SALES PRICE 52,593,

T T4
(MORT BAL) _  __.....83.117,690)
SALES PROCEEDS 41,364,460
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MILL POND DEVELOPMENT
PRO FORMA W/ TAX CHANGES
FX-1 REN;AL
FILE TC/
:(EZ::VITY PU;%HRSE MOBIL?%TIM ZE STRUC%?% PHASE1?I9CONST PHASE1??Y CONST
S T S PRASE 1 SKLES/LERSEDP T bubse 11 Suby/TERcE uE
OoERa TN tPenses) 6,008, gl 4868,  HEE,  'athae, 2R,
(st Loaw 1T, Ds Py w8 o008,  andth, SN, LRRES, 5T
e, % GE gl s G g e
DEP 2, (48 ' ’ '
ol N N - S cod
OB/ WP KL GRHP Wy Sk o
ATCF (560,000) (296,480) (608,131) (149,680) 76,318 (557,559) Eéii'i<}3§
ggg_gnsn UT_(IN) C(696,480)  (1,304,611)  (1,454,291) ___ (1,377,972) __ (1,935,531) __ (2,866,724)
“Pv a &gx (3:2525352; \

g BLRREL, (R, T A

00 e 372,57 it B,
Table 3 Pro Forma with Tax Changes
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1991

1992 1983 1994 1995 1996 1997 1998 1
111 LEASE-UP OPERATIONS OPERATIONS OPERATIONS OPERATIONS OPERATIONS OPERATIONS OPERATIONS SALE

(849 574) (770 796) (690 356) (608 384) (525, 040) (440 517) (355 038) 40,771, 393

(3,716,298) (4,487,094) (5,177,450) (5,785,834)  (6,310,874) (6,751,391) (7,106,429) 33,664,964

SALES PRICE sg, 7 g
AP GAIN TAX .

fHoRr ALy 0 698

SALES PROCEEDS 41,040,259
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Appendix D

EQUI'RY PARTICIPATION OPTION
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MILL POND DEVELOPMENT
EQUITY REQUIREMENT

LAND ACQUISITION 7,350,000 7,350,000
CONSTRUCTION

SITE IMP 11,346,150

PHASE 1 6,538,450

PHASE 11 6,896,150

PHASE 111 5,418,450

TOTAL 30,199,200 30,199,200
SOFT COSTS * 16,987,300 16,987,300
CONTINGENCY 2,800,000 2,800,000
INTERIM FINANCING 1,247,400 1,247,400
TOTAL DEVELOPMENT COST 58,583,900
EQUITY 400,000 400,000
REFIN PROCEEDS 160,000 160,000
CONDO SALES 21,497,000

COMM, CARRY,

FEES @ 10% 2,149,700

NET PROCEES 19,347,300 19,347,300
ADJUSTED DEVELOPMENT COST 38,676,600
MORTGAGE REQUIRED @ 80% L/V 30,941,280
EQUITY REQUIRED 7,735,320

Table 1 Equity Participation Calculation
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MILL POND DEVELOPMENT

SOURCES AND USES

PX-1 RENTAL/EG PART

FILE BD/

YEAR '

; 1985 19 1087 1988

ACTIVITY PURCHASE  MOBILIZATION PHASE 1 CONSTRUCTION  PHASE 1 CONST PHASE LI CONST
o PHASE 1 SALES/LEASE-UP ASE-UP.__

SOURCES o eccssscssssssssssssssss=ss==

RENTAL INCOME o iiens 162,000 648,000 ... 680,400 . 1,039,620 . 1,563,500 . 2,929,665

e 400,000 . 0 7,735,320 ... O O .

SALES/REFIN PROCEEDS o ooiieeees 160,000 ... o ... 8,547,000 12,930,000 ... O s 0.

A SRS e eeeees 187,350 0 ....7.644,480 . 8,49 .. O el o.

