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November 23, 1988

Robert W. Healy, City Manager
Cambridge City Hall

795 Massachusetts Avenue
Cambridge, Massachusetts 02139

Dear Mr. Healy:

In response to your request, we have completed our analyses
pertaining to the easement held by the City of Cambridge and located
at 110 Mt. Auburn Street in Harvard Square, Cambridge,
Massachusetts. A summary of salient facts and conclusions can be
found on a following page and this report is predicated on the
assumptions and limiting conditions found within.

The investigations, analyses and reasoning upon which these
conclusions are based are contained within the body of this report.

Respectfully submitted,

ééohn Afjgjgfzhhﬁ\'

R8T Nondstlw A&

Robert I. Nordstrand

JAR/RIN/el
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS

Location:

Owner of Record:

Property:
Easement:

Purpose of Appraisal:

Land Area:

Zoning:

Neighborhood:

Highest and Best Use of
Encumbered Land:
of Easement:

Estimate of Easement Value:

Value of Current Income
Stream to City:
Value of Proposed Income
Stream to City:
Value of Current Easement
to Owner of Fee:-
Final Conclusion:

Effective Date of Appraisal:

Appraisers:

110 Mt. Auburn Street, Cambridge
MA

President and Fellows of Harvard
College
City of Cambridge

Value of Easement to the City and
the Owner of the Fee

17,578 Square Feet

Business B within Harvard Square
Overlay
4.0 Maximum Floor Area Ratio

Mixed use consisting of retail,
office, hotel, restaurant,
residential condominiums and
institutional uses.

Retail and Office Development
Public Parking

$700,000
$990,000

$950,000
Proposed parking agreement is fair
compensation for easement.

November 15, 1988

John A. Regan

Robert I. Nordstrand

R. M. Bradley & Co., Inc.
250 Boylston Street
Boston, MA 02116




.

25086YLSTONSTREET=R-M-BRADLEY & CO., INC.=BOSTON

We

CERTIFICATION

certify that, to the best of our knowledge and belief,

The statements of facts contained in this report are true

and correct.

The reported analyses, opinions and conclusions are
limited only by the reported assumptions and limiting
conditions, and are our personal, unbiased professional

analyses, opinions and conclusions.

We have no present or prospective interest in the property

that is the subject of this report, and we have no

interest or bias with respect to the parties involved.

Our compensation is not contingent on an action or event
resulting from the analysis, opinions, or conclusions in,

or the use of, this report.

Our analyses, opinions and conclusions were developed, and
this report has been prepared, in conformity with the
requirements of the Code of Professional Ethics and the

Standards of Professional Practice of the American

Institute of Real Estate Appraisers.

The use of this report is subject to the requirements of
the American Institute of Real Estate Appraisers relating

to review by its duly authorized representatives.

John A. Regan, and Robert I. Nordstrand have,

individually, viewed the easement that is the subject of
this report numerous times during November of 1988.

No one provided significant professional assistance to the
persons signing this report other than those so noted in

the report.

ﬁ John Aa./‘rio;gm’\

QOGMD.WMW{’

Robert I.

Nordstrand
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1)

2)

3)

4)

5)

6)

7)

ASSUMPTIONS AND LIMITING CONDITIONS

The legal description contained in this report is assumed
to be correct. No survey of this property has been made
by the appraisers and no responsibility is assumed in
connection with such matters. The sketches contained in
this report were not completed by an engineer and are
included to assist the reader in visualizing the property.

No title search was completed in connection with this
appraisal report. Therefore, no responsibility is assumed
for matters of a legal nature affecting title to the
property, nor is an opinion of title rendered in this
report. The title is assumed to be good and merchantible.

Information furnished by others is assumed to be true,
factually correct and reliable. A reasonable effort has
been made to verify such information, but no responsibility
for its accuracy is assumed by the appraisers.

All mortgages, liens, encumbrances, leases and solitudes
have been disregarded unless so specified within this
report. The property is appraised as though under
responsible ownership and competent management. It is
assumed in this report that there were no hidden or
inapparent conditions of the property, subsoil, or
structures which would render it more or less valuable.
No responsibility is assumed for such conditions or for
engineering which may be required to discover them.

It is assumed that there is full compliance with all
applicable federal, state and local environmental
regulations and laws unless non-compliance is noted. It
is further assumed that the property is not contaminated
by hazardous waste or other materials which would reduce
its utility or wvalue.

It is assumed that all applicable zoning and use
regulations and restrictions have been complied with,
unless a non-conformity has been stated, defined and
considered in the appraisal report.

It is assumed that all required licenses, consents or
other legislative or administrative authority from any
local, state or national governmental or private entity or
organization have been or can be obtained or renewed for
any use of which the value estimate contained in this
report is based.
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8)

9)

10)

11)

12)

13)

It is assumed that the utilization of the land and the
improvements is within the boundaries or property lines of
the property being described and there is no encroachment
or trespassing unless noted within this report.

The appraisers will not be required to give testimony or
appear in court because of having made this appraisal,
with reference to the property in question, unless
arrangements have been previously made prior to the
completion of this assignment.

Possession of this report, or a copy thereof, does not
carry with it the right of publication. It may not be
used for any purpose by any person other than the party to
whom it is addressed without the written consent of the
appraisers, and in any event only with the proper written
qualifications and only in its entirety.

The distribution of the total valuation in this report
between land and improvements applies only under the
reported highest and best use of the property. The
allocation of land and improvements in value must not be
used in conjunction with any other appraisal and is
invalid if so used.

Neither all nor any part of the contents of this report or
copy thereof, shall be conveyed tc the public through
advertising, public relations, news, sales, or any other
media without written consent and approval of the
appraisers. Nor shall the appraisers, firm or
professional organization of which the appraisers are
members be identified without written consent of the
appraisers.

The appraisers assume that there is no hazardous waste
contaminating the subsoils. The appraisers are not
qualified to detect such substances on the property or to
evaluate the effect of such substances on the value of the
property.
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ADDITIONAL ASSUMPTIONS

The net income generated by the existing 41 meters was
estimated by the Traffic and Parking Department of the
City of Cambridge. This estimate has been relied upon by
the appraisers as being accurate. The Director and
Associate Director of the Traffic and Parking Department
are considered by the appraisers to be professionals in
the Public Parking Administration field and to have access
to enough information on which to base a reliable
estimate.

The value estimate in the Sales Comparison Approach
assumes that within 10% of the full floor area ratio of 4
can be developed on the site. The floor area ratio of 4
is allowed as a matter of right and there is no apparent
reason to discount this.
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PURPOSE OF REPORT

The purpose of this report is to provide the client with the
following services with respect to a parking easement held at 110
Mt. Auburn Street, Cambridge, Massachusetts:

1. An analysis and valuation of the income stream to the City
currently generated by the existing 41 metered spaces
operated by the City.

2. An analysis and valuation of the potential income stream
to the City provided by 48 replacement spaces in a new
garage developed in conjunction with a proposed mixed use
development and as stipulated in a proposed Parking
Agreement between the City and the developer,
Carpenter/Eliot Associates.

3. An analysis of the value of the parking easement (to the
owner of the fee), as currently located, by the Sales
Comparison Approach.

4, Analysis of additional projected revenues that would be
generated, if the new development were constructed.

The analyses and resulting conclusions have been prepared to
aid the City of Cambridge in their decision to proceed or decline to
enter into a parking agreement with Carpenter/Eliot‘Associates.

The concluded values of the current and proposed income streams

to the city are supported by market data but cannot be considered

"market value", based on the definition given in the Dictionary of

Real Estate Appraisal. A market value assumes a "competitive open

market". There is a low probability of the subject easement being
sold on the open market or sold at all and the analyses and
conclusions are specific to a proposed parking agreement between the

developer and the City alone. The value of the City's interest is

s,
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more closely related to "investment value", however, the City, as a

municipality is not considered an investor with particular
"investment requirements". Therefore the value concluded is a
hybrid of the two definitions..

The value of the easement to the owner of the fee is more
closely the "market value" based on the published definition. It is
our opinion, that the value concluded is the highest price possible
and that more likely, the actual selling price would be lower after
negotiation.

Market value is defined as:

The most probable price in cash, terms equivalent to cash, or

in other precisely revealed terms, for which the appraised

property will sell in a competitive market under all conditions
requisite to fair sale, with the buyer and seller each acting
prudently, knowledgeably, and for self-interest, and assuming
that neither is under undue duress.l

Investment value is defined as:

The value of an investment to a particular investor, based on

his or her investment requirements; as distinguished from

market value, which is impersonal and detached. See also
market value.?2 :

1 The Dictionary of Real Estate Appraisal, The American Institute of
Real Estate Appraisers, 1984 (Chicago, Illinois), p. 194, 195.

