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R-M-BRADLEY &CO.,Inc.

REAL ESTATE

MAIN QFFICE PRUDENTIAL CENTER CHESTNUT HILL WESTON
250 BOYLSTON ST, 800 BOYLSTON ST, 822 MAMMONO ST. 342 SOSTON POST RD.

250 BOYLSTON STREET « BOSTON. MASS. 02116
617-421-0750
Yovember 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 sur 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 coinditions found within.

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

Respectfully submitted,

' 517V£V~Ciﬁzéhmv—-

Vg;hn A, Redan

',..3 } - 0) .\ - -" ’r"’.’A 7
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS

Tocation:

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
MaAa

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

SR
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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 o, this report.

Cur znalyses, 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 prov1ded 51gn1f1can+ professional assistance to the

persons signing this report other than those so noted in
the report.

QJ\NK c..(f

'John A. Regan

/30(\_\,\ 2 NG \cL;f_ (

aobert I. Nordstrand
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1)

2)

3)

4)

5)

6)

7)

structures which would render it more or less valuable.

" is further assumed that the property is not contaminated

_unless a non-conformity has been stated, defined and

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 visuwalizing 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

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

by hazardous waste or other materials which would reduce
its utility or value.

It is assumed that all applicable zoning and use
regulations and restrictions have been complied with,

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)

11)

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 to 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.




ZSOBOYLSTONSTREET:R-M-B'RADLEY & CO, INC. — Boston

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
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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—lnterest, 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 wvalue.?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.

o
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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 betwéen
8:00 a.m. and 6:00 p.m. every day except Sundays and holidays for
the purpose of public parking to be opérated by the City.

The property is an irregularly shaped parcel of impréved 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 hotél 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 matg;ials containing

references to the easement are in the Addenda.

1c
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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, ﬁarking fines or both. Dﬁring’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




REVENUE
PARKING

OPERATING COSTS

Bank Service

Totzl Cust for Traific &
Assuze 757 for counting

Thereiore $20,000 X 75%

Hh

Maiatenance of Parkinz Meters

AND OPZRATING SUMMARY
LOT #2 HARVARD SQUARE

Parking Départzent $20,000/yr

& processing parkiag meter coin

= $15,000 + 2400 P¥ = $6.25/metaz/yr.

(3]
<n
1~
\0
w
[0 o]
—
(o]

Budget for yea

Clezning & Mzintsnance of Lot

+ 2400 PM = $123.25/meter/yz.

Assume $1,000/yr = &1 PM

= $24.50 meter/yr.

Enforcement
P.C.0 Budget $1,116,000/yr.
Average oI 40 tickets/day issued ia Lot 2
Totzl of 380,000 tickets issued cicywide/yr.by P.C.0.'s.
Therafore 40 X 300 days = 12,000 tickets in Lot 2/yr.
12,000 + 380,000 = 3,168 issued in Lot 2
$1,115,000 X 3.168 = $35,242 = &1 = §853/meter/yr.
Assuming no police enforcement in Lot 2
Su:marv Meter/yz. - Lot/vr.
Bank Service ¥ 6.25 4 265.25
Maiant. of P. M. 123.25 5033.25
Clezaning 24.50 1004.50
Eaforcement 85%.00 3521¢.00
Tozal ‘1013.00 ¥ 41533.00
Revenues
Metar Revenue G?SCCC'CC/+\

Parkingz Ticket Revenue

" Tickets Issued 12,000/ yr
Average Revenue/Ticketr:=§$6
12,000 Tickets X 707 Coll

Total Revenue

Gross Income
Operating Costs
Net

70 X

80.00/v~.

wn
w
(o))
1~

ection =

]
<

—

(@]

o

o

o

o O

=$104280/yx
41533 /vr
$ 62747/yx
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not good. Also, a meter maid has the option 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 ciﬁy 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 curréntly operated, and
it is our opinion that operating the lot as an attgnded parking
faciiity would not substantially change the gross potential income.
In addition, changing the operation of th¢ garage, because of the
layout, would require an automated system with t&o full_time
attendants at an e§timated cost of $30,000 for equipment.
| Therefore, based on the foregoing, it is our opinion that the
curfent gross income generéted; as estimated by the Traffic and
Parking Department, is reasonable and rebresents.the highest
potential gross income that could be currently generated by a City

operated parking facility.
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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 Sl?OOO per year cleaning and maintenance
cost estimate. The total expense estimate is $41,533 per vear of
$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.
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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.reviewéd 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, 19883 the average yield was 9.0%%.
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 $2 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, anticipated 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 public 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 assumptions but using 48 transient spaces and 65 mohthly

spaces.

17




ECQ Atlanic Avenue

Suire 21090

Besten, MA C2210 . o _
€17 3E7-23202 N SN e

Fx. Rebert Healy, City Manager
Cackridce City EHall

7%5 Massachusetts Aven 12
Cazkridge, MA 02139

Dear Zch:
gefI McKenzie anéd I have been rmeeting recently with Gecrge Tesc,
TraZfic Directer, and lauren Presteon, Deputy Traffic Directcr, cf

-— - -

the Desar:iz n: cZ Traffic and Parkin regarding the easezen:
located at the Earvars rolor House on MLZ. Auburn Street in
Cambridge. The purzose of these reetings has been to discuss the
cevelozment cf the Moter EHouse arnd the creraticn of the puslic
Tarking as part of a new garage structura in the proposed
cevelorzent,

We have discussed the Zcllowing ter=s and conditiors wiz

¥r. Teso and.Mr., Prestcn and have ccme 2 a basic acreexent as t2
fhow this operation would werk and the mcnies which <hme City weuld
cerive - fron this new cperaticn. The Zollowing cutlines ou-
Trcroosal to operate the -ubli: rarking. We would appreciate i=
iZ aZfter vou have reviewed the exclosed, we could meat with veu
<o discuss any cuestions you zmichat have and how to finalize this
arrancex=ent,

2arkire Preoncsal

1, The cdegveloper agrees +o pFay the sum of $1230/week to the
City of Cambridce for the discontinuance of public parking
- the EHarvard Motor Eouse during the construction c¢f the
project.

