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MEMORANDUM
. . . Kimberly Barnett, AIA, LEED AP, LDa Architecture & Interiors
TO:  Town of Braintree FROM: " Brett Pelletier, CRE, FRICS, Hiraeth Community Advisors, LLC
RE: Braintree Housing Data DATE: 09-05-2024

The following memorandum is intended to summarize contextual Braintree housing information
relevant to the Feasibility and Initial Design Study for Senior & Veteran Low Income Housing at 74 and 90 Pond
Street. Further information is shared in greater detail in the study documentation.

Data provided by the Redfin House Value Index indicate that Braintree’s median single-family home
price stands at $795,000. To afford this median-priced home, families need an income exceeding $200,000.
The high and rising cost of homeownership reflects broader affordability housing production issues, as current
average rents for various unit sizes range from $2,000 for a studio to $3,500 for a three-bedroom,
necessitating incomes between $80,000 and $142,000 to manage these expenses without being burdened
by housing costs.

The town's demographic trends reveal a high-income community with over 25% of households earning
more than $200,000, a figure projected to rise to 30.4% by 2028. This growth of higher-income households,
combined with limited housing production, puts upward pressure on home prices and increases affordability
challenges for homeowners and renters alike. These numbers are contrasted with the median household
income in Braintree is $118,018 and nearly 1/3 of all households in Braintree earn less than $75,000 per
year, making market rate housing unaffordable for so many. Braintree's housing stock is predominantly single-
family homes (63%), with 87% built before 2000, and only 9.3% of the stock classified as affordable under the
State Housing Inventory (SHI).

The gap between the cost to develop new housing and the affordable pricing limits is particularly
pronounced for lower-income brackets, such as those at 30% and 50% of Area Median Income (AMI). This gap
underscores the need for substantial capital and operating subsidies to make affordable housing projects
viable. The demand for affordable housing spans from 0% to 120% AMI, with seniors facing even more acute
affordability pressures due to their typically lower median incomes.

Several regional housing organizations reflect the ongoing need for affordable and supportive housing:

. The Braintree Housing Authority manages various housing units, including 162 one-bedroom units
for elderly or disabled individuals and 504 Section 8 vouchers, with long wait times averaging
between 1 and 3 years.

. Father Bill's & MainSpring reports a rising demand for senior housing, with a significant increase
in the homeless population, particularly among seniors.

. South Shore Elder Services highlights the growing waitlists and the need for supportive housing
with on-site staff to assist seniors.

. Independence Manor provides supportive living with extended wait times and a variety of unit

options tailored for seniors.

This report was prepared by LDa Architecture & Interiors and Hiraeth Community Advisors to summarize
the Feasibility & Initial Design Study for senior and veteran low-income housing at the town-owned properties
at 74 & 90 Pond Street in Braintree, MA. The Town of Braintree, Department of Planning and Community
Development sought a design and real estate analyst team to study and propose creative solutions for
developing much-needed affordable housing on this site that also served to enhance the neighborhood and
preserve the unique architectural features of the existing historic buildings

500 Harrison Avenue, Suite 3F, Boston, MA 02118
617 621-1455 | 617 621-1477 fax
www.LDa-Architects.com
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Executive Summary & Recommendations

1. STUDY GOALS & PROCESS

Introduction

This report was prepared by LDa Architecture
& Interiors and Hiraeth Community Advisors
to summarize the Feasibility & Initial Design
Study for senior and veteran low-income
housing at the town-owned properties at 74
& 90 Pond Street in Braintree, MA. The Town
of Braintree, Department of Planning and
Community Development sought a design and
real estate analyst team to study and propose
creative solutions for developing much-
needed affordable housing on this site that
also serves to enhance the neighborhood and
preserve the unique architectural features of
the existing historic buildings.

The study site is made up of three separate
parcels which for the purposes of this study
have been considered together:

e 74 Pond Street - Noah Torrey Primary
School built 1926,

* 90 Pond Street - Noah Torrey Grammar
School built 1905,

e Adjacent Lot at Fairview Ave with no existing
buildings.