2 Ibid., p. 167.
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SUBJECT PROPERTY DESCRIPTION

The subject of this report is an easement owned by the City of
Cambridge which effects the parcel of real estate located at 110 Mt.
Auburn Street. The easement is permanent and is in effect between
8:00 a.m. and 6:00 p.m. every day except Sundays and holidays for
the purpose of public parking to be operated by the City.

The property is an irregqularly shaped parcel of improved land

with 112+ feet of frontage on Mt. Auburn Street, 101+ feet of

frontage on Bennett Street, and 160.89 feet of frontage on Eliot
Street containing a total of 17,578 square feet. The easement
effects virtually the entire surface of the land.

The parcel is improved with a 72 room hotel known as the
Harvard Motor Inn which was developed in 1958 on a platform 10 feet

above grade. Below the building is the open air parking lot which

contains 41 metered spaces operated by the City of Cambridge.
A copy of a portion of the Deed and other materials containing

references to the easement are in the Addenda.
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VALUE OF CURRENT INCOME STREAM TO THE CITY

Income and Expense Estimate - As Currently Operated

To estimate a reasonable income from the 41 existing metered
spaces, John Regan interviewed Lauren Preston, the Associate
Director of the City of Cambridge Traffic and Parking Department and
reviewed an estimate of income and expenses currently generated by
the lot prepared by Mr. Preston. According to Mr. Preston, the
estimate was prepared utilizing actual recent operating figures and
projections. A summary of this estimate is on a following exhibit
entitled "Revenue and Operating Summary - Parking Lot #2 Harvard

Square".

Gross Income

The gross income currently generated by the spaces consists of
actual meter collections and parking ticket revenue. The appraisers
have researched the possibility for raising this gross income by
raising meter rates, parking fines or both. During a conversation
with Mr. Preston, he discounted the possibility of both options for
the following reasons:

1. The City raised meter rates approximately 1% years ago
from 25¢ per hour to 50¢ per hour in the major business
districts in Cambridge. The likelihood for a near future
hike is not probable but could be possible in the early to
mid-1990's.

2. The Commonwealth of Massachusetts has imposed a parking
fine ceiling of $15.00 with the exception of handicapped:
spaces and ramps. Therefore, in the City of Cambridge the
most severe non-handicap violation (hydrant) carries a $15
fine. Based on the severity of the violation of not
"feeding" a meter, it was Mr. Preston's conclusion that
the probability of raising the current fine of $5.00 was

11
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REVENUE AND OPERATING SUMMARY
PARKING LOT #2 HARVARD SQUARE

EY
i

OPERATING COSTS

Bank Service

Total Cust for Traffic & Parking Department $20,000/yr
Assume 757 for coanting & processing parking meter coin

Therefore $20,000 X 75% = $15,000 + 2400 P¥ = $6.25/meter/yr.

Maintenance of Parking Meters

Budget for year $295,81C + 2400 PM = $123.25/meter/yr.

Cleaning & Maintenance of Lot

Assume $1,000/yr = 41 PM = $24.50 meter/yr.

Eaforcement

P.C.0 Budget $1,116,000/yr.

Average of 40 tickets/day issued ia Lot 2

Total of 380,000 tickets issued citywide/yr.by P.C.0.'s.

Therefore 40 X 300 days = 12,000 tickets in Lot 2/yr.
12,000 + 380,000 = 3,168 issued in Lot 2
$1,116,000 X 3.168 = $35,242 + 41 = $959/meter/yr.

Assuming no police enforcement in Lot 2

Summary Meter/vr. Lot/vr.
Bank Service f 6.25 ¢ 265.25
Maint. of P. M. 123.25 5053.25
Cleaning 24.50 1004 .50
Enforcement 859.00 35219.00

Total ‘1013.00 ¥ 41533.00
Revenues

Meter Revenue ¥ 75CCC'CC/4“
Parking Ticket Revenue

" Tickets Issued 12,000/yr
Average Revenue/Tickerz$6.70 X

12,000 Tickets X 70% Collection =$56280.00/vr.

_Total Revenue =$104280
Gross Income =$104280/yr
Operating Costs == 41533/yr

Net $ 62747 /yx
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not good. Also, a meter maid has the opfion of adding a
second ticket of $5.00 for overtime parking, which, in
some cases raises the fine to $10.00.

The appraisers have also researched the income potential if the
lot were operated as an hourly parking garage. Currently the City
charges 75¢ per hour for all citv lots and garages. This rate
translates to a $7.50 maximum charge between the hours of 8:00 a.m.
and 6:00 p.m. Given that the market maximum daily rate in Harvard
Square is $12.00, it is the appraisers' opinion that a City operated
lot would attract daily parkers and would have a very low turnover
ratio. A somewhat conservative, but realistic, estimate of gross
income using a 1 to 1 turnover ratio is as follows:

41 (Spaces) x 300 (Days of operation) x $7.50 (Ticket Price)=
$92,250 (Gross Income)

Mr. Preston's estimate is $104,280, as currently operated, and
it is our opinion that operating the lot as an attended parking
facility would not substantially change the gross potential income.
In addition, changing the operation of the garage, because of the
layout, would require an automated system with two full time
attendants at an estimated cost of $30,000 for equipment.

Therefore, based on the foregoing, it is our opinion that the
current gross income generated, as estimated by the Traffic and
Parking Department, is reasonable and represents the highest
potential gross income that could be currently generated by a City

operated parking facility.

13
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Exgenses

The expenses estimated by the Traffic and Parking Department
are generally based on a pro-rata share of the annual budgets for
banking charges, (counting and processing meter collections),
maintenance of parking meters, and the payroll of Parking Control
Officers. There is also a $1,000 per year cleaning and maintenance
cost estimate. The total expense estimate is $41,533 per vear or
$1,013 per space. The method of estimating the operating costs
utilized was the only alternative possible, according to Mr.
Preston. Though it may not be directly applicable, the estimate is
supported by market rate garage operating costs considering that
real estate taxes are not included. The only expense item not
considered is insurance because the City of Cambridge is

self-insured.

Based on conversations with Mr. Preston, it is our opinion that

the expense estimates are reliable.

Net Income

Based on this analysis, the annual net income estimated by the
Traffic and Parking Department of $62,747 has been used as the
probable income stream for the 41 metered spaces on the subject

easement.

14
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Capitalization Process and Value Estimate

A capitalization rate reflects the relationship between net
income and value. The net income divided by the capitalization rate
will yield a value estimate of the income stream.

In estimating a capitalization rate for the subject income
stream, consideration was given to rates derived from recent land
leases in the Greater Boston area as well as conversations with
brokers and principals involved in leased land. The capitalization
rates derived ranged from 8.5% to 10%.

Consideration was also given to the nature of the easement and
the income stream. The easement is permanent and the income is
derived through operation by the City as public parking. It is our
opinion that the City, having the public good in mind, would want to
keep public parking available, and this appears to be the intention
of the City. This would indicate that an outright sale of the
easement is not probable in the short term. Therefore, given a long
term income stream potential, the appraiser reviewed alternative
long term investments in the form of United States 30 Year Treasury
Bonds.

During the third quarter of 1988 the average 30 year Treasury
Bond yield was 9.32% according to the Economic Indicator Section of
the October 1988 issue of The Appraiser. The Wall Street Journal
indicated that as of November 8, 1988 the average yield was 9.0%t.
After considering these latter sources and the overall range of 8.5%

to 10%, a capitalization rate of 9.0% is estimated.
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Therefore the value of the current estimated income stream is

estimated as follows:

$62,747 -- .09 = $697,188

Rounded To $700,000
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VALUE OF PROPOSED INCOME STREAM TO THE CITY

Proposed Agreement

The following three pages are a copy of a letter dated March
15, 1988 to Robert Healy, City Manager, from John L. Hall of
Carpenter/Eliot Associates detailing the proposed Parking Agreement
with the City, as well as an estimate of potential income to the
City, based on the following assumptions included in a previous
letter dated February 25, 1988 to George Teso from Mr. Hall. A copy

of this letter is in the Addenda of this report.

"l. Four turns per space per day on 41 public spaces during
business hours 8-6 at a rate of $1 per hour for first two
hours and sS2 per hour for every hour thereafter.

2. One turn per space for 41 public spaces for evening
parking at $2 per hour.

3. Garage to operate 7 days per week, 365 days per year.

4. All other spaces (72) to be monthly spaces for office
tenants, anficipated rates to be $225 per month, cars to
be valeted.