)

2. The 41 public parking spaces would ke *oconst*u~‘ed as rars:
o ne Ifirst lower level of the garage as per e attached

(l
3

-

»
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The rats charged fcor pa*k‘ng would be $l/hour ‘o* each of
th first <two hours or any part thereof wi ratas
escalating to $2/hour fcr any heur thereafier cr aﬁy parc

‘thereof. The rate cculd be changed cnly upen City approval.

The develcper or hi

s t would be recuired to cperate
ra2intain, and secure th

gen
p arking area,

The City would have

the r
rarking carage at any tix

ight to audit the c»e*a._ons of the
el

'4.

The estizmated payrments to Ciliv:

a. Guaranteed annual hav*e"v cf $50,000/year.

k. 15% oZ all grcss revenues frc
zonthly revenues, after a deduc
for expenses.

= the garace, incl
<icn of $350/space/annux

ollowing i e
wotld be der i ed and pa

- oo

-
ZxXamole

a. Grcss revenue per annux

| BN

. Operating Ecurs: 8 a.m. - 6 p.=.; ¥cn. - Saz.

41 total srpacss :

" 4 vehicles using each space durlng this period =
an average stay cf 2.5 hours each at $2 for
first two hours §2 per hour after. The average
ticket = $4

S4/vernicle X 4 vehicles/<cace = ¢16
AZssume an 87% useage cduring the day
41 spaces'X $l6/srace/day X £€7% = S
$571 X 310 cdays = $177,010/year

er
4l spaces X 10 hours X 87% = 357 space hours/day
357 X §l6/space/day / 10 hours/day = $571/day
371 X 310 days = §177,010/vear,.

GROSS REVENUE/Shif: 1 | $177,010

| )
'J.

perating Eours: 6 p.a. ~ 12 a.m.; Sun. - Sat

Asstming: 50% useage, $2 average ticket, 330
revenue cayvs,
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spaces X 6 hours X 50% = 123 spaca hours
3 X $2 X 350 days = $36,100C.

N 2

| Sl L

CRCSS RIVZNTZ/shizt 2 $ &5,100
iiil, Operating Hours: 8 a.m., - 6 p.=. Sun. and holicdays

Use saze assuxmptions as fer evenings

412 X 10 heours X 50% X $2 X 55 davs = $22,850

GROSS RIVENUEZ/Shif: 3 ¢ 22,550

72 spaces X $225 meonthly contrach = $16,200/men%n
$15,400/&c“_h X 12 menths = ‘

CTAL GROSS RZIVENUZ $480,08¢C

B, 2ayments
Total greoss *ave*ue $450,C60
$250 annual operating ceost ¥ 113 gtaces - S 32.230

Percantage payment ' -

Annual anticipated % payment S €8,077
uaranteed payment S £0.00¢

TCTAL ANNUAL ANTICIDATED PAVMENT §116,C77

réditionally, I have draZted a possikle agreement between *he
City of cCarbridce and Ca*ne”:er/zlict Asscclates, a develcger cf
tXe preject, for your *av*ew I lock forward to working with yeu
cn this maitter and to br inging it tc a successful conclusien.
Very txuly yours

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 fhe 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 exisﬁing 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
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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 other short term parkefs,'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 0f 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 reésonable 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
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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 taxés 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
proposed 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 iﬁ 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 = $115,200

Sunday Income

48 Spaces x 1 Turn X $6 Average Ticket x 52 = $ 14,976

Night Income

48 Spaces x 1 Turn X $7 Average Ticket x 365 = $122,640

Monthly Income

65 Spaces x §150 Per Month x 12 Months = $117,000
Total Gross Income = $369,816

Less Cperating Costs ($113 x $350) = (£39,550)

Taxes on 65 Spaces = ($52,000)

Sstimated Net Income = $§278,266

City Percentage = X .15

Estimated Annual Percentage Payment § 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 dufing 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 73.722 = £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 censtruction.

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

The final value of the income streams are as follows:

Guarénteed Payments During Construction $ 90,678
Future Guaranteed and Percentage Payments $501,767
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 bv 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 uniE 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 sguare feet of maximum
allowable building area.

The sale price per maximum allowed building aféa analysis

~developed is as follows:

Range $23.60 to $60.69
(All Sales)

Average v $32.95
(A1l Sales)

Range $§26.50 to $52.02
(10/87-11/88)

Average $37.22

(10-87-11/88)




' Sale

No.

Location

191 Broadway

134-136 Alewife
Brook Parkway

15 Monsignor
O'Brien Highway

10 Cambridge Park

Drive

29. Cambridge Park

Driveway

545 Alewife
Brook Parkway

COMPARABLE LAND SALES

Maximum
Maximum Land Allowed
Allowed Area Bldg. Sale
Zoning F.A.R. (S.F.) Area Date
1B 4:1 30,420 121,680 8/22/88
1c Actual 93,884 187,768 2/8/88
1.12:1
1B 2:1 182,662 365,324 10/1/87
" (Future
Down-
zoning)
0-2/PUD5 2:1 33,687 67,374 12/29/86
0-2/PUD5 2:1 16,172 322344 12/29/86
‘ 49,859 $99,718
IA-1 1.25:1 10,256 12,820 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
$ 3,600,000 $38.35 $34.,24
Actual
$13,000,000 $71.17 $36.11
$ 1,520,000 $47.20 $23.60
$ 1,060,000 $65.55 $32.77
$ 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.