The executive summary section includes a
description of the study process, overview of
the housing needs for seniors and veterans,
financial analysis used to determine housing
feasibility and design recommendations for
housing development on this site. Following
the executive summary are additional financial
analyses and site & building programming
materials that were developed and presented
throughout the course of the study and support
the summary findings.

Town of Braintree

Study Goals

The goal of the Feasibility & Initial Design
Study is to provide the town with sufficient
information to determine whether senior and
veteran affordable housing is feasible on this
site through a combination of redeveloping the
existing historic school buildings and building
additional complementary buildings on the site,
and to identify what parameters shape that
feasibility including;:

¢ Site Opportunities & Constraints

e Adaptive Reuse of the Existing School
Structures

*  Senior & Veteran Populations Needs
e Scale of Development, Unit Type & Mix
e Parking & Site Circulation

¢ Balance of Affordable and Market Rate
Housing

* Key Financial Assumptions

Study Process

The study process is described in the project
approach described below:

Phase 1: Information Gathering

1) Project Goals & Relevant Documentation:

¢ Understand the community’s housing
achievements, status and goals.

e lIdentify affordable housing stakeholders.

*  Collect existing building and site
documentation.

* Assemble relevant regulatory documents.

Feasibility and Initial Design Study for Senior & Veterans Housing at 74 & 90 Pond Street

2) Existing Conditions Assessment:

e Perform visual exploration of the existing
buildings & site.

e Assess the existing conditions as they
relate to the potential future use of the
properties for affordable housing.

Establish building renovation costs to
be included in the cost estimate for the
adaptive reuse.

» 3D scan of the buildings and site to
prepare accurate existing conditions

documentation.

3) Housing Opportunities & Market Conditions:

*  Meet with the Town’s affordable housing
stakeholders; collect feedback on the
community’s housing needs and resources.

e lIdentify senior & veteran population specific
housing needs.

* Analyze market conditions. Identify
relevant regional affordable housing

precedents and funding sources.

Phase 2: Conceptual Design

1) Initial Conceptual Design:

*  Determine housing feasibility within the
existing buildings alone or in combination
with new construction on the site.

¢ Determine a feasible unit size, unit type &
affordability mix.

e Develop initial conceptual site plan focusing
on site access, circulation, and parking.
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1. STUDY GOALS & PROCESS

2) Share Findings & Engage Public

e Collect perspectives from across the

community through public meeting & online SUNSET LAKE

poll.
3) Final Conceptual Design:

*  Prepare conceptual site plans, building floor
plans and building massing showing how
the identified feasible development can
take form.

* Incorporate the space planning
improvements, new building systems,
accessibility upgrades, fixture and finish
renewals and repair work recommended

from the building assessment.
4) Financial Feasibility:

» Establish conceptual construction cost
estimate for proposed building and
landscape development.

*  Prepare project proforma to show proof of
concept for housing development.

5) Final Report
»  Compile study report with deliverables from _
each task above + executive summary. ‘ EXISTING BUS STOP
Meeting Timeline MONATIQUOT RIVER
In support of this process, the design team
met with the Town of Braintree project team Phase 1 Meetings

and additional key stakeholders and members . 2/2/24 TOB Kick Off Meeting
of the public at the following meetings.

Presentations from the meetings can be found
in the report appendices, as well as a record of
the public feedback provided at the meetings. e 4/11/24 Existing Conditions Findings

e 3/15/24 TOB & Stakeholders Housing
Needs Presentation

Town of Braintree
Feasibility and Initial Design Study for Senior & Veterans Housing at 74 & 90 Pond Street

SOUTH BRAINTREE
SQUARE

PROJECT LOCATION - 74 & 90 POND STREET
BRAINTREE MUNICIPAL GOLF COURSE

Phase 2 Meetings

* 5/2/24 TOB Initial Conceptual Design Meeting
* 5/9/24 TOB Public Meeting

* 6/6/24 TOB Final Conceptual Design Meeting
* 6/27/24 TOB Conceptual Design Report
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2. HOUSING BACKGROUND

Review of Housing Terminology Market Rent Per Unit By Bedroom

SHI - Subsidized Housing Inventory
(EOHLC 10% Affordable) o Forecast

AMI - Area Median Income

LIHTC - Low Income Housing Tax Credit

Housing Cost Burdened

A household that pays more than 30% of their
income for housing.