CASH SHORTFALL (LOAN REQ) .. ..... 0 854,350 R S 0. 7,714,200 6,017,234

AVE CONST LOAN OUTSTANDING ... 0 1,907,906 93,028 .. 103,335 . 3,971,880 . 3,008,617

CONST LOAN INT @ 10.3% ... 0 200,330 9,768 ... 10,80 .. “Mroer L 313,905

MARG CONST LOAN AMT 0 1,065,698 10,305 11,447 " '8,154,185 6,350,514

CONST LOAN QUTSTG, JaN,] 7,828,348 183:95% 19938 83888 4,350,518

USES

DEVELOPMENT COSTS 0 296,600 9,182,160 13,773,200 8,965,000 7,044,000
OPERATING EXPENSES 99,000 " 596,000 136,080 207,92 312,700 585,933
PURCHASE /PERM FINANCING """ 4,50 en,mo 0 e 0 s 0 ...1,316,966
99@?1.&9@!.!'_‘!.St?é%z......--Iﬁﬁﬁﬁﬁ:ﬁiﬁii@iZifZiiﬁ?iiiéf}éﬁﬁﬁfﬁﬁZZﬁi@é@%ﬁ:ﬁZﬁﬁﬁﬁﬁiﬁéé?ﬁIZﬁﬁﬁZZ%@?Z?@iﬁ::ﬁﬁﬁﬁﬁ%ﬁ%ﬁ?@@ﬁ:
3,88 207 BUASES: | Rl @ 90-5%, 10 vwss
DS COV RATIO, 1ST STAB YR 1.61

Table 2 Sources and Uses
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1 s el ol el ol el 18
LIl LEASE-UP_ _ _
4,449,690 4,672,175 . 4,?0§£_7§§ ______ 5,151,072 i 5,408,626 _556??,0?! 5,963,010 6,261,160
"""""" N I A I I )
"""""" O N T T g4, 057
U336k 1,409,352 1,596,238 1,792,469 1,998,512 2,214,857 2,462,020 T 0
B S o T o o N o T o
““““““ N S N et R E e )
"""""" N I N N I I )
R I O O R S )
8 8 8 8 8 8
""" A R S e 0 0
""" 889,938 934,435 " ""'981,157 1,030,214~ "'1,081,725 1,135,811 1,192,602 1,252,232
2,328,388 2,328,388 2,328,388 2,328,388 2,328,388 2,328,388 2,328,388 2,328,388
0 0 0 0 0 0 0 0
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MILL POND DEVELOPMENT
PRO FORMA ANALYSIS
FX-1 REN;AL/E PART
FILE BD/
YEAR 198 ‘
s onlthio e el s T, puee T o
(ORERATING Bxpenses) 65008 SR80, 808, ARG, Tame, 208,
(st Loa 1T, DS PUT) 3288, o B0, weds, o Hha, s, 434
38 prer ger 10 £p(260:000) (413,150 7 § 2%2'58 giE'EE géglgé :
R o <?2§;;§§; sgﬁ,ﬁg sehiosy o fodhy 31080 a.plgeh
REPL RESTROES " S . 6804 10,396 15,63 %
TAXABLE INCOM (450,610) (1,034,135) i ’ i gi ' i § ' i g ' %
RS wsd  ams : : :
bev TAX BENEICLIY 225,305 517,08 ¢ . S 805 1% I
BEVRTEe (560,000) asr,e5) 528553 reR I gsr-7e8 1.8
A e
EP BT NPV @ 1?§ (10,3 A )
DEV BT NPV @ 15% ’
eV AT hovia Ry 3:2% '
EEV%R §Z § o
SALE: REELSRARELAMSN, 31380588, TBOOK VALUE) (16:002: 838,

BOOK VALUE 15,044,995 ?ell\g 8%[5‘\%5) %;,gég,;;?)
Table 3 Pro Forma Analysis



EEEEEEEE OPE NS
fif:fééé?:???i:::fé?%%ii%é::ﬁ:ﬁé???:???{fifﬁé%f@?éf???ifiié?:é%?i%é%ﬁﬁﬁfﬁﬁéi?%?:?%?iffﬁ?i??éﬁ?@?i:féi%éi}éiiiIﬁiéi?;%?%;é@?i
3338, % z;zg O E C T W