Developér 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 S Deacon Street
9 320 Main Street
10 416-440 Main
Street
11 322-342 Main
Street

Maximum Land

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
IB 4:1 127,048
IB 4:1 14,417

Maximum

Allowed Sale
Bldg. Sale Sale Price
Area Date Price Per SF
37,328 12/16/86 ) 975,000 $104.48
29,400 12/24/86 » 1,185,000 $161.22
41,440 12/4/86 . 2,515,000 $242.76

»70,840 » 3,700,000 $208.92

508,192 10/86 12,000,000 $94.45
57,668 U/A $3,000,000%* $208.09

11/88

Sale
Price
Per

F.A.R Comments

$26.12 This was the last
parcel purchased in
an assemblage of 27
acres by MIT for
office/retail
facility.

$40.31 MIT purchased these
parcels for

$60.69 development of an

$52.23 office/retail
facility.

$23.61 MIT statea that their
long term plans for
the site are for the
expansion of the
campus.

$52.02 *This sale includes a

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,
79, 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 fioor area ratio (4) to the
subject than the other sales. M.I.T. appears to have paid a
premium, hcwever, the retail viability of Harvard Squaré offsets
this adjustment. The sale prices of these three salies are $40.31,
$60.62% 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
coﬁsidering 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 Sqg. Ft. Maximum Building Area
70,312 Sg.Ft. x $55 = 53,867,160
Rounded To $3,870,000
In considering the effect of the easement, the appraisers hawve
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




ZSOBOYI.STONSTREET=R-M-BRADLEY & CO., lNC.: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. Considéring 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 Sq.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) $3,870,000
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 propertv's loss in value can also be
used to indicate the value of an easem2nt. 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
Pounded 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 approprlate. However, these
costs are very difficult, if not 1mp0581ble, to estlmate 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.
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FINAL CONCLUSICN 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 Sqg.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 probable assessment of the proposed building when

complete.
Retail: 17,772 Sg.Ft. x §$225 = £ 3,998,700
Office: 99,805 Sg.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
FY 1989 Assessment $5,194,000
FY 19839 Tax Rate $20.06
FY 1989 Taxes $104,192

Estimated Tax Revenue
Increase Total

Estimated Tax Revenue Increase
Harvard Motor Inn

Estimated
Potential
When

ComElete
$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 Parking Easement: S 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: S 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 ahd would not be 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




February 25, 1633

Mr.
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Mctor Housa Parking

The following cutlin
now

2 < i
located at the Eaxvard Mctcr Eouse 1n Cambridge,

Massachusetts:

1.

The develcper agrees to rpay the sun cf $1,230 per week to
the City of Cambridge for the discentinuance cf tha puklic
parking at the Motor Ecuse during ths comstructica of the

new project.
s

2 41 public parking scacas pa
the fi-st lcwer level of the garzage ci the new project

o H
H, 1

The rate charged for the pzrking would ke §1 per
each of the first two hours or anyv zert thersof wi
escalating to $2 per hcur or pert theredf of any hour

theresafter.
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The develcper or his
secure the parking ar
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The Cityv would have the right to
tinme. :

Payments to the City weculd be as follows:
a. Guaranteasd annual pavment cf $20,000 per y=ar.

b. 15% of all gross revenues from the garage after &
decduction e $230 par space per annun for expenses.



Harvard Motor Eouse Parking

February 25, 1988
Page 2
Assumptions
i. Four turns per space per day cn 41 public spaces
during business hours 8-6 at a rate of $1 per hour
for first two hcurs and $2 per hcur for every hcur
theresafter.
ii. One tuzn per space for 41 public spacas for
evening parking at $2 per hour.
iii. Garace to cperate seven days per week, 365 days
per yea
iv. All other spaces (72) +o be menthly aces for
cifice tanants, anticipated rates to be $225 par
month, cars to be valated.
Example
Based on the abeve, the income to +he City wculd be as
fcllows:
GUARANTEED ANNUAL PAVMEINT $ 50,000
Public Parking Revenus
(8 a.m. - 6 p.m.)
4] Spnce s
41 spaces f Tuers e
X 4 turns S, Pusencs STay 2. HES
164 uses 4 sprea tomer x &7 ousc T35
-~ 4o 3 Nl mde . -—
X S1.50 average tickst 357 space Hauas xLéof‘fpo,
§246 per business day B 570, 2310 dans]ge. ®
X350 revenue davs &
172,523
GROSS REVENUE $ 86,100 .
(==
¢ ¥ 370089538

Suvros "rJaumﬁ(f

&) SpRceE S

CRAM - C(ﬁ)

D% use
2.~ [ re
- v -
AI X 10 X $DY x 2.— X $SS§oOnys =
22,552, —

&/ X /t."/spnn-/oﬂ'r

»¢|7é ‘)23,."