Since the letter was written, the agreed upon number of spaces
set aside for the puklic has been set at 48 with the total number of
spaces remaining unchanged at 113, Therefore, the net income to the
City originally estimated at $116,077 would be $120,535 under the
same assumpﬁions but using 48 transient spaces and 65 monthly

spaces.
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March 15, 1988

¥x. Robert Healy, City Manager
Cambridge City Eall

795 Massachusetts Avenu-z
Cambridge, MA 02139

Dear Bob:

cefi McKenzie and I have been meeting recently with George Teso,
TraZffic Director, and Lauren Presten, Deputy Traffic Director, of
the Department of Traffic and Parking regarding the easement
located at the Earvard Yotor XHouse on Mt. Auburn Street in
Cambridge. The purpose of these meetings has been to discusec the
Cevelopment of the Moter House and the cperation of the public
parking as part of a new garage structure in the propcsegd
Geveloprent,

We have discussed the following terms and conditions with
¥r. Teso and Mr. Preston and have come tc a basic acreenent as to
how this operation would work and the mcnies which the City would

derive from this new cperation. The <Zfollowing outlines our
broposal to operate the public parking. We would appreciate it

4 &

12 after you have reviewed the enclosed, we could meet with you
to discuss any cuestions you might have and how *o finalize this
arrangenent,

Parkine Provecsal

1. The developer agrees to pay the sum of $1230/week to the
City of Cembridge for the discontinuance of public parking
at the Harvard Motor Kouse during the construction of +he
projecz. '

2. The 41 public parking spaces would be reconstructed as rart
of the first lower level of the garage as per the attached
exhibit,
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The rate charged for parking would be $1l/hour for each of
the first two hours or any part thereof with rates
escalating to $2/hour for any hour thereafier or any part

<hereof. The rate could be changed only upon City approval.

The developer or his agent would be required to operate,
raintain, and secure the parking area,

The City would have the right to audit the o?erations of the
parking garage at any time. :

The estimated payments to City:
a. Guaranteed annual payment of $50,000/year.

k. 15% of all gross revenues frcm the garage, including
monthly revenues, after a deduction of $350/space/annum
for expenses.

The following is an estimate of how anticipated revenues
would be derived and paid to the Cityv:

Example

a. Gross revenue per annun

41 total spacss

- 4 vehicles using each space during this period =
an average stay of 2.5 hours each at $2 for
first two hours $2 per hour after. The average
ticket = $4

$4/vehicle X 4 vehicles/space = $16/space/day
Zssume an 87% useage during the cday

41 spaces' X $16/srace/day X €7% = S

$571 X 310 days = $177,010/year

371/day

or
4l spaces X 10 hours X 87% = 357 space hours/day
357 X §$l16/space/day / 10 hours/day - $571/day
371 X 310 days = $177,010/year.
GROSS REVENUE/Shisft 1 $177,010

ii. Operating Hours: 6 p.m. - 12 a.m.; Sun. - Sat.

Assuming: 50% useage, $2 average ticket, 350
revenue cays.

19
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41 spaces X 6 hours X 50% = 123 space hours

123 X $2 X 350 days = $86,100,

, * Ao -
CRCSS RTVENUEL/shift 2

iii, Operating Hours: 8 a.m. = 6 p.=. Sun,

Use same assumptions as fer evenings

41 X 10 hours X 50% X $2 X 55 days
GROSS REVENUE/Shift 3

iv. Monthly reVenue

$ 86,100

and holidays

$22,550

$ 22,550

72 spaces X $225 monthly contract = $16,200/month

$16,200/month X 12 months =
GRCSS REIVENUE/menthly contract
TOTAL GROSS REVENUE
b. Payments
Total gross revenue

$350 annual operating cost ¥ 113 spaces

Percentaze pavment
Je p

2nnual anticirpated % payment
Guarantead payment
TAL ANNUAL ANTICIPATED PAVMENT

$194,400

$480,060

$480,060
S 35,530

$440,510
X .15

$ 66,077
S 50,000

$116,077

Additionally, I have draZted a possible agreenment between the
City of Ca,brldge and Carp ente*/:llct Assoclates, a developer of
the n*~jecg, for your review. I look forward to working with you
cn this matter and to bringing it to a successful conclusion.

Very truly yours,

2 RPE 'I‘:R/I:L;IO"71 ASSOCIATES

QWMO

JLH:IR

cc G. Teso
L. Preston
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INCOME/EXPENSE ESTIMATE BASED ON PARKING AGREEMENT

Income

The appraisers have researched parking rates and turnover rates
for transient parking spaces in the Harvard Square area. The
sources have asked that the figures remain confidential. The
experience among garage operators is that the turnover rates range
from 2.5 to 3.0 and generally average 3.0. These turnover rates
produce average ticket prices of $5 to $7 and represent turnover

rates in market rate garages.

Daily Income (Monday - Saturday)

The proposed Parking Agreement stipulates that rates for the 48
transient spaces will be $1 per hour for the first two hours and $2
thereafter. These rates are substantially below the $3 per hour
that the three existing Harvard Square garages charge. 1In addition,
Carpenter/Eliot Associates is negotiating with the City to raise the
third hour charge substantially, to encourage turnover. We have
assumed that the third hour charge will be substantially increased.
Therefore, a 4 turnover rate is considered reasonable for the
proposed garage and a conservative $2 average ticket price is

estimated.

Sunday Day Income

Sunday is the slowest day in the Harvard Square area. A
turnover rate of 1 is used and average ticket price of $6 (2 hour
average stay @ $3) is considered reasonable. The turnover rate is

much lower than the 4 for the daily rate. This is explained by the

21
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fact that the developer is free to charge market rates and,
therefore, will compete with the existing garages for these spaces.

This portion of the gross income accounts for only 4% of the total.

Night Income

The appraisers' estimate of night income is based on the
assumption that there would be a lower turnover rate but a higher
average ticket price. The higher day turnover is due to shoppers
and othef short term parkers, whereas, nightly visitors are there to
experience the the theaters, restaurants, bars and assorted
cultural/educational events. The appraisers' have selected a 1
turnover rate and an average ticket price of $7 which represents the

maximum charge for night parking (over two hours).

Monthly Income

The developer has assumed an anticipated monthly rate of $225
per month. The monthly spaces in the proposed garage are solely for
the use of the tenants in the development. Currently, other
Cambridge office developments have monthly rates of $110 to $150 to
tenants. Based on this, it would appear more reasonable to estimate

$150 per month to the tenants.

Expenses
The Parking Agreement has stipulated that the operating

expenses will be calculated at $350 per space. An interview with
John Hall confirmed that this figure is based on actual figures in

a comparable garage and includes only the operating costs without

N
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regard to real estate taxes. A conversation with Lillian Bryant,
Commercial Appraiser for the City of Cambridge, leads me to believe
that real estate taxes can be as much as $800 per space for parking
structures (based on $40,000 per space assessed value). Therefore,
the appraiser has added the potential taxes of $52,000 for the 65
monthly spaces, while assuming that the 48 public spaces would be

tax exempt.

Net Income

On the following page is a summary of the Income and Expenses
as estimated in part by the appraisers and as stipulated in the
propvosed Parking Agreement. It is our opinion that the figures are
conservative. The net percentage payment estimated at $41,740 is
the bottom end of the income potential.

The percentage payment rises to $50,515 if the monthly rent
estimate is raised to $225 and further to $58,315 if the taxes are

not included in the expenses (as stipulated by Parking Agreement).

23
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SUMMARY OF PROPOSED GARAGE INCOME AND EXPENSES

Daily Income (Monday-Saturday, 8:00 am to 6:00 pm)

48 Spaces

X 4 Turns x §$2 Average Ticket x 300

Sunday Income

48 Spaces

x 1 Turn x §$6 Average Ticket x 52

Night Income

48 Spaces

X 1 Turn x 87 Average Ticket x 365

Monthly Income

65 Spaces

X $150 Per Month x 12 Months
Total Gross Income

Less Operating Costs ($113 x $350)
Taxes on 65 Spaces

Estimated Net Income
City Percentage

Estimated Annual Percentage Payment

nn

$115,200

$ 14,976

$122,640

$117,000

$369,816

(£39,550)

($52,000)

$278,266

X .15

$ 41,740

24
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Value Estimate of Proposed Income Stream

Based on the capitalization rate estimated previously and
considering that the estimated income stream generated from the
proposed parking agreement is considered conservative, the appraiser
will use a capitalization rate of 9.0% to value the proposal. The

two income proponents of the agreement are as follows:

Guaranteed Payment By Developer $50,000
Estimated Percentage Payment $§41,740
Total $91,740

Therefore, the value of the estimated income stream as per the
proposed parking agreement is as follows:
91,740 -- .09 = 81,019,333
Rounded To $1,020,000
The value estimated will be realized when the development is
constructed. The payments during the construction period will be
guaranteed at $1,230 per week. A conversation with the developer,
John Hall, indicated that the construction period will be 18%
months. Therefore, assuming an 18 month construction period, the
value of the 78 weekly payments based on the relatively safe rate of
7.5% (short term Treasury Bond yield) is as follows:

Payment x Present Worth of Payment Per Period Value
$1,230 X 73.7223 = £90,678
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To this figure, the discounted value of the projected income
stream must be added. The current rates from 1 to 2 year Treasury
Bonds is 8.5% and this yield will be applied to the future value of

$1,020,000 for the 1% years of construction.