Severely Housing Cost Burdened

A household that pays more than 50% of their
income for housing.

Demographics & Housing Costs 52,500
Need Exists at Every Level

The median single-family home price in Braintree
is $795,000, meaning in order to afford a median-
priced home, a family must earn more than
$200,000 to comfortably qualify and afford the
mortgage payments and expenses. Current average
rents within the market are approximately: $2,000 for
a studio, $2,300 for a one-bedroom, $2,900 for a two- ~ 51.590 | ‘. ' - | ! . ' - > '
bedroom, and $3,500 for a three-bedroom. In order )
to afford those rents a household would need to earn
approximately $80,000, $93,000, $115,000, and

$142’OO?’ respectively. Currently, more than 25% of Above: Graph identifying Town of Braintree Data on Increasing Market Rent
the town’s households earn over $200,000 per year Pricing Per Unit by Bedroom from 2019 through today and forecast into 2025.
and is estimated to increase to 30.4% by 2028. This

is an indication of a high-income community that is
continuing to add higher income households, coupled
with low housing production, ultimately resulting in an
upward pressure on home prices.

Town of Braintree
Feasibility and Initial Design Study for Senior & Veterans Housing at 74 & 90 Pond Street
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Market Rate Rent - Income Needs

Monthly Braintree’s housing stock is overwhelmingly
Market Rate Unit Type Rent Income Needed weighted toward owner-occupied, single-family
. . o N
Studio Unit $1.063 $78.520 detached housing, with 63% of the supply in this

category. 87% of the town’s housing stock was

One-Bedroom Unit $2,317 $92,680 built before 2000. 9.3% of the town’s housing
Two-Bedroom Unit $2,856 $114,240 stock is categorized as affordable under the
Three-Bedroom Unit $3,528 $141,120 SHI. (That number may be inflated as the SHI
*Source: Costar may count all housing units within developments

where only a portion of the units are affordable.)

Approximately 40% of the town’s households

Market Rate For Sale - Income Needs fall between 30% AMI (extremely low income) and

Median Income Needed Down Payment 120% AMI (moderate income). 38% of the town’s
Maket Rate Unit Type Price 20% Down Needed households are housing cost-burdened (47% of
Condominium $595,000 $172,275 $119,000 renters, 31% of owners). These percentages are
Single-Family House $795,000 $228,967 $159,000 higher than the Massachusetts averages.

*Source: Redfin Home Value Index

AMI by Household Size

Household Size (Persons)

Income as % of Area Median Income 1 2 3 4 5 6
Extremenly Low Income 30% $31,260 $35,730 $40,200 $44,670 $48,240 $51,810
Very Low Income 50% $52,100 $59,550 $67,000 $74,450 $80,400 $86,350
LIHTC Standard 60% $62,520 $71,460 $80,400 $89,340 $96,480 $103,620
Low Income 80% $83,360 $95,280 $107,200 $119,120 $128,640 $138,160
Median Income 100% $104,200 $119,100 $134,000 $148,900 $160,800 $172,700
Moderate Income 120% $125,040 $142,920 $160,800 $178,680 $192,960 $207,240

*FY2024 HUD Income Limits for Boston-Cambridge-Quincy, MA-NH HUD Metro FMR Area

Above: Current data on Town of Braintree Housing Affordability

Town of Braintree
Feasibility and Initial Design Study for Senior & Veterans Housing at 74 & 90 Pond Street
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There is a significant feasibility gap between
the cost to develop housing and the affordable
housing pricing limits for 2024 for 30%, 50%,
60% AMI and 80% AMI units, however this
gap is hardest to fill in the 50% and 30% AMI
cohorts because of the need for dedicated
operating subsidies, which are competitive and
limited. In order to make these developments
feasible, these projects rely heavily on capital
and operating subsidies. In general, the
demographic analysis shows that there is a
significant need for affordable units from 0%-
120% AMI, and possibly beyond that.