i 5§§%§§§; ééi:%%%; ééi ZEL 3%3 %%2; ??%% R

33430 278, 88 393,398 g4 83888 823,847 84318 B1.748.88%

QAN AR ERl G988%P  4astdl GIRRY  4RLUD 841888

SSSSSSSSSSSSS
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MILL POND DEVELOPMENT
A
AR 1283 17 It 75 CONSTRU 1?§ﬁ PHASE1?§9C0NST PHASE1??‘I) CONST
ActTviTY PURCHRSE  MOBILIZATION  phse 1 'shiES/teRsetp S PHASE 11 SALES/LEASE UF " '
COPERATING Expenses) .00, se08, e, R, oA, 2%
(@nst Loaw 1T, DS PMT) @380 o0 e ales, @, GERE,
BlG prer ger 10 EpOO0/000) (413,150 (g, § g%%gg gigg §§§§$ '
fhapy’o oV sen.00m ‘?:12:?333 {%s: L5 S 1 SR 1 &
REPL RESERVES o ° AL TR 88 680 10,398 15,635 3
Ph,wEcD M O0L iR un
DEV_TAXABLE IN (432,110) (953,585) . : : .
oo, e mras  GEER @8 s
EEVARSEF (560,000) 296,480  "t&38:1%3) 543728 183:443 488: 451 $35:311
RV CLIMCERE 0 My (696,480)  (1,304,612) _ SLGERR8E Tl %- 113 9.8 6303489
EP BT NPV 3 1? (4, . )
BEv et g
DEV AT NPV @ 5% 31 .
EP IRR . § _
DEV IRR N
SALE: (RLChWDEPRELINTTOR,  (78:882,538, (800K VALGE) 38;381. 8%,

ook VALLE 2,581,457 GRS O 4114

Table 4 Pro Forma with Tax Changes
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2% ?5? ?55 %82 37. 488 2§E 1328 23? I 1.+ 812 & 3l ﬁ? 822

CEREY QLMD  ALgp  GIRid Gy Gl QELED  1anp

T TICM ERE. Bha.
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Appendix E

SALE OF BIRD, H & V PARCELS OPTION

161



162

MILL POND DEVELOPMENT
SOURCES AND USES
R gl it
YEAR
ACTIVITY PUI;gHAS\SE MOBH!?ZATION gg%zE 1 CONSTRU(“:?%N PHASE‘I?%?CONST PHAS%9§?I CONST
_____ PHASE 1 SALES/LEASE-UP "PHASE 1 SALES/LEASE-UP
§(_)l;|RCES ___________
RENTAL INCOME 162,000 486,000 o 325,200 813,440 2,141,805
guiTy 400,000 0O 0.
SALES/REFIN PROCEEDS "' 160,000 3,000,000 8,547,000 12,950,000 O e 0.
A SURPLUS . 187,350 . 2,073,650 ... 0 O O . 0.
CASH SHORTFALL (LOAN REQ) 0 0 635,160 563,040 9,597,889 8,243,609
AVE CONST LOAN OUTSTANDING o 1,272,250 5,542,010 6,871,962 4,798,944 4,121,805
CONST LOAN INT @ 10.5% 777 o T 133,586 692,751 858,995 599,868 515,226
MARG CONST LOAN AMT " """""" """ 0 TINS5 430 T 1,366,013 T 1,469,280 10,230,750 8,787,172
CONST LOAN QUTSTG, AN, ] 5,224,438 3:860:423  8;383:%35 10,230,758 8,787,173
USes N
I?EYI_EI:OPMENT COSTS 0 294,600 9,182,160 13,773,200 8,965,000 7,044,000
OPERATING EXP 77 99,000 297,000 o 65,040 162,688 428,361
PURCHASE/PERM FINANCING 435,650 811,750 0 o Tq,283,641 2,913,053
CONST LOAN INT (+5.5%) _~ ~ [0 135430 730,85 906,260 632,861 543,53
y ’ PHASE I TAKE-OUT @ 9.5%, 10 YEARS
TR 945158 BT |1
DS COV RATIO, 1ST STAB YR 0.71