Therefore:
Future Value X Present Worth Factor @ 8.5% = Value
1,020,000 X .8841 901,767

The final value of the income streams are as follows:

Guaranteed Payments During Construction $ 90,678
Future Guaranteed and Percentage Payments $901,767
Final Value $992,445
Rounded To $990,000
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VALUE OF CURRENT EASEMENT TO THE OWNER OF THE FEE

Value of Easement by Sales Comparison Approach

The value of an easement is measured by its effect on the fee
simple estate of the encumbered parcel of land. To properly value
an easement, an appraiser must estimate a value before and after the
easement taking, that is, first appraise the land as if vacant and
unencumbered and then measure the effect of the easement.

To estimate the value of the subject property, as if
unencumbered, the appraisers have researched and analyzed 11
commercial land sales which have taken place in Cambridge between
October of 1986 and November of 1988. These sales are summarized on
the following exhibits entitled "Comparable Land Sales". The most
applicable unit of comparison is the sale price per maximum allowed
building area. The sales range in size from 20,000 to 360,000
square feet with an average of 133,500 square feet of maximum
allowable building area.

The sale price per maximum allowed building area analysis
developed is as follows:

Range $23.60 to $60.69
(A1l Sales)

Average $32.95
(A1l Sales)

Range $26.50 to $52.02
(10/87-11/88)

Average $37.22
(10-87-11/88)




Sale

No.

Maximum Land
Allowed Area
Location Zoning F.A.R. (S.F.)
191 Broadway 1B 4:1 30,420
134-136 Alewife IC Actual 93,884
Brook Parkway 1.12:1
15 Monsignor IB 2:1 182,662
O'Brien Highway (Future
Down-
zoning)
10 Cambridge Park 0-2/PUD5 2:1 33,687
Drive
29 Cambridge Park 0-2/PUD5 2:1 16,172
Driveway 49,859
545 Alewife JA-1 1.25:1 10,256

Brook Parkway

COMPARABLE LAND SALES

Maximum

Allowed
Bldg.
Area

121,680

187,768

365,324

67,374

32,344
$99,718

12,820

Sale
Date

8/22/88

2/8/88

10/1/87

12/29/86

12/29/86

12/19/86

Sale

Sale Price

Sale Price Per
Price Per SF F.A.R
$ 1,550,000 $50.95 $26.50+%
w/o 21E
S 3,600,000 $38.35 $34.24
Actual
$13,000,000 $71.17 $36.11
$ 1,590,000 $47.20 $23.60
$ 1,060,000 $65.55 $32.77
S 2,650,000 $53.15 $26.57
S 725,000 $70.69 $36.25
Actual

Comments

Owner assumed
liability for subsoil
testing. Owner plans
to construct a
120,000 sf
office/retail bldg.

Purchased as an
assemblage for the
development of a
1,050,000+ sf office
retail/hotel complex.

Developer plans to
construct a 360,000
sf medical office and
research facility
with parking garage.

Purchased by an
abutter as an
assemblage for
development of
150,000 sf office-
retail complex with
an estimated 100+
underground parking
garage.,

Owner is constructing
a 20,000 sf office
condo building.



COMPARABLE LAND SALES

Page 2 of 2
Sale
No. Location
7 75-77 Blanche
Street
8 5 Deacon Street
9 320 Main Street
10 416-440 Main
Street
11 322-342 Main
Street

Maximum Lana

Allowed Area

Zoning F.A.R. (S.F.)
IB 4:1 9,332
IB 4:1 7,350
IB 4:1 10,360
17,710
IR 4:1 127,048
IB 4:1 14,417

Maximum Sale
Allowed Sale Price
Bldg. Sale Sale Price Per
Area Date Price Per SF F.A.R Comments
37,328 12/16/86 > 975,000 $104.48 $26.12 This was the last
parcel purchased in
an assemblage of 27
acres by MIT for
office/retail
facility.
29,400 12/24/86 » 1,185,000 $161.22 $40.31 MIT purchased these
parcels for
41,440 12/4/86 $ 2,515,000 $242.76 $60.69 development of an
$70,840 $ 3,700,000 $208.92 $52.23 office/retail
facility.

508,192 10/86 $12,000,000 $94.45 $23.61 MIT statea that their
long term plans for
the site are for the
expansion of the
campus.

57,668 U/A $3,000,000%* $208.09 $52.02 *This sale includes a
11/88 5,250 sf non

contiguousparcel with
a value of $550,000
which has been
deducted from the
sale price.
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The best value indicators for the subject parcel are Sales %8,
#9, and #11. These sales are part of a nearly completed assemblage
by M.I.T. and are located in Cambridge Center (Kendall Square) and
are more similar in size, location and floor area ratio (4) to the
subject than the other sales. M.I.T. appears to have paid a
premium, however, the retail viability of Harvard Square offsets
this adjustment. The sale prices of these three sales are $40.31,
$60.69 and $52.02 with an average of $51.01 per square foot of
maximum allowed building area. A final value estimate of the
subject property as if unencumbered is found at slightly above the
average or $55 per square foot. This value estimate is reasonable
considering that Harvard Square is the 100% retail location in

Cambridge and that available building sites are rare.

Therefore:
17,578 Sq.Ft. x 4.0 F.A.R = 70,312 Sq. Ft. Maximum Building Area
70,312 Sqgq.Ft. x $55 = $3,867,160
Rounded To $3,870,000

In considering the effect of the easement, the appraisers have
assumed the current location of the easement would remain. A
developer would maximize the retail space in a new development
because the retail rents in Harvard Square produce a net income of
at least twice that of office space. The location of the easement
at ground level substantially reduces the retail viability of the |
theoretical development because the building would be raised above

the parking; as happened in 1958, and would make the first level of

30




250 BOYLSTON STREET — R-M-BRADLEY & CO-, INC.:BOSTON

the development a second floor location.

The worst case scenario is that the development would be
rendered an office building with no retail potential at all.
Therefore, the appraisers have valued the site encumbered with the
easement as an office site with little or no retail potential. It
is our opinion that the total maximum allowed building area of
70,312 square feet would still be possible.

The land sales previously stated are all in locations where the
emphasis has been on office rather than retail development. The
average size of the comparable sales is 133,500 square feet of
maximum building area and the average price is $37.22 per square
foot. Considering the size and location of the subject, a
reasonable value is estimated at $40 per square foot as if the site
were an office location alone.

Therefore:

17,578 Sq.Ft. x 4.0 F.A.R. = 70,312 Sq.Ft. Maximum Building Area
70,312 Sqgq.Ft. x $40 = $2,812,480
Rounded To: $2,815,000
Given the above analysis, the starting point of estimating the

easement value is the difference between the two values.

Therefore:

Value Unencumbered (Retail and Office) $3,870,C00

Less Value Encumbered (Office) $2,815,000
Value of Difference $1,055,000
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According to the 9th Edition of the Appraisal of Real Estate:

[

"The value of an easement is usually estimated as some
part of the amount of value it adds to the property it
benefits; the burdened property's loss in value can also be
used to indicate the value of an easement. The value of an
easement reflects the basic economic concept of contribution.
No one would pay more for an easement than the amount of the
value gained by the property it benefits. Similarly, no one
would pay the exact amount of the benefit to break even. The
holder of an easement realizes a gain by paying less than the
added value."

The "gain" a holder of an easement realizes is, simply, the
entrepreneurial profit required to attract the investor. This

profit has been estimated at 10%.

Breakeven Value $1,055,000
Less 10% Gain 105,500
Indicated Value of Easement S 949,500
Rounded To: $ 950,000

The 10% deduction is probably the minimum deduction warranted.
Additional deductions for excess construction costs associated with
the existence of the easement would be appropriate. However, these
costs are very difficult, if not impossible, to estimate without
detailed architectural plans of the hypothetical development in each
case scenario and the help of a professional cost engineer. A
detailed study of this nature is keyond the scope of this
assignment.

Therefore, it is our opinion that the extreme upper limit of
value for the existing easement, as estimated by the Sales

Comparison Approach, is $950,000.