Senior households face even tighter
housing affordability pressures, with lower
median incomes than the population as
a whole. Statewide, 26% of elderly family
households and 40% of non-elderly, non-family
households are cost burdened, respectively. As
the number of elderly households increases,
the number of cost-burdened elderly
households is likely to increase. In Braintree,
cost burden among elderly family households
and non-elderly, non-family households is 26%
and 40%, respectively.

Narrowing the Options will be the Challenge

Senior and Veteran Specific Needs

In an effort to identify the goals and
challenges of this study, the design team
spoke with several local agencies involved
in affordable housing, senior services, and
veteran services. Each in turn outlined that
there is a clear need for affordable housing for
a variety of individuals, resulting in overly-long

Town of Braintree

Age 50+ Profile

Braintree Town city, MA
Braintree Town oy, MA (2502107 740)
Geography: County Subdivision

Prepared by Esni

2023 Households by Income and Age of Householder S5+

55-64 Percent 65-74 Percent TS+ Parcent Taotal Percent
Takal 2,924 13+ 2,382 1005 2,419 100 7,729 100%,
<§15.000 144 4.%% i &.8% 2648 573 - A
118 4. 0% 166 8% GG i 8.2
-} 2. 21 3-8% 230 a3 =
535, 000-540,999 117 4.0 155 6.5% 339 14.0%: ELl 7%
550,000-574,999 173 5. 9% 1) 16.5% 134 13. 6% 500 11.6%
475,000-599,999 06 10,57 341 14,37 167 110 s 11.4%
532 B2 401 16.8% 202 B.4% 1,135 14, 7%
$150.000-£199,999 45 8 249 10.5% 182 7.50% an 12,68
£200,000 + 914 31.3% 405 17.0% 23 9.5% 1,550 20, 1%
Median HH Income $140,465 | sss 200 550,330 | 483,267
Average HH Incomse £180,563 157 968 S, O $135.717

Above: 2023 Data outlining Income Distribution by Households Age 55+

wait times for the existing stock of available
housing.

In speaking with individuals from South
Shore Elder Services, Independence Manor,
and the Braintree Housing Authority, it is clear
the need for senior housing is growing. Seniors
in the community want to remain in the Town
of Braintree in order to be closer to family,
friends, religious organizations, and doctors.
Those who currently own houses and are
looking to downsize are without options due
to the available housing market and choose
instead to stay where they are. Others who rent
are being evicted or outpriced due to landlords
selling their highly-valued properties. Many who
are applying for affordable housing are doing

Feasibility and Initial Design Study for Senior & Veterans Housing at 74 & 90 Pond Street

so at a younger age to mitigate the longer wait
times.

The housing needs for veterans in the
Braintree community is also present.
Organizations such as Father Bills & MainSpring
offer a dedicated program for veteran housing
but have found they are overwhelmed with
applications. Larger families looking for two
or three bedroom residences are turned away
given most affordable housing tend toward
smaller units. HUD programs like VASH
(Veterans Affairs Supportive Housing) vouchers
are helpful in providing rental assistance but
they do not include much-needed support
services beyond housing.
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During interviews with key stakeholders, the

team identified the following beneficial housing
amenities for senior and veteran users:

On-site staff and offices for supportive
services.

Places to gather that bring activities to
seniors and encourage socialization.

Some two bedroom units that allow for live-
in caregivers.

Dining facilities and catering kitchen, either
to provide meal programs or offer places to
socialize.

Housing that accommodates residents who
wander (dementia).

Wellness centers for exercise.