/ {.-/Sfaz_‘/Oﬂ‘r

’y -/-:ﬁus oveEr 7° Ara &S

= Rveop isi STHY o+~ 2,544
o %= fm s 21ES 7
dz = /e AFe = z'—/:”"
S SN, Y




Earvard Motor Eouse Parking
February 25, 1983
Page 3

Public Parking Revenue

(6 p-m- - 12 a-m.) \-f!sP»‘c(_ XGHCS *59/,';5"'-;‘
k7]
|23 “pmcs Houpy X207

41 spaces Suy = 255 P aufy e =

1 turn
41 uses %&lé75§97’~;
X $2 average tickst '
- 363;
82 per day E6,170. 5
X350 revenus davs
GROSS REVENUE $ 28,700
Monthlv Revenue
72 spaces
X225 monthlv contract
" 16,200 per month
X 12 months _
=0c TVENTY /
GROSS REVENUE $194,400 (479,973)
GROSS REVENUES $209,200 H59,423.~
‘%350/—/::25-:%}- X 113 (spaces) =__ 39,550 - 37,552.7
$269,650 H17,¢73. "
Percentage payment X .15 X 15’51
Annual anticipated (¢ 4,053)
$ payment $ 40,448 62,657
Guaranteed payment + 50,000 Jo,09°2
ANNUAL ANTICIPATED PAVMENT S 90,448 [ ]Zléa’l N
(116,063)

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

C'JL)')'JLM x) IRe,, Sumoags
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Hon. John J. |Curzy, Manaze-, and the gﬁﬁ v :
Eonorable City Coaﬁc Cambridge: ﬂbq/ B
pEge Re:. B”attle Suuare Paricing Lot'# LOB- 10 Mt. Qﬁ' ’
Lo Auburn Street and Eliot Street shown as Lots

— - 3L and 33 cn Assessor's B’ock Plan #165 of

Auvgust 1932, containing 16,153 square feet .
¢ &ccording to seid plan. =L

1. This land was,purchesed by the City of Cambridge in 1873 for .

* AN . -
the consitruction thereon of a bullding for the Police Court, Police
Station and Engine Ecuse. The Clty of Cambridge became owner of 4_{.ff

1d

‘—J

arné ty Geeds recc*aed in Middlesex South District Registry

£ Deeds in July 1873. gSeid land firsf'appears of record 1n ths L R

Clty Engineer's office on Plan #576 deted April 1ll, 187L, sntisled
R i

Eliot Square, with 'en area of 16,1li6,.5 square feet of land.

2. The buildiné‘wés cbnstructed thereon and continﬁed'*n use for :°

many yesrs unt -l elly abondcnea for mmnicizal use and the

. ——— ————e .o

fin
building was razed. ~It wes vac°nt'l=rd for yea*s'unti"b” order

—— —— - et et Se e o e et e

kS

of th% city counc;i" anuroved by the Nayor, 1t wes- designated as
%_munlcipal parL ng lot, which *s the p“esenu use ‘of the land :J L
‘313 John B. Snll*van d/b/a SulTivan and Chase Construction Company i
submits an offer of one dollzr and twenty-five cents (SL. 2; per
scua”e foot for the purchese of said land sub ject to an easemnnu

i

to tne City of Cannridge to operate & munlﬂipal perking lOu w*‘hin

the hours of_Q_glgi_ggd_g_gégii_ez»ent on Sundeys and_EglLé&

—————————
for the pa*g_ns o; private ‘passenger automobiles, and providing

that the grantee,=succe3°ors or assi gns, shall have exclusive use

-

of sald parkin g lOu when not in use and oneraticn as a municiral

. mceete mie

parhing lot. #i.
lt. The deed fron_the City of Cambridge will spec.xy that the grantee L

3 . 4
h)



"EiTucture sucstantiaelly in 8ccordence with the plans submitted
l:fe.rewi{:h.
5. The exczsvation for fcundations, cons‘*uction of the bullding,
installau;on of utilities, and aLl nece5°a*v or incidental con-
struction, bui’d*ngs, servlices or work in connect*on with the
project will‘re_uire a8 perfod of abouz six (6) months end duriﬁg
Ay )
said time the grantee wiL’ pay to the City of Cexmbridge in lieu
of revenue from said parkinc lot the sum of $500 per month. : }L4T'
6. On qcmpletion of construction, ‘he surface éf the land will be
_resto ed to p”oue" condition and paved for use as a parking lot.
7. The deed will speclfy that the grantee will have the right ¢
occury sufriclensg sp ce in the locus to construct, maintain, re=
pailr or reconstruct necessary foundauions and suppor s to said
building to be constructed at, said location.
8. The provisioﬁs of paragrepbs li, 5,76 and 7, end other’ pro- " 7]
: - o . A o —_— - - o .

visioqg necessary to eccemplish the purposes of the parties hereto,

mey be Iincorporated in the deed by reference and conuained ine

-

.

separaue agﬂeeﬂenu eﬁecuted by the pavties and rscorqed w*t said

.
-

deed. _ B : ' Lo _g
9. It shall be specified in said deed that thae City of Céﬁbrid:e,
shell hav= no rizht to sell, lease, a2sslgn or traasfer tre oper- §
ation of said naﬂk*nb lot, and thet whenever said munici ngl‘

parking lot shall be discontinued beceuse said land is nofionger
aecessary for sald public use then said easement shall terminats.
10. It shell be provided in said deed thet the City of Cambri dge
shall have no ri’ht to muLe any . 0uhsr use of said locetion except

for a municipal parbing area for privaus passenger automooilas e

and not for commercial mOuOT vehiclag, ‘ ‘




Lng FLROS sSupomliTea nerewith show TRAat Tae proposed building
wIll be. constructed in en elevated position above and over the

mnicival parking area, B ' ’

a

t 13 estimated that the City of Cembridze will recsive

-
-

H

additiornal real estate taxes of aboux fiftaen thcucand dollers

($15,000) per year on consummation of this project. There would

he & Su.bstantiallincreg_se in retail business in the 'Ha:'vard :
Sguare District ; ' .iﬁf
. ' ‘.“ .
Respectfully submlitted. i
'

ey 25, .1958. /__‘Q.,\ &)O &L&QQ
- | va Jomm B. Sullivan

- .
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e-es on completion of said metel insiead of fifty-three (53)

ment of Ausnst 29,.1953, ‘ T

: by i s City Managér; Sull*van and Chase Const*uct*on Cam:any b*
i‘s co-parune*s and New Vngland oue’s, an. by its P"eeident,

"John Eriston Su;livan, duly auuh d, he -°unuc set thelr hands.

day eand .ycar flrsi ebove written.