AWAOLETS )8

4 Q

N
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FINAL CONCLUSION OF VALUE

The value estimates indicated in this report are as follows:

Current Income Stream to City $700,000
Proposed Income Stream to City $990,000

Value of Current Easement To Owner of Fee $950,000

The above value conclusions indicate that the value of the
proposed income stream is higher than the current income stream
value. This represents an increase in income to the City that could
not be realized by retaining the 41 metered spaces.

Also, the value of the proposed income stream is within 4% of
the extreme upper limit of value to the owner of the fee. This
comparison indicates that the value of the proposed parking

agreement is probably more valuable than the easement itself.
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ADDITIONAL REVENUE TO CITY

Tax Revenue

To estimate the additional tax revenues which would be
generated by the proposed development when complete, John Regan
interviewed Lillian Bryant, the Commercial Appraiser for the City.
Ms. Bryant estimated the following probable value ranges for the

proposed development:

Retail: $§225 to $250 Per Sq.Ft.
Office: €185 Per Sq.Ft.
Garage Spaces: $35,000 to $45,000 Per Space

The appraisers have chosen the conservative end of the these
ranges and assumed 48 tax exempt parking spaces when developing the

following prokable assessment of the proposed building when

complete.
Retail: 17,772 Sqg.Ft. x $225 = ¢ 3,998,700
Office: 99,805 Sqg.Ft. x $185 = $18,463,925
Garage: (113-48)= 65 Spaces x $35,000 = $ 2,275,000
Total $24,737,625
Rounded To $24,750,000

The total development will be based on using the abutting MBTA
Parcels for floor area ratio purposes. Therefore, the estimated
assessment must be proportionately distributed to each of the

parcels based on land area:

Parcel Land Area
Harvard Motor Inn 17,578 SF
MBTA 16,088 SF

TOTAL 33,846 SF
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The Harvard Motor Inn Parcel represents 52% of the total land
area and therefore would represent $12,870,000 of the total assessed
value. Utilizing the current Fiscal Year 1989 commercial tax rate

of $20.06, the tax impact is as follows:

Estimated FY 1989 Estimated

Parcel Assessment Tax Rate Tax
Both $24,750,000 $20.06 $496,485
Harvard Motor Inn $12,870,000 $20.06 $258,172

Currently, the City receives $104,192 in tax revenue from the
Harvard Motor Inn parcel and no taxes from the MBTA parcels. on the
following exhibit entitled "Tax Revenue Analysis" is a summary of

the points discussed in this section.

Linkage Payment

According to Carpenter/Eliot Associates, a one time linkage

payment will be paid to the City of approximately $176,000.
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TAX REVENUE ANALYSIS

Actual
As Is

$5,194,000
$20.06

$104,192

Estimated Tax Revenue Increase

Harvard Motor Inn

Estimated
Potential
When

Ccmplete
$24,750,000

$20.06

$496,485

$392,293

$153,980

Estimated
Potential %
Of Subiect

$12,870,000
$20.06

$258,172
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FINAL SUMMARY OF ESTIMATED REVENUE TO CITY

As currently operating, the Harvard Motor Inn Parcel Easement
and the MBTA Parcel is generating the following revenues to the City

of Cambridge:

Net Income From Parkirg Easement: $ 62,747

Real Estate Taxes from Harvard Motor Inn: $104,192

Real Estate Taxes from MBTA Parcel: -0-
TOTAL $166,939

If the City enters into the Parking Agreement with
Carpenter/Eliot Associates and allow the proposed development, the

revenue outlook is as follows:

Guaranteed Payment From Parking: $ 50,000
Estimated Percentage Payment: $ 41,740
Projected Net R.E. Tax Increase-Harvard Motor Inn $153,980
Projected Net R.E. Tax Increase-MBTA Parcel $238,314

TOTAL $484,034

These'projected revenues indicate a $317,095 increase or 190%
over the current revenues. These estimates represent revenues upon
completion and would not bz realized until the development was
constructed and virtually running at full occupancy.

In addition, as discussed previously, the City would receive a
$176,000¢ one time linkage payment and will receive payments of

$1,230 per week or $63,960 annually during the construction period.
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ADDENDA
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N
ebruary 25, 1283 4
Mr. George Teso, Director -
Traffic and Parking Department
57 Inman Street
Cambridge, MA 021329
Deaxr Georcge:
Re: Harvard Motor Housa2 Parking
The following cutlines our procosal ozeraZsa tha puklic parking

o oz i
now located at the Harvard Motor Eouse in Cambr
Massachusetts:

1. The developer agrees to pay th2 sun of $1,230 per week
the City of Cambridge for the disccntinuarnce cf ths pub

:
parking at the Motor FKEcuse during the constructicn of
rew project.

\-—.1
2. The 41 public parking spacas would bes reccnstructed as
of the first lower level of the garage ci the new projec

3. The rate charged for the pzrking would b_ €1 ver hour fcr
each of the first two hours or &nyv part thereof with rates
escalating to $2 per hour or gpart ther eof oZ &any hour

thereafter.

any

a

4. The develcper or his ‘agent would be reguirsd to maintein and
secure the parking aresa.

5. _ The City would have the right to audit the opzsrations at
tine. '

6. Paymen_a to the City would be as follows:
a. Guarantead annual pavment of $30,000 per y=ar
b. 15% of all gross revenues from the garage after

deduction cf $350 per space per annun for expenses.



Harvard Motor House Parking
February 25, 1988
Page 2

Assumptions
i. Four turns per space per day on 41 public spaces
durirg business hours 8-6 at a rate of $1 per hour

for first two heours and $2 per hcur for every hour
thereafter.

ii. One turn per srace for 41 public spaces for
evening parking at $2 per hour.

iii. Garage to operate seven davs per week, 365 days
per year.

iv. All other spaces (72) to be menthly spaces for
office tenants, anticipated rates to be $225 per
month, cars to be valeted.

Example

Based on the above, the income to the City wculd be as
follows:

GUARANTEED ANNUAL PAVMENT $ 50,000

Puklic Parking Revenue

(8 a.m. = 6 P'm') 4] Spnce s

41 spaces q Thers

X _ 4 turns ;. Pumehcn STay 2.5 HES
164 uses ' Yl sprepa tome: x 877 uss T 39
- } ot s -
X $1.50 average ticket 357 space Hesas x 340 T 570

$246 per business day

B oy — 10 4 .z
X350 revenue davs 570.7 23 47472

g 176,923 .7

GROSS REVENUE $ 86,100

&

. -
Y/ X /5:”/Sﬂata/an7 ¥ 3700645 A1

Suw o] Fmll g 0
N SpRceE s
827 use

Fo fre
2., //'7’ . /{.—/s,azd/aﬂ‘f

, & _
S X 16 X SDY x 2.— X SSOrys = Y Tioows ovEm 14 F72eE3
STy o Zlf//l

"’7,74‘*323’,.’

22,§552.— : T o
aF = fon )T 2 pES ¥

dé.- /e A7z = 74—7;%7
‘y'yo'/szw;- X & SR :r,}:“ - poz




Harvard Motor House Parking
February 25, 1988
Page 3

Public Parking Revenue

(6 pom. - 12 a.m.) H] spmese X 6 HES x§DZa;&
123 “pace Hours 2=

41 spaces 244 % 355 pMfye=

1 turn
41 uses %Q{ﬁfééT"lu
X $2 average ticket ' .
22 per day 6,170, I

X350 revenue davys

GROSS REVENUE $ 28,700

Monthly Revenue

72 spaces
X225 monthlv contract
" 15,200 per month
X 12 months

GROSS REVENUE $194,400 (479,973)
GROSS REVENUES $309,200 H&59,423.—
‘;{350 3 X 113 (spaces) =__ 39,550 - 37,5597
. —(795,923)
$269,650 H17,¢73.
Percentage payment X .15 X 15’§Z
Annual articipated (¢ 4,063)

% payment $ 40,448 62,657
Guaranteed payment + 50,000 So,000°
ANNUAL ANTICIPATED PAVMENT $ 90,448 (12,65 | °

(11¢,063)

It is estimated that monthly contract revenue will increase
by 5% per year.

C'&)«;-.u.x x) IRe,, Sumroays
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Hon. John J.,turﬂy, oity Manager, and the @n -+

Honorabte City Codﬁcil of Cambridge: ﬂbq/

g Res:. Brattle Square Pariking Lot' #108 110 Mt. Qﬂ‘

B Auburn Street and ELiot Street shown as Lots

—=n. 34 and 33 on Assessor's Block Plan #165 of

August 1932, containing 16,153 square feet
< &accordlng to seild plan.