Outdoor spaces for socialization and
exercise.

Transportation to surrounding areas.

Veteran Housing encourages similar

amenities but focuses mainly on providing
offices for supportive services.

Existing Regional Housing Options

There are a number of existing regional

housing developments in Braintree and the
surrounding areas. Below are some statistics
provided by representatives from those
organizations to the design team. They are
included to help illustrate the ongoing need for
senior and veteran housing.

Town of Braintree
Feasibility and Initial Design Study for Senior & Veterans Housing at 74 & 90 Pond Street

The Braintree Housing Authority (BHA)

offer the following statistics on current available
housing:

162 one-bedroom units for elderly or
residents with an income limit at 80% AMI
or less.

17 Congregate housing units - efficiency
style with half bath and shared showers for
those with an income limit at 80% AMI or
less.

24 units at Independence Manor, Building
41 - Massachusetts Rental Voucher
Program (MRVP) Project based units for

elderly only.

60 family units at Skyline Drive Apartments
- MRVP Project based family units.

504 Section 8 vouchers.

667 total housing units.

304 local applicants on the waitlist, 17 of
which are veterans.

The average estimated wait time for local
applicants is between 1 and 3 years.

V2

Father Bill's & MainSpring

NOBODY SHOULD BE HOMELESS

Father Bill’s & MainSpring is an

organization based in Brockton, MA providing
emergency and permanent housing and
services for those in need:

There are 700 current available housing
units available (shelters not included).

Between 2019 and 2023, those served in a
shelter rose from 293 to 361 individuals.

Between 2019 and 2023, those provided
housing rose from 167 to 270 individuals.

The senior housing is the fastest growing
homelessness population.

Efficiency units are preferred over units
that offer shared kitchens and bathrooms.

There is a downward trend in veterans
seeking shelter because of the success of
programs such as VASH (Veterans Affairs
Supportive Housing). VASH services have
successfully housed veterans but do not
offer supportive service in conjunction
with housing. Veterans not eligible for

VA services have a harder time finding
housing.
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Elder Services

South Shore Elder Services provides a

variety of support services for Seniors including
access to a Housing Specialist who assists in
the housing application process:

Wait lists are typically over 1 year long
and continues to grow.

Many are applying at younger ages to avoid
the long wait times.

Supportive housing is needed with on-site
staff.

Bringing activities to seniors is a priority.
Two-bedroom units are useful for those who
require live-in caregivers.

Housing needs to accommodate the needs
of Seniors who wander due to conditions
like dementia.

Feasibility and Initial Design Study for Senior & Veterans Housing at 74 & 90 Pond Street

INDEPENDENCE MANOR

St. Francis of Assisi Residences at Braintree, Inc.
Senior Citizens Residence

Independence Manor is a supportive living

community for Braintree seniors, owned and
operated by a non-profit board of directors.
Rental housing subsidies are provided through
the Massachusetts Housing Finance Agency
and the U.S. Department of Housing and urban
Development. There are 3 separate housing
facilities:

Independence Manor | provides 94 housing
units with an average wait list time of 1.5
years. 24 units are rented through the
BHA, 56 are offered as one-bedroom units
and 14 are offered as two-bedroom units.

Independence Manor Il provides 50
housing units with an average wait list
time of 1.5 years. All units are one-
bedroom units with a maximum income at
80% AMI and a mandatory meal program.

Independence Manor Il provides 16
housing units with an average wait list
time of 2 years. All units are one-bedroom
units, 3 of which are ADA accessible.
Maximum income is 50% AMI and includes
a mandatory meal program.



Executive Summary & Recommendations

2. HOUSING BACKGROUND

Similar Development Projects

In an effort to help the Town of Braintree
visualize the transformation of the 74 and 90
Pond Street site for housing, the design team
has assembled the following six examples of
similar developments within the Boston Metro
Area. Examples listed offer a range of historic,
adaptive reuse, senior, and affordable housing
with a wide array of amenity spaces.