.

Agreement made May 11, 1955 between City of Cembrt ce, a
municipsl corporation; John Briston Sullivan and %illism J. Chase,
co-pu-u‘c*s, doing business as Sullivan and Chess Construction

Conparv, of COmbridbe, Massach jusetisz; and New England Hatels, Inc.}

-y Massac“use ts corporation, owner of the land conveyed pursuant
to said Arraanent of August 29, 1953;:
For vdluable consideration'received'bj each of sald perties,

i‘ is agreed that a*a:ranh #10 is anendsd and modtfied so as to

requ 'foruy-eig“t (4L8) parking spaces’ 1n the_municipal parking

parking epeces as originally recuired by the terms of szid Agree-

In wiunees Wwhersof, the oar‘iea hereto, the City of Cexe r*dge N

and seals, to this and to ano he" insu*ument of liks tencr, on the -

b

Witness: - L-- “ - C*“y of Cambria~e

bym Sl mrf’ "

@?nn dfe ANIRY, z?uy Mnna L

AF@E\S ASTQ SORM g g

‘ Sullivan and Chase Construction
cnvsoucno& o Ccmpamny -

-

o - - _f%@v“MQCQ@M .

ocnn Erlston Sullivan

e - AA. 0 Q1 A ann J C /Z__AQA__
~n m I o - Uililiam J. CJa=q/
,."é'\ “ X LS P A i
ST .| New England M,tels, -Inc.

.‘.: n o A oo \ N Q-,.."‘_._ h\ An
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Giiy of Cambrilige

IN CITY COUNCIL
June 16, 1658

WHIZAS: - An offer hau becn *cccivcd'bg the City lznazer end Cisy
Council for the purchasc of lend o3 .Jiot Stirect and Lit. Auburn Sirecs
a municinel dark:n; lov, en:! maid surchase to bo subjecs
cecemant to the City of Combrisre 0 COninde :C ma.nsain
ihe munici.ael narking lov on zaid lend, en. T

heve teen zubmitind o the City Council fo:r the
tel in caid Jocation, it iz therelore

vy

0

Cili™:i- hat the City .anasger be end nereby iz authorize. on
venaelfl of and in the raze or the Cily of Cembridpre to zell erd convey
for not less than tweniy-one thousané nine huncred fifiy-four wollar:
The ceid land, subject to sa2id perzanent eesement; end zaid lang in
chevm on plan entiiled "Plan of Irezent Ciwy ?a:x-ng Area, 1ot and
. Auburh S:s., Cambridie June 2, 1958 Donald J. I'carion, Act., Citr
—igineer” containing 17,562 cquare feet cf land; and cozy of soii rlan
is herezo ezzachced. ’

This convevance shell be subject to a cermaent cacement to the
Ci<v of Cenmcricdre 1o ma-“ta-n anc _o)Jerate On sa.Z lant & munic:inal
1a-z-“; lot froz b o'clock in the mornins w0 b6 o'clock in the aftier-
noca faily, excent Suncdays anc legal aoliceys, e '

Tnis conveyance shall be °ubject elso to the urovision that

during the cr:od oI constructicn on said sremises of bucinecs siruc-
Tureg, subsiantially -n accorderce with the plang submitied to the
City Cou c*l necessitaztin sus:ens; ol o‘ ceid rmunicinal narking, tha
The grantee Jnall re':au se the City of Camtridce in the amount of si
hunired dollars ner month, or eny frac.-onal sars oI caid period, in

lieu of loss of revenue from caid municiqsel perking lot; eand also on
comzsletion of the constructiion of the bu*’d;nr: on the »oremises hatz
sald grantee shall restore the land to »rojer and satvisfacto: Ty ¢T ade
ené condition for the Cltj of Camtridge to resume o3erstion of the
runizcinal nar¥ing lot and it is further

ed to me¥e whzatever
=Ii0ns or concitions he may cdeem advisable and neceszary o

CIDZER:- Thati the City lanacer is authoriz

Tes3TeoILos

;;q?sqc“g;ébguol-c safety arnd pronerty values, .
R =3 : »

I PR In City Council June 21, 1¢50.

K- SRR Adonz ed ty a yea and nay vote -
NV ,’i\- PR Teaz 0 hayvz 1; Absent O.

b =l‘ Ll tiest: - Jrederick I, Burke ity Clerk:

- “*L._/( L true cozy, / "y /Llﬁ,w/ék—

. f.'.. 'T.Ce::t:—
' Cizy Cle-k.

H ct

Bx3296 Pg 225
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(2. said prenises are to Eq cdnvsyqd by 2 good and sufficiens quita

Agreement made this day of August 1558 between
the City of Camoridge, a municipal corporation, and Jochn Briston
Sullivan and Willlam J, Chase, co-partners, dolng business as
Sullivap and Chase'Constru;tion Company, of Cambridge, Massachuyce:+
1, .The said City agrees to sell and the sald Company agrees to
Purchass, on the teras and conditiéns herein set forth, certai;
land situated at Eliot Street and Mt, Auburn Street in satd City -
cl Cambridge, bounded and desexibed a3 follows:

The land In- Cambridge shown on =& pian entitled_QPlan-of
Present City Parking Area, Eliot & ¥Mt. Auburm St'a, Cambridge,

June 2, 1953 Doneld J, Reardon Act. Clty Engineer™ bounded and .
descrited as follows: R :

Eeginning at'a point 1n the Northeesterly line of Bennst: -
Stey said point being in the divisicn line of lend of Mo T, 4. angd
lezd of the City of Cambridge, thencs N voame