1. This land wgs,purchased Sy' the City of Cambridge in 1873 for
the constructlon thereon of a bullding for the Police Court Police
Station and Engine House. The City of Cambridge became owner of
said land by deeds recorded in Middlesex South District Registry

of Deeds in July 1873. gSaid land flrst appears of record in the
City nngineer's office on Plan 4576 dated Aoril 1, 187k, sntitled.
Eliot Square, with 'an area of lé 16,5 square feet of land.

2. The building wa's constructed thereon and continued in use for'f*

many years until final T abondonea for municioal use and the .-

N 3.
DR .
W T e

e e e rm——— ———— —— = == mam. ———— et e
ot

building was razed Tt was vacant land for years until by opder 2:"?,

of th% city council aoproved by the Mayor, 1t was- designated as.-i

8 munlc*oal parking lot, which is the present use 'oF the land. . ;};.<a

3.. John B. Sullivan d/b/a Sullivan and Chase Construction Comndny,
subtmits an offer of one doller and twenty-five cents ($5l. 2; ner
scuare foot for the purchase of said land sub ject to an easement

to the City of Camoridge to operate a munlcipal parking lot wi‘h*n

the hours of’Q_Q,EL__QQ___Q‘_ﬂ,_excent on Sundays ‘and ho s
Y _’}iée.y,

for the park ng of private passenger automobiles, and providing

that the grantee, successors or assigns, shall have exclusive use f

- N

of said parking lot when not in use snd ooeration as & munlcipal

H
.

parhing lot

u The deed from the City of Cambridge will speclfy that the grantee h

K

”~

<+~




stru cture substantially in accordance with the Plans submitted
herew*th.

5. The exzavation for fcundations, comstruction of the building,
installation of utilities, and all necessary or incidental con-
struction, buildings, services or work in connection with the
prcject will require a period of ebout six (6) months and during
said time the grantee wiil pay to the City of Cambridge in lieu
of revenue from said parking lot the sum of $500 per month. ‘ };ﬁ;q
6. On completion of construction, the surface of the land will be .
restored'to'proper'condition and paved for use as avparking lot.
7. The deed wiil speclfy that the grantee will have the right to E
occupy squicient space In the locus to construct, maintain, re-
palr or reconstruct necessary foundations and supports to said ?
building to be constructed at said location. ‘
S. Tne provisions of paragraphs L, 5,76 and 7, and other pro- :.2?‘
visiocs necessary to accomplish the purposes of the parties heretc,

mey be incorporated in the deed by reference and contained in a

separate agreement executed by tke parties and recorded w*th said

-
] . !

deed. | | - ' oL
9. It shell be specified in said deed that the City of Cambridze |
shell have no right to sell, lease, assizn or transfer the oper- |
ation of said parking lot, and that whenever said municinal

parking lot shall be discontinued because said land’ is noﬂionger
aecessary for sald public use then said easement shall terminats. !
10. It shall be provided in said deed that the City of Cambridge
shall have no right to make any. other use of said location except

for a munizipal parking area for private rassenger automobiles

e e, -, .

and not for commercisl motor vehicles

-




. 'ine rlans submitted herewith show that the proposed building
yili b?fcoqstructed ln an elevated position above and over the
iuniciéal parking area, . - R
. It is estimated that the City of Cambridge will receive
additional reél estate taxes of about fifteen thousand dollars‘
($15,000) per year on consummation of this project. There would
e & substantiallihcrease in retail business in the Harvard
Square District.

Respectfully submitted.

fay 26, '1958' S.»Q«\ & \.QQW

Jonn o. Sullivan

1 &'ry Uoca2e MAYQQ 70‘:# i --- e e — - -
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. parking_epaces as originally requ-red by the terms of cald Agree-
'mentch'Auggeﬁﬁ29,61958. '

: by its C*ty Maneger; Sullivan and Chase Construction cOmoany by
1ts co-paruners and New T‘z:xgla.nd Mctels, Inc. by its Preeident, ;f ‘
"John Briston Sullivan, duly authorized, he~°unto set their hande.

. day and ycar first above wr tten.‘

Witness: - H‘* e - City of Cambrldge

Agreement made May 11, 1959 between City of Cambridge, a
municipal corporation; John Briston Sullivan and ¥illiam J. Chase,
co-pa;tnere, deing business es Sullivan and Chase Construction
Companv, of Cambridge, Massechusetts' and New EnglAnd Mnotels, Inc.

Macsachusetta cornaraticn, owner of the land corveyed oursuant
to sald Acreement of August 29, 1958; ) -

For valuable consideretion received by each of sald parties,
it 1s agreed that paregranh #10 is amended and modified so as to
require forty-eight (h8) parking spaces’ in the minicipal parking
area on comnletion of sa*d motel insteéad of fifty-three (53)

In w*tnees whereof, the parties hereto, the Citv of Camoridge';z

and seals, to this and to ancther instrument of like tenor, on the -

-«

AP@S TOEORM QQ |

Sullivan and Chese Construction
CITYSOLICTOR Company -

e %QM@W&NQ Qs

hn Brlston Sulliven

o . H\;("-. Ly ¢ »
| - \L" &QQ‘LJ{M J C \.AQ/L_
‘ ‘ "-n ml ~" - William J. Chacd/
IR i: IR )
) . .
-  New England Mstels, -Inc.

i E AP A o NN £ N-—a_ _ ﬁ’\ N
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IN CITY COUNCIL
Junc 16, 165

WHZNZAS:-  An of'fer hacs becen reccived oy the City lanacer ani City
Council for the purchasec of lanc at .Qiot Strect and LT, Auburn Stirect,
now used asg a rcunicivel »arkin: loti, an:d caid durchase ©0 bo subject to
a8 serranenc_caccerent to _the ity of Cambricre T0 consinue 0 maintain
and o.eratc ithe munici.al parking lot on cali land, ani T

WHAUJAS: = Planc have been submitied to the City Council for the

"ee

conciruciion o a motel in caid Jocation, it iz therefore

OLlii™Di= That the City lanaser be and he'nby is authorize. on
benalfl of end in the raze o1 the Cluy ot Cembridgce to zell end coanvey
for not less than tweniy-one thousand nine hundred fifiy-four -ollarz
the ceic land, subject to seid perrmanent eesecent; and zaid lanc ia
”nOhu on »lan entitled "Plan ol Present Ciwy -B-K*nL area, iliot and
l'z. Auburn Sts., Cezbridge June 2, 1958 Donald J. I'cardon, Act., City
Zigineer” containing 17,562 zquare feet cf land; and cosy of =nei: ,lan
is hereto attachcd.

This conveyance shell be subject to a sermanent cacement to the
Ciztv of Cembridre to malnwailll anc O)eraie Ol Sa.2 lend 8 municinal

narkinz lot from 6 o'clock in <he morning to 6 o'clock in the after-
noon daily, excent Sundaycs and legal nolicey<s

This conveyance shall be °ubject also to the »rovision tha?
during the 2 .1od of constructicn on saié oremises of busciness struc-
tures, substantially in accorderce with the nlang submitted to the
Cizy Counczl nece351ta ting susnension of caid runicinal »arking, that
the grantee shall reimburse the City of Camtridge in the amount of six
hundired dollars ner monta, or any fractional part oI caid veriod, in
lieu of loss of revenue from caid municinel parking lot; ani also on
comdletion of the construction of the buildingz on the »remises that
said crantee shall restore the land to prover arné¢ satisfactuor y grade
enné¢ condition for the City of Cambridge to resume oderetion of the
municinal narking lot and it is further

CRPNN¥D:~- That the City illanacer is authorized to meke whztever
resgiiciions or conditions he may deen advisable and necescary to
p;g?ﬁoc“ é’guollc safety ar.éd nro~erty values, .