Table 1 Sources and Uses



1961 1982 1993 1994 1995 1996 1937 136

11 LEASE-UP OPERATIONS OPERATIONS OPERATIONS OPERATIONS OPERATIONS OPERATIONS SALE
_____ 3,622,410 3,803,531 3,993,70 4,193,392 4,403,062 4,623,215 4,854,376 5,097,095
o T o T o T o T o T o T o T 0
""""""" T e e O = - 1 e d
N N o o R o )
e 1,269,728 1,117,587 957,838 790,105 e13.980 429,051 0
"""""" T T e e I
""""""" R 22 2O O O )
2 2O 2O O N X
- 0 0 0 0 o o o 0
"""" 724,482 760,706 798,741 838,678 880,612 924,643 970,875 1,019,419
A5 4,312,552 4,312,552 4,312,552 4,312,552 4,312,552 4,312,552 4,312,552
""""""" 2 R N B 0 0 0 0
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MILL POND DEVELOPMENT
PRO FORMA ANALYSIS
BIRD, HEY SALE
FILE BA/
YEAR 1985 19 1937 1938 1939 198?
ACITVITY PURCHASE MOBILIZATION PHASE 1 CONSTRUCTION PHASE 11 CONST PHASE III CONST
________________________________________________________________ PHASE 1 SKCES/LERSE U PMhor 1T CONST pGRe 1 LeRSHTe
COPERaTTNG Bensesy .00, e, 8. gl e, cdahad,
(Ons Lomw T, DS Uy W8 GEE gt SM o 8805 i
BICE (560, 000) 413, . . (646, ,265, JT43,
w TN TR BT R
REPL RESHRVES TR Ml 8 R ST . St s
WOBEREAES - ¢ 7 T 1 SO S 0 I 1 1 I 7 5
ATCF __(560,000) (187,845) (313,548) (97,952) 224,874 (253,001) (553,553)
CUM CASH OUT (IN) (587,845) . (901,393) (999, 344) (774,470) . (1,027,470) . (1,581,023)
R G
IRR” 2.76%
ShLE (RECWTBBRRELANER, (73808, 488, {80C VALGE) (18;%12;3%,

BOOK VALUE 16,7‘6,650 ?é{g 8RI§A%EX) %9:8??:?33)
Table 2 Pro Forma Analysis



1961 1982 1983 1384 1%5 1386 1337 1338
111 LEASE-UP OPERATIONS OPERATIONS OPERATIONS OPERATIONS OPERATIONS OPERATIONS SALE

(682,562) (701,541) (725,543) (755,206) __ (791,236) (834,416) ____ (885,610) 32,722,700
TTTT2.263,585)  (2,965,121)  (3,690,670) __ (4,445,875) _ (5,237,111) ___(6,071,527) __ (6,957,137) 25,765,564

SALES PRICE 42.813.59

{GAB GAIN TAX) RewIbaci]
(MORT BAL) 0 1733,3¢9)
SALES PROCEEDS 33,668,477
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MILL POND DEVELOPMENT
PRO FORMA W/ X CHANGES
BIRD, H&¥ SAL
FILE TA/
YEAR
1985 1986 1987 19 1989 1980 -

e ke wosicinon  fuge | gprmelis, e T oot o [ oo,
COPERATING Expensesy 508 A, o (RS Y )
Cowst o vt o5 pry oY Gy owmesh SN, oS08 LR
BTCF (560,000) (4 ¢ A Z? 1.5 '
- I R
R RS OB 3, 81 721,418 g
T ey | Bhp | 0HP  CEEP  CabRp s
ATCF _7(560,000) T (296,480) (531,791) (385,846) (172,525) (857,737) ___ (1,304,050)
CUM _CASH OUT (IN) (696,480) (1,228,271) _ (1,614,117) (1,786,642) __ (2,644,379)  (3,948,429)
EE
e RECow DEPRECIATION, (17 %48: 728, ook WALGE, | (48823858,

soox Ve 2,586,450 MR R,
Table 3 Pro Forma with Tax Changes
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1961 1932 1933 1;84 1335 1;36 1387 1338 1339

OPERATIONS OPER
111 LEASE-UP ATIONS OPERATIONS OPERATIONS OPERATIONS OPERATIONS SALE

(1, 234 387) a, 177 984) (1,120,960) 1, 063 493)  (1,005,791) (948 092) (890 670) 33, 072 569