SOUTFFASTERLY by said Northeasterls line of Bennett Street one i
- . hundred and one (L01) fee% to & corner; thence =
NORTETASTERLY by two llines, siziy-saven (67) feet and ninety=-~rive
T ~ - (95) Teet, respeciively through that pert of =1liot-
Street, discontinmued in 1953, to = point In the - :i:
Scuthwestsrly line of Mt. Auburn Street; thence

FORTEWESTERLY by said Southwesterly line of Mt. Auturn Sirest cne -

_hundred‘twclye (ll;) feet to & ccrmer; thence - |
SCUTEWFSTTRLY by dlvision line-of ‘land of M, T. A. and land cf

.. City'of Cambridge, ocne mundred 8ixty (160) feat to-
e point in the Northeasterly line of Benneit Street
at the poins of beginninz, . :

-~

The above described parcel of land contalns ceventeen thousand
flve hundred and sixty-thrse (17,563) square feet, more or less,
eccordlng to said plan, e e S

clalm deed of the ¢ity of Camﬁfidgé.to the purchaser‘conveying a

. . - 4 ~
good and cleer titls to said land, free from all encumbreances,
except as herein specifled, end particularly subject to a permanent
easement to the City of Cambrldge, or 1ts assigns, to conduct and

maintain a municigal parking 1ot on saild premfses. - Seld deed is v

\

.




Seplecber at Roem #1092, City»Eall, Cembridge, provided there has
been ccmpliance by the Cempany rith the specifis terms and
coadltions pre-requisits to transfer of title, and for such deed
and -conveyance sald Csumpeny 1z to pay the.sum of twenty-zix

thousard thres hundred foriy-fivs (£5,245) dellars of whish

-~
v

wenty-six hundred thirty-rive (2655) dollars have been paid thiés
day and the dalence of twe_u,-.hras thcusqnd seven hundred tem
(23}710) dollars are to be pa_d in cash upon delivery of said deed

3. Said Ccupany, or-its mote. ccrporation, will ceonstruct on

safd p amises a motel of firs. class ccnstructicn substantizlly in
accordarcs with the plans end scec_r‘caticns filed with the City,
4, Cc”suruc*ion of said mc.al will be started a‘thin eignt (8) "

months aftar the tra ansfer of tiile by tne City of a;bridge.to.ﬁhe

-

Ccmp_ny, or titl ald lanc sha*_ autcmat c~l.y reve=t in fhef_

- City of Cazbridg .upon.re cor .ng H_dulese- ECL a Distr : c‘.éégi;;
r try of Deeds ;n _"idav ‘y the Ci‘v Hanaeﬂr, cr by t_e then | |
Hayor in case the"e i° no ‘y Kanag T, reciting the facts that :

cnstruction has not been °tar ed within the speciflied time, a:d:

Feyment or tender has teen made 3 tde tha* cwner c¢Z the same

azcurt o- money paid by the g*anuee to the Cg‘v of Can“**cge fLor

“
sald land, Euch affidav‘t shal’ be dulv s¥ora to and when ro*orde&

”
» d

.shan be c*nclusive ev‘deﬂcn of the facts the*e.n set forth,
S, Ccns»ruc*ion of sa*d motel snall be ccmpleted within twelve
(19) months from the date of the s art cf construoticn i said

tuilcings, and oh'failure to comp’eun the co*=tructicq within the

-

specifipd per$cd c’ ti:e; er t“a aya~uonmenu of con tructica; or

_the cessauion of a_l %ork on ﬂa*d tuildinge ’o~ a per‘cd of sizty

(60) dajs faor any reason, other th_n coxn aitions beyonc the control

\




:(900) square feet of lana t the Soa‘*erly c*rn r of thc loc 3’ &u

c¥ner; Or Ly reascn Ci war ancd resiultaznt g0Vzrnnes

rt

regulations and restri cticns, or an act of God; then the Cit

B ULL U‘g‘v{.« 9= :
the :ignt tc havs tiile to the land

<

shz!ll have th and bulldirgs re-

vest in the City cf Cauuridge on paymen by the City to.the then
omer of tus purchase prics of the land pal d by. the grantee plu:z
such. amcunt as can be p‘cvea by prcper vouchers to have been palic

‘or labor azd materi=’s &c*aal’y incor orated into the const wctic

of the bulldings up to the tﬁﬂe o- the no»i’icat*on bv tha 1ty

of its intentiorn to eze*"‘se iys.rigﬂ* hercunde" to reacqu."e 1l

s

ts sald l&nd with tha bﬁilc gd therecn.

6. The ccnveyance will be sub ec+ to t following:

(a) Sewer easement ah n *s loca.eu in part of the lﬂna ana !

shown cn sald plan) and tz will bn"no ccﬂsurubuion sver said,.
. W

oy

I

- -~ ~ 1 Yo+ ‘

ene easeuenu ex.en wae Maetro c »an
b -

Dist iCu Coma_ssi

. - } .t“

T by

‘» \.’A-v.
'S,

rest and Eenge Sff{at};ﬁéf;i’f reed that ¢

*’7 giv= the lessee notice or term¢na lecn of sa.d le

“-

<
e

e_ises ¥1l1ll be operated

immed;“uely efter the e-ecution o

pa*k rg ’ct on %a;d

K "".' = 23 Lt ":'-

'7. The mnri i*

Rt

fof parking of private pafse_ve" ca's from 8 a,z. to 6 p m, .
da*ly exceps on Sunuays zad Lol_cays.'-

(a) Ihe then owmers c"the 1auel agres to the removal of |

‘e -

motel cars parked,in V;olag¢cn of ragulaticns;arte: 8 ofclock in

tu& rorenoon and agree ta pafnit poli"a c-ricers\té come upon the

premises to remove said cars and e_.cr~e City Ordinanceé relating




\0) The owmers of the notel agree thal any nen-motel auto~ |
woblles parked on the municipel 15t prior to 6 p.m, will not be

forcibly rezoved frozm thas said parXing lct prior to 7 Pe2e

¢t

(p)‘ The City will have the right %5 Pcst sigms notifying

tbe public of the minicipal parkiag lot.
8. ILuring the pericd wzen publis perking 1s suspended because

cf.construction of the gotel, the owner of the premises shall pay

to the.C ty the sum of six hund“ec (SOO) dollars rer month in

l*eu of revenue uerlven f“om pu plic parking ca the lot,

S+ On cozclet¢on of ccns.rLction, tae ourface of the lzné will

f

be res toré

Nl

'

to prorer c*nd*tioﬂ by tue owne~ and pavec for use aa| .