.\\. : ) .
R rl..u'ﬁﬁ In City Council June 23, 1658.
RN SRR R Aquved bj a yea and nay voie -
a0 .!i\. A Teas 6; layvs 1; Absent O.
-, ;%i <Ll tiest: - Frederick II, Burke, City Clerk
P ‘i‘f‘ % —
& hwrue conry, A /L/ﬁx—a,ég.
¢ e’ .ﬁce-at." /‘"
Cizy Cle*k

v e 22,



NORTEFASTTIRLY by two lines, sizty-seven (67) feet and ninety-five

NORTHWESTERLY by said Southwesterly line of Mt. Auburn Street one

2. Said premises are to Bq cbnvaygd by =a good and sufflcient'quit-

Agreement made this - day of August 1958 between
the City of Cambridge, a municipal corporation, and John BRriston
Sullivan and Willlam J, Chase, co-partners, doing business as

Sullivan and Chase -Construction Company, of Cambridge, Massachuses

—

l, The sald City agrees to sell and the sald Company agrees to
purchase, on the terms and conditions herein set forth, certain

land situated at Eliot Street and Mt. Auburn Street in sald Clty -

of Cambridge, bounded and described ag followss

The land in- Cambridge showm on a plan entitled "Plan.orf
Present Clty Parking Ares, Eliot & ¥t. Auburn 8¢'a. Cambridgo,
June 2, 1955 Doneld J, Reardon Acte Clty Englneer” bounded and
described as follows: , e :

Beginniﬁg at’'a point in the Northeasterly line of Bennett :
St., sald point being in the division line of land of M. T, 4. and
land of the City of Cambridge, thence . . Coamle

SOUTRFASTERLY by said Northeasterly line of Bemnebt Strest ope B
- . hundred and one (101) feet to a corner; thence

- (95) feet, respectively through that pert of Tliot-
Street, discontimued in 1953, to a point in the St
SouthwesterlyuLine of Mt.’Auburn.street; thence

_hundred twclve (112) feet to & cocrmer; thence -
SCUTEWRSTTRLY by'diviéidn iiﬁejéf‘land’of M; T. 1.’ﬁnd iand.df :
. . . Clty of Cambridge, one hindred sixty (160) feet to -
& point in the Northeasterly lfne of Bennets Street
.. at the point'of'beginnin:.-, . - :
Tﬁe above described parcel of land contains ceventeen thcﬁséhd

five hundred and sixty-thrse (17,563) square feet, more or less,
according to said plan.“" e L ) . A

claim deed of the €ity of Camﬁridgé_to the purchaser conveying a
good and clear title to sald land,'free from all-encumbrahces;

éicépf'is.géiéih séeéified, end ﬁéfticularly sﬁbjﬁét to a pefnanént
easemené to the City of Cambridge, or 1ts assigns, to coﬁduct and

maintain & municipél parking lqt on seld premfses. - Sald deed is ¥

\




v - -

l Septeaber at Room #1092, City Hall, Cambridge, provided there has
beern cecxpliance by the Company with the specifis terms and
conditions pre-requisite to transfer of title, and for such deed
and -conveyance sald Coumpsany ;syto pay the.sum of twenty-six
thousand three hundrsd fonty-fiﬁa’(25;345) doilars of which
twenty-six hundred thirtyAfivé (26“5) dollars have been paid thigr
day and the balence of twenty-three thousand seven hundred ten
(23,710) dollars are to be paid in cash upon delivery of said deed.
'3. Said Company, or its motel corporation, will construct on
said pramisea a motel of first class construction subsuantially in
accordancs 'ith the plans and specifica.ions filed with the City.
4. Comstruction of said motel will be started 5ithin eight (8)
months after the ’transfer of title by the City of Cezbridge to the

-

Company, or title to sald land shall automatically revest 1n the

: r

: -City of Cambridge upon."ecording in Hiddlasex SGutn District Regis
r try of Deeds an affidavi‘ by the City Hanager, or by the then . |
ayor in case there is no City Hanager, reciting the facts that .
construction has not been star ed within the spec fied time, and
payment or tender has teen made to tne then owner of the same .
azcunt of money peid by the grantee the CLty of Cam“ricge for
said land, Buch affidav*t shall be duly sworn to and when recordea‘
.shall be conclusive evide“ce or the facts therein set forth,
5. Construction of said motel shall. be cempleted within twelve
(12) months from the date of the start of constructicn ¢ sald
bullcdings, and on " fellure to coﬁp;ote the construction within the
‘specifipd pericd of tine; or the';;aﬁdcnment of oonstruction, or
_the cessaoion of a_l mork on °a1d buildinge fo‘ a per-od of sizty

(60) dey s for any reason, other than conai‘ions beyono the control

\




i of the then owner; or by reascn 0f war and resuliant governncst

regulations and restric ions, or an act of God; then the City

%IZ‘
shall have the risht to have ti zle to tne land and bulldings re-

vest in the City of Cambridge on paymen* by the City to the then
owner of the purchase price of the land paid by. the grantee plu:z

such. ameunt &s can de p*oveo ry proper vouchers to have been paid
for labor and materials ectually incorporated into the constructi ;'
of the buildings up to the time or the notification by the city
of its intention to ezercise its right hereunder to reacquire title
to sald land with the buildingo thereon. |
8. The conveyance will be subject to the rollowing‘
| (a) Sewer easement which is loca.ed in part of the lznd and
shown on said plen; and there wi*l be no consuruction over said ;h:
sewer eesement ezcept with perm-ss*on granued by the Hetropol*tan

District Comm_ssion.-:

(b) - Payment by the Compeny 'n..lieu of tazes in accordance 1|

4 Sect‘on 834, j : 'Ai_j;;;;

..:_:'

with the provisions or Go L. Chap‘t:

(c) The provisions of the Zoning oroinences of tne City. _4,:§
(d) Lease to Daniel Hnmphray; of Bos»cn, of nine hundred

(QLQ) sounre feet of lano et she Soe erly corner of the 1ocus at '
Ry

cl*ot Street and Bennett Strnet;and it‘is agreed that »he City

lill give the lessee not ce or termination of seid leace ) el

immedinte g after the e*ecution of this agreement.

‘7. The muni ipal park...no lot on 8aia premises will be opereted

for parking of privete Pacsenoer cars from 8 g.,d. to 6 p m,

daily except on ‘Sundays . and holicays. -g ' | 'itii -
(a) The then owmers of the motel eeree to the‘removal of

motel cars parked,in violauicn of regulqtions after 8 ofclock 1n

the rorenoon and agree ta pegmit police cfficers, to come upon the '

premises to remove said cars and enfcrce City Orﬁinances relating



{b) The ovners of the motel agree that any non-motel auto-
- mobiles parked cn the municipel lot prior to 6 Dot ®will not be

forcibly rezoved from the said parking lct prior to 7 p.x.

(9). The City will havc the ‘right t9 pest eigns notifying
the’ public of the municipal parking lot.

8« [Iuring the pericd waen pub ic'perking 1= suspended because

of conetruction of the motel, tce owner of the premises shall pay'

to the City the sum of six hundred (600) dollars per month in
l*eu of revenue dedlvec from public ,arking cn the lot,

9. On completion of construction, tne ourfaca of the land will
Al be restored to pron ar cond*tion by the owner and pavec for use aa :5
4 pasicing Lot el B AR
<'10; At present thére are 53 perk_ng spaces cn aaid municipal lot :f

v
. -

. ~and & er comple»io“ of conSu‘uctiar it is ag*eed that°there Eill ;C,

be Sl.parhina spaces of the same sive ard dimensions as the

p;esent pa*ﬁing Space s R ‘ R
i1, It is agrezed that shoulo,the bitj decide to ciscontinue the‘

operation of said pa"king lot"an:%to lease the park_ng lot to a ; .;

i 2 R
' privane oarty to ope”ate same then the motel corporation shall hawe_

! D
an option and pcior right to p _;a° a lease 01 said manicaﬁal

| p ‘ﬁing lot at the sdhe pr‘ce a‘d the seme terms and conditionﬂ‘
7£het the City will agree to le;Se'tbe sa.d parking lot to any

~

private partj. , X A B
j 12., That prior to the transfer cf title to the locu: by me cnyjﬂ
the Company or 1ts motel corpora.ion, -“all submit to the City o
Hanager a complete Sudteﬂ“nt of t*e rinancing of the proposed
motel, showing the financizl ab.litv of the owner to complete ::7'

the motel" construc%ion in accordance with the terms and p*ovisicang

"},,',.'.
P N

of this Agreemeno.




LOe 10al pPrior o wie start oI conStruction of the motel said
Company, or its zotel corporztion, shall execute a performance
boné, xith & surety compary, satisfactery fo tre City, as sursty,
to be bound and obligated to the City of Cambridge in the sum of
three'hu;dred thousand (SO0,00Uj dollars on the usual torms 2=d
vonditions, providing for tﬁc'ﬁomplction of the motel within the
speciried pericd of twelve (12).£onths and in accordance with
tae plans and spec*ficatlons. i

_14.' The Cozpany hereby guaruntees to the City that the motel

cc*poratio“, to be o”gaxiued by the Comuany to const*uct the motel

Eu;;on said locus hereln de»cr*bed wi_l compl; with and perform auy f “

and ell tur"s unc prcv‘s*ons cf uhiS Agreement, and that ssid

-Com,any nil_ be responszble gs tbe ‘guaranter for the performancéﬁ;if
Qf toe leigaticns by the motc_ co"poration.-'f’: t? o }.;':::

(O . . ,.; ,.; s .. A

“’"In tress 'bereo*, tae “art+es h9r9~°: the 01 of Cambriage-f

: ?by its City uanagar, and thn Company bv 1ts co-nartpers, hereunto
set their hanas Lnd seals, ﬁo t“is .and to ano»he" instrurenu or

like tenor, on the aay and year flrst above wriuten.-

‘e

S e ce
coose T

Witnessi 4 ity of Cambridge

L bV

e '.-'. .

uonn Je Curry, ui vy kenager

- <4 ~

;ff}SulliVan and Chase Construction Com]

e . Jobn Briston Sullivan

PR ' -" ) . . ',-’ PP .; -
o fillicx J. Chase




S0L.