(5,182,816) (6,360,800) (7,481,759) (8,545,252)  (9,551,043) €10,499,135) (11,389,805) 21,682,764

SALES PRICE 42,815,595 -
CAP_GAIN_TAX) (4903858
T M < . )
SALES PROCEEDS - 33,906,408
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Appendix F

FX-1 CONDOMINIUM OPTION

169



MILL POND DEVELOPMENT
SOURCES AND USES
HiLd Sayiioes
:(EZ:':VITY PURgéIS\SE HOBII!?ZATIQ‘ ggggE 1 _CONS Ué??gﬂ PHASE1?§9CONST PHAS%9§?I CONS"T
; PHASE | SALES/LEASE-UP "~ PHASE IT SALES/LEASE-UP
SOURCES
RENTAL INCOME 162,000 ) 668,000 ________ 680,1000 ______ 1_039620 _____ 1091600 1,607,810
guITY T 2.66'666'." _________ o o o o T 0
SALES/REFIN PROCEEDS 160,000 T o 8,547,000 12,950,000 6,964,875 12,570,750
CASH SURPLUS T .30 T o o 8496 0 ""tl'ébé'%éi."'
CASH SHORTFALL (LOAN REQ) 7 o T 854,350 0,80 7 o 2,680,501 7 o
AVE CONST LOAN OUTSTANDING  °~ o T 1,907,906 7,865,515 8,782,237 1340.280 T o
CONST LOAN INT @ 10.5%  ~~~~ =TT o T 200,330 e 922,135 ii.b'%éé """"""" o
WARG CONST LONN ANT T e s sk omanasa T amagesr T
CONST LOAN QUTSTGSJAN. ] 7,820,000  &%839% S IREL 5 88,969 8
USES == ===
DEVELOPMENT COSTS 0 294,600 9,182,160 13_7_73 200 8,965,000 7,044,000
OPERATING EXP T 99,000 396,000 ii&'béb """" 207,926 e300 321 'é&é' T
PURCHASE/PERM FINANCING 435,650 éii;ﬁt}:::::::::::::{::::::::::::'6'"":5'553'656 """ 5004274
CONST LON INT (+5.5%) 0 203,09 871,302 T R S
“3.858,089 BUSE 1,0 0-5% 10 vemes
DS COV RATIO, 1ST STAB YR 1.28

- Table 1 Sources and Uses
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1931

OPEAAT?ONS 0PEI122§ ?ONS OPEAAT?ONS OPEAAT?ONS OPE'{AT?ONS OPEAAT{ONS g%ég

__lll_LEASE'UP __________ N
TE537061, 700 3,214,790 3,375,525 3,544,300 3,721,520 3,907,600 4,102,075 4,308,125
"""""""""""""" S 2O T e S S )
"""""""""""""""" O IO O o N I T
"""" 45,146 567,618 696,206 831,226 973,002 1,121,866 1278166 0
"""""""""""""" R e I e )
""""""""""""""" S O e S )
""""""""""""""""" I N 2 R R I
R S I I O . O e

8 8 8 8 8 8
= 0 0 N o o 0 0
"""" 812,340 | || 642,958 | 675,105 || 708,860 ' 74,304 " 781,520 """'820,505 " "'361,625
""" é;ﬁﬁi;éiim'--é;bbll:éii.'""'é;bbll;éil'.'""'é;bbl'.:é1§______gigql_.,gjl_._-___3,99{.5;]{._“_-_git_l(_l{o!g]l}_____-é;ﬁéi:éil'.'
""""""""""""""" R T 0 0 0 o
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MILL POND DEVELOPMENT
PRO_FORMA ANALYSIS
FX-1 CONEOM[NIUMS
FILE 88/
YEAR
19&5 1936 1937 1938 1939 1980 )
e e, e L MR P e T b
ATV BoBenses) L N