DX -

.‘I

a pa:king let, - "”fTAVfD'
- 1C, At prns,_. hére are 53 ark_né spaces co sald municipal lot

.and 2ftar cc p’et*o“ o? consuruc cp it is a reed that’ the"e ril_ '

J

De gl ¢

ariing spaces of the"a:e,si and dimens-Lns as t.
'presen pa*king suace

O . . . . M - .

[

the Litj deﬂiue tc ciscon».nLa the '

-to lea°e t“e pa*k_ng lot to a é .i

:1~'..'

4"

RIS

;h tue motel cc“oo“ation snal_ have

e

privats party to orers te saﬁe
a? option and pricr right. to p;rchase a lease o‘ said municnﬁa;-
L} . e . N .

‘Operation of sald pqﬂk¢ng ’ot aﬁﬁ'

' .

- parzing lat at the sdae p ics ard on the ssme terms and »ona‘u;onﬂ
v '.n .

'-"t;na't the City will agree to le“é tbe sé.id park.ng lot to an:;r

~ .

pr*?aue party, ) . . .

14._ That prior to the trans¢nr c; title tc the loc"s _by uhe CiﬁyLA;
tae Ccmpa“y or 1ts motal cor,orauiuu, -»a*l sub“i* to the City -
Hanagsr a ccmplete s% tei ﬁt of t:e financinv of the proposed
mote_, showing the financizl il*tv of the owner to complets ::7'

.

the motel CC“S»”LC%ion in accordance wi.h_the terms_and provi:icnﬁ'

e
\

of thts sgresment. LI o




Tong

+9e laal Pricr o0 Wie sTart ol constructicn cf the motel said
Company, or its mctel corperztion, shzll exec*te a perforzancea

boné, xith & surety ccmpery, satisfactery to the C_.,, as surely,

to be btound and obligzted to the City of Czmbridge in the suz of

three hundred thousand (SOO,DUU) dollars on the usual tarms 2=4

-

Tonéitions, providing for thc'complction of the motel within the

)
:

specified pericd of twelve (12) wonths znd in accordance with

tie

|..4

ans 2n8 gpacifications.

_14.' The Comparny ‘hereb by guarzniees to the Cit“ thet the motel

ccrperation, to be o”g""‘zeo by the C pany to ccnstruct the motel
.cx saif 1¢ ccus he*el. descr ed fwill comply with and perforz ermy

cnd 21l terzs ano p‘OY‘S*O“ cf . this Agreement, and that said

'C°3“534 1 be resyc“s“bl 23 fhe gusranicr for the performance
ef tae leigations by the mectel orporauion. :
" S & T e T ¥

neil TIn witress xbe*eo-, tan “art_es he*etc, the C_u, of Cadbrioge '

'by its Ci‘* hanagar, a“o th= Comﬂany bv 1~s co-part: ers, hE“ELnuO

set .helr hanos ead sea ?@ tht s ‘and to ano»he“ inst trument ot -}
_l*ka tenor, on the acy ;no year rl»st abOVE wr ten. . '

itnesst L “3Hﬂ§};\1 Ci., of Cambridge * - R

. a . P. .-. '- .il..", ». . '_‘. - . : . _. .“ . ...‘ ;

- . . uonn Je curry, City kanager

- L Sullivan end Chase Construction Compa
Try_ L
. . N Jokr Eriston Sullivan )
4 ” ) N T . 1




20L.
Y7

i~
Beo Book/ 0 A3/ page

S e 1

"

§en 7;2 96 ¢a . R2A

{
v

l

ceia
WA 54 R 1A

Bx3296 Pr; 222

with, bounded a_l decexs

[)
.
e

b folie oo

#EYS

i

.

) M‘ﬁ

“smees yew -

. . .
1 aCw fmede 4040 tRQOT

';'!-\
r

the Ciiy of Ca.z:.b._d, e, a x:'u:*iaioal

e

€oruoracion Auly eztah

-
1

;:Hcd Lj lew u.:*de" thc oW

c" con‘e-.ed by
Lows (irr. “¢.), Che.zor 40,

Ceneral

=1 rJ

Ceciion S, and al’ o..hc"

.

e

- R
jovers, and 1naccordency wiild the Order of the City cm..—-m:n_;.-a

2 regular gecting duly cilled and held on June 2 79'58,"
Atlezie! coy of z2id Order being recordad hercw:ew’

~
27 -».u, 4.0¢ L

gt

: ;m

. Thousand Seven Hundred end :;rty-s (30,736) Do

considcration said, grents to New ngl a:-d Lotel

. 2
.Business corsoration culy orgenized a..d ex*s*":'- unde:-

(=]

e

0 The Commonwealzh of lassach getis vq_l_‘:.h i<s princ:'.n'

5 in caig Cembridge, with QUITC CLAZL COV:MFTS

. ~ N
A cersain ‘78.!‘:{." of lanc

ai:ua.ted :Ln na*d C'a::b. dbe, it

83 iV anpears on a ylan e:::i:led "‘"a.n o< La.-d Y

- T4 e, '{-’A—(":-’—.i'*\.;.
ity of Caziridps, une 2, 1°:8 JDOM_.Q a ‘_:\.m
. /.' 'l, v‘\--.."v '? 2,
-. N . : - e VIS
, uea:-::c::, Acting C:. vy ingineer." ’ gaid n’a:' o be.-reco ae" -he’-e—-

lazsz, helo“f*m- to. ity

g mecly

.

ited ag ;o""ows' 3

e A e T
Dewn—w-ww bt

"
ginning at a uo"z., j_n ".:E‘
of 3ermnez:

. of land o<

PR
b.".