Jroe

S

Ses Bookd 0 A3/ page

-~ -
A
~J

" dee Pook425

Z

R34

A

'L A

S 7‘2?

HItais

83296 Mg 222 .

o} f - (J (;:';“ 9 s
1. . . '.~:.-§§3§
L ‘ *g*
N Re d;':. . v - ;_‘a-
! £3
PRCW AL 1.3 that ¢

at the City of Cambrid,e,

a xmmioipal
cofporazion uly ecta hll:hcd b

7 law undcr thc

)owcr confer.ed by

Senceral Iaws (itr. “¢€.), Cha.zor 40,

-ecﬁ.on 3, and all obhcr
Jovers, A in accordancs ml»h the Order of

the 011:y Counc1l, a
a rezular mecting duly called and held on June 23, 1038 :

altesties! co;y of caid Order being recorded hercwith ‘or,*hir

. Thousand Secven Hundred end “hirty-six (30,736) Dollara -

considcration jaid, grants to New an‘and Lotels, Inc‘, a

business corsoration duly organized and ena..mg unde the le. ,5
: 2

of' The Commonwealth of liassaac

'3
,,_

huset 2 with izs pr.nczval place

business in caid Cembridge, with QUITC»A;» co
: i

ANTS:”

A certain varccl of lanc ai ..uated in
.83 iv anpears

on a unlan m.z.tlea "Plan 04. Land in.'Cax_:bri:Zg

.'a >
liass. btelonging to City of Cambr 1dcn June 2, 19;8 4Don-'d q "
Ll O ¥ o0 ,-}: £ TEE
_I\eardon, Acting City ¥ngineer." , said plan: .o be.-recorded.'here“ o
“with, bounded and desc_ Ted as follows"f;gJ;ﬂ:;’ﬁ‘;},:

‘Ber 1nna.nb at a po:.n..

of Bennet" ireet, °a:.d po..n*' bemg in the diﬁ.sion ;
vk e s

1 W ey
'I.‘. “A. a.nd ‘the land oJ. the Ci‘quf‘ Ea;qh.;i'égc,gv e

,,ﬁ,;

Y B
T P AR AR

- of land of I,

thence o A égg?
Soufhea:.e"ly by said northeas*e*ly lin ; S
: : - | Eeunet* Str eet one hund.éé{ﬂm
’ : s o - @nd 0/10 (101.0) feet
‘ thence . t__3.~ T'V" ‘
liortheasterly by tvo llnes, szxty-f ve an 85/WOQ §§§ 
(65 85) Teet and niﬁéé;—fiva ;hd.3?3- 5
N : : 0/10 (95.0) feet resnectivelfv;: ‘ﬁ
E throurh that part of Eliot Street :‘ A
dlscontmued in 1953 to a poln.;;;‘. il &
the southwe°ter1y lzne of Kt. Aubgzg 2
; > thence - et -3&
: &\ T : ’
; :
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ZSOBOYLSTONS’I'REET=R-M~BRADLEY & CO, |NC.>=BOSTON\

JOHN A. REGAN

EDUCATION

B.S.B.A. Degree - Boston College School of Management - 1983

SPECIAL TRAINING

1984 - Society of Real Estate Appraisers
Courses 101 & 102

1986 - American Institute of Real Estate Appraisers
Capitalization Theory and Techniques 1-A

1986 - American Institute of Real Estate Appraisers
Capitalization Theory and Techniques 1-B

1987 - American Institute of Real Estate Appraisers
Case Studies in Real Estate Valuation

1987 - American Institute of Real Estate Appraisers
Real Estate Appraisal Principles

1987 - American Institute of Real Estate Appraisers

5 Basic Valuation Procedures

1987 - Marshall & Swift Valuation Service
Commercial Square Foot Cost Seminar

1988 - American Institute of Real Estate Appraisers

Report Writing

EXPERIENCE

May 1981 to Present: Appraisal-Consulting Division
R. M. Bradley & Co., Inc.

Extensive experience in appraisal of vacant land and commercial
and industrial properties as a staff fee appraiser.

Extensive involvement with the analysis and appraisal of
commercial and industrial properties for State-mandated
revaluation in Wareham, Gloucester, Cambridge, Norwell,
Grafton, Westfield, Belmont, Southboro, Hopkinton, Needham,
Haverhil.l, Holliston and Waltham.

MEMBERSHIPS

Licensed Salesperson, Commonwealth of Massachusetts

Subscribing Merber, Massachusetts Association of Assessing
Officers




sosonstovsmezr — R.-M.BRADLEY & CO.. INC.— sceron

ROBERT I. NORDSTRAND
QUALIFICATIONS

Education

B.S. Degree - Boston University - 1951
Masters Degree in Finance - Boston University - 1964

Special Training:

Courses in Real Estate Law, Management, Appraising and Finance - Boston
University - 1954 to 1958

American Institute of Real Estate Appraisers:

University of Connecticut: Appraisal I: Basic Methods, Principals,
Techniques - 1965

Appraisal II: Urban Properties - 1966

Appraisal I-B: Capitalization Theory and
Techniques - 1973

Exgerience:

Member of the International Association of Assessing Officers 1970 to date.

Member of the Board of Assessors - Town of Reading, Massachsuetts
May 1969 to date.

Middlesex County Assessors Association - President, 1978-1979.
I have been employed iIn the real estate field since 1954, My experience
includes appraising, managing, buying, selling and financing of residential,

industrial and commercial properties.

1964 to date: Appraisal-Consulting Division, R. M. Bradley & Co., Inc., now
a Senior Vice President and Division Manager.

1960 to 1964: Assistant Real Estate Officer, 0l1d Colony Trust Company,
Boston, Massachusetts.

1959 to 1960: Employed by an independent real estate appraiser.

1954 to 1959: Real Estate Department, State Street Bank and Trust Company,
Boston, Massachusetts.

Expert Testimony:

Massachusetts Superior Courts
Appellate Tax Board, Commonwealth of Massachusetts
Federal District Court, Boston, Massachusetts
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@ity of Qunbringe

MASSACHUSETTS

In City Council

November 28,

198 8

RE: REQUEST THAT THE CITY COUNCIL AUTHORIZE THE CITY MANAGER TO EXECUTE THE AMENDMENT TO THE
1958 CITY COUNCIL VOTE CONCERNING THE EASEMENT HELD BY THE CITY AT 110 MT. AUBURN STREET;
WHICH WILL RETAIN THE EASEMENT BUT AT A SUB-SURFACE LEVEL.

Mr. Thomas W. Danehy

YEA

NAY

ABSENT

PRESENT

Mr. Francis H. Duehay

Ms. Saundra Graham

Mrs. Sheila T. Russell

Mr. David E. Sullivan

Mr. Walter J. Sullivan

Mr. William H. Walsh

Ms. Alice K. Wolf

Mayor Alfred E. Vellucci




CITY OF CAMBRIDGE

CAMBRIDGE, MASSACHUSETTS 02139
TeEL. 498-901 1

EXECUTIVE DEPARTMENT
ROBERT W. HEALY
City Manager

RICHARD C. ROSS! ' November 28, 1988
Deputy City Manager

To the Honorable, the City Council:

With respect to Awaiting Report Item Nos. 25 and 28, enclosed is a
copy of the Valuation Analyses of the Easement held by the City of Cambridge
at 110 Mt. Auburn Street prepared by the R. M. Bradley Co.

The final conclusion is that the '"proposed parking agreement is
fair compensation for the easement." (p. 3), and "that the value of the

proposed parking agreement is probably more valuable than the easement
itself." (p. 33).

Given this information, I request that the City Council authorize
the City Manager to execute the amendment to the 1958 City Council Vote
which will retain the easement but at a sub—-surface level.

Very tryly yours,

4L A,

Robert W. Healy
City Manager

RWH/mbf
Enc.



Agenda Item No. Bffgéf /

Re: response to Awaiting Report Items 25 & 28 on
the value of the City easement at 110 Mt. Auburn
Street; and request that the City Council authorize
the City Manager to execute the amendment to the
1958 easement held by the City at this location
which will retain the easement, but at a sub-sur-
face level.

In City Council,

November 28, 1988
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