EPL VES 6 80
L - f??%.???? _______ Wi f?.%%?.?éB? _____ fT-é??.?@S’ g
ATCE (560,000) (167,595) (297,155) 115,582 488,764 a3i,156) T 59,046
CUM CASH OUT (IN) (567,595) (864,750) ___ (749,168) ____ (260,404) (391,558) (332,513)
BT NPV 3 g%% 12(32§,3§%)

‘T35
SALE: (RCCoW BERRELIKTYEN,  (18:786: %88, {B0OR VALUE) (17:18%:848,

S VAL 387,355 o B 8T,

Table 2 Pro Forma Analysis
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1951 1982 1983 1384 1$$5 1386 1337 1338 1;39

[11 LEASE-UP OPERATIONS OPERATIONS OPERATIONS OPERATIONS OPERATIONS OPERATIONS SALE

600,085 615,355 629,354 841,828 652,491 661,019 s7.007 31,526,762
267,572, 882,927 1,512,281 2,154,109 2,806,600 3,467,618 4,134,666 35,661,428
SALES PRICE 36,188,
25%5 GAIN. TAX) @ ﬁﬁigg;
(MORT BAL) ... (a1t 479}

SALES PROCEEDS 30,856,581
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RO, FORUA Gy AN CHANGES

X 1" CONDOMTNIUMS

FILE T8/

:E?:vxrv Puagézss MOBIL {ZAT ION ggégs 1_CONSTRUCTION PHASE1?§9C0NST PHASE 111 CONST
ettt eeae e PHASE 1 SALES/LEASE-UP ... ?ﬂf??.!!.?ﬁ%@?(..ﬁ??.??-...
COPERAT TN, EXBENSES) 88, 888> <§3§'883> (??2 688, (33? 82 (8?3 983, (93? 83,

B, gy iy g

WORRNERS qedl B b SeRe Gl ey
ATCF (560,000) (266,915) (533,121) (149,012) 77,060 " (582,720) (485,755)
CUM_CASH OUT (IN) (666,915) ___ (1,200,036)  (1,349,048) _ (1,271,988) _ (1,854,708) _ (2,340,464)
HBTRT oD
e ReCo BERRELLATIOhy (1. 378 830, aooe ey 39,188,880,
BOOK VALUE 19,103,224 GAIN ON SALE 17,083,016
(CAP GAIN TAX) (4,612;954)

Table 3 Pro Forma with Tax Changes
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19;1 OPE;E:? %ONS OPE%AT?ONS OPE;AT?ONS OPEAAT?ONS OPEI%AT?ONS OPEI‘{AT{ONS g/a\ég 1339
Ly EsE, CaRdg, ol GRS CEnE, BB, Cahis, AR,
_____ GELH,  GMLE, G, MR MDA, s, ddmd,  dbe, e

ofgly  qlghd oBR BB BE R JBR BB e
N W

341,115 405,698 472,408 541,253 612,228 685,310 760,464 32,001,458
T 1,999,349)  (1,593,651) _ (1,121,243) (579,990) 32,238 717,548 1,478,012 33,479,470
o &R
SALES PROCEEDS 31,163,807
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Appendix G

COVER LETTER TO DEVELOPERS
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21 Beacon St. 1l1-A
Boston, MA 02108
August 15, 1986

Messrs. David Wakefield and Michael Viano
February Realty Trust

P.O. Box 125

Walpole, MA 02081

Dear David and Michael,

Well, here it is--the final outcome of almost five
months of frantic telephone calls to Kevin, mysterious
questions to Town Hall, and many nights at the computer. I
expect that it will take a week or so for you to review the
report, after which I would like to meet with you for final
comments and questions, as well as to present the full scale
site plan.

I do hope that the following recommendations receive
your attention as well: It is crucial to adopt an overall
strategy for the development; whether the project is
implemented in its entirety, or incrementally over the next
several years, the necessity for sophisticated planning and
management exists.

The establishment of a financial plan is also of primary
1mportance, without a solid assessment of the project
economics, the structuring of the development process will
not be possible.



And finally, the retaining of an experienced project
manager will ultimately enable successful completion of this
complicated yet challenging development.

I look forward to meeting with you next week, and wish
you the best of luck and much success in your endeavors.

Sincerely,

—~

~—

Pamela Chicklis

1

cc: Kevin Dold
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