I, T ‘A, a:'d the land o‘

thence I , SRl
Sou...-a—-‘e-’j by c2id nox .hce.

.

Ber.. ets S

tb.euce

Iior:hea:terly by two l..nes, s-“"

"o VJ-‘

'--’ .

(53.8)) feet and n*qe‘y-fj_-;e a.nd AR

~\'u|:_n'4...,::

. ..._.-.\.

Sl S

O/TO (95. 0) “‘eet, resnec“ve ,f ; i

th‘ourh thas par...o*‘ ""o. St-eet,;"

XS
‘ . .

disconu:.:med in 193.«. to a pom.

the sou..hwes .e*’y l:Lne of IC:. Aubu..-a

. : Street P s
- thence - . .
‘A_ .' .
\ .




YL .4,5:.”, g

d t..:&

o a.

~,
o
o
--m ﬁ
ﬁx t
u. ﬁ—
Qnd fu

(83

ofo
gely
SEA N - P a.:.
,..4;.1...1. 1 m..w.mh
0o ....u, AL

R

TLEANG ) M
.A.,::i: _Wﬂ.r»om./_hw_-/_ﬂ‘. 10
;, .i;ri s%i.} 5f;aiz_x?:g:ﬁ%

. .‘:J ....'..\.r
. 4.:;.& Q;,u m Io_:mmn

E VPRV ST AR

JJ‘

R A

ey it

R




LR Vi

Lt 8

2

g

MM

Si

LALL LA LA LALLM A I I R ]

... LI
i bt - ;
rge ! o : R R

’
fonnrt

M

;.gmA_

Jpe — "ot 4\

FARWEATW
ol

.__._._:... qu./f.n...

[\l
ALIMNE

:....__
:.._“

LGNl S R

o0y 1../
! CXIRT

v o

.ma

bl _nes

ot
N
22 ¢

I3

3
<
e

-
-
-
»
-
-
»
-
-
-
-
-
-
-
-
-
-
-
"
-
n
"
-
»
-
-
-
-
3
3
-
-
-
»
-
»
"
-
-
-
-
-
-
-
-
-
-
-
"
-
-
»
-
-
-
»
-
-
-
-
-
[
-
"
[
-~
-
-
»
-
-
»
-
[
-
-
"

R A L D T IR

SUBJECT LOCATION MAP

Aem Eviate Graonecs 1ng [CCOPYRIGHT 1976



JOEN A. REGAN

EDUCATION

B.S5.B.A. Degree - Boston College Schocol of Management - 1983

SPECZIAL TRAINING

1984 - Society of Real Estate Appraisers
Courses 101 & 102

1986 =~ 2American Institute of Real Estate Appraisers
Capitalization Theory and Technigues 1-3

1986 - American Institute of Rezl Estate Appraisers
Capitalization Theory and Technigues 1-3

1987 - American Insititute of Real Estazte Appraisers
Case Studies in Real Estate Valuat;on

1987 - American Institute of Real Estate Appraisers
Real Estate Appraisal Pr*nCLDles

1987 - American Institute of Real Estate Appraisers

asic Valuation Procedures

1987 =~ Marshall & Swift Valuation Service
Commercial Square Foct Cost Seminar

1988 -~ BAmerican Institute of Rezl Estate Appraisers
Report Writing

EXDPEZRIENCE

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

Extensive experience in appraisal of vacant land and commerc

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, Westiield, Belmont, Southboro, Honklnhon, Neecham,
Haverhill, Hollls;on and Wa*tham.

MEMBERSHIPS

Licensed Salesperson, Commonwealth of Massachusetts

Subscribing Member, Massachusetts Association of Assessing
Officers
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ROBERT I. NORDSTRAND
OUALIFICATIONS

Educatiocn
R.S. Degree - Beston University - 1951
Mes

ters 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: Appreisal I: Basic Methods, Principals,
Techniques - 1965

Appraisal II: Urban Properties - 1966

Appraisal I-B: Capitalization Theory and
Techniques - 1973

Experience:

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

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

Middlesex County Assessors Association - President, 1978-1979.
I have been employed in 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, 0ld 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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CITY OF CAMBRIDGE

CAMBRIDGE, MASSACHUSETTS 02139
TEL. 498-901 1

! EXECUTIVE DEPARTMENT
. ROBERT W. HEALY
o City Manager

RICHARD C. ROSSI
Deputy City Manager . December 19 ’ 1988

To the Honorable, the City Council:

I hereby re-transmit Agenda Item Nb. 3 of November 28, 1988,
which was subject to Charter Rigﬁt_agd not acted upon at the next meeting
of the City Council.

Very ly yours,

4

Robert W. Healy
City Manager

RWH/mbf
Enc.
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Agenda # 1 Yt’:jj/( 'B)‘“} 'D'Z@fs'mffif]?

Resubmitting Agenda Item Number 3 of
November 28, 1988 which was Charter
Righted and then not acted upon at the
next meeting.

(RE: Easement below the Eliot St sidewalk)

In City Counc11

Dec. 19, 1988
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