Oxford Town Residences - Fairhaven, MA

Adaptive reuse of an existing historic school
and new construction serving Fairhaven’s
Senior population (62+). There are a total
of 52 new apartment units, 45 of which are
affordably priced and rented to 60% AMI
individuals, 11 rented to 30% AMI, and 6 are
for homeless individuals. Also available on
site are on-site parking, 24-hour emergency
maintenance, game room, wellness center, a
community room with a kitchen and bathroom
tenant storage rooms, upper floor lounge and a
central laundry facility. Completed: 2022.

SCG Development; ICON Architecture, Inc.

Town of Braintree
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West Newton Armory - Newton, MA

This project includes an adaptive reuse of
the former West Newton Armory Site into 43
developed residential units. Unit distribution
will serve majority of households with incomes

below 60% AMI and some 30% AMI households.

Unit mix includes 15 one-bedroom, 21
two-bedroom, and 7 three-bedroom units.

Each unit will be visitable and 5 will be fully
accessible. Amenities include preservation and
restoration of the historic head house into an
office, gallery and community space. Estimated
completion: 2026.

Metro West Collaborative Development, Inc.;
Davis Square Architects

62 Packard Street - Hudson, MA

Adaptive reuse of the former Hudson Police
Station with a focus on neighborhood-scale
housing as well as balancing housing and open
space. Proposed design includes 40 affordable
rental units distributed amongst a majority of
households with incomes below 60% AMI and
some 30% AMI households. Unit mix includes
13 one-bedroom, 22 two-bedroom and 5 three-
bedroom units, with 9 of those units specified
as townhouses. Each unit will be visitable and
5 will be fully accessible. Amenities include
outdoor gathering spaces, community rooms,
tenant storage lockers, and on-site laundry.
Estimated completion: October 2024.

Metro West Collaborative Development, Inc.;
Davis Square Architects
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Henry T. Wing School Residences -
Sandwich, MA

This project includes the preservation and
adaptive reuse of the former Henry T Wing
School into 80% affordable senior housing
(62+). The project is projected to split into
3 phases, offering a total of 128 affordable
housing units. The existing auditorium would
be restored and used as a community space,
including lounges, a dining area, community
kitchen, game rooms, spaces for service
agencies, shared laundry facilities, and
storage units. Outdoor spaces include trellis

bridges, outdoor courtyards and sitting areas.

Estimated completion: July 2025.

SCG Development; ICON Architecture, Inc.

Town of Braintree

Fulton School Residences - Weymouth, MA

Adaptive reuse of the former Alice B. Fulton
School into 63 affordable housing for the senior
community. A priority of the project was the
historic renovation of the existing building. Unit
mix includes one and two bedroom apartments
with fully-equipped kitchen and bathrooms,
high thermal window units, and split heating
and high efficiency air conditioning systems.
Amenities include central laundry system,
dedicated storage units, and off-street parking.
Construction completed 2011.

SCG Development; ICON Architecture, Inc.

Feasibility and Initial Design Study for Senior & Veterans Housing at 74 & 90 Pond Street

Simpkins School Residences - Yarmouth, MA

This project includes the adaptive reuse of
the historic John Simpkins School into a 65 unit
senior housing community. Unit mix includes
studio, one-bedroom, and two-bedroom homes
and construction focused on providing Energy
Star rated units with a restored brick facade.
Construction completed 2015.

SCG Development; ICON Architecture, Inc.

10
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Housing Delivery Methods

There are two distinct delivery methods
for producing additional units of Affordable
Housing within Massachusetts, and more
broadly, within the context of regulatory and
incentive structures within the United States.
The first is a dedicated Affordable Housing
model where the primary objective is to
maximize affordable housing delivery through
higher proportions of restricted units at each
project and a deeper level of affordability set
aside, or lower Area Median Income (AMI). The
second is a mixed-income or inclusionary model
that seeks to include additional affordable units
within more traditional market-rate properties.
This is the typical Chapter 40B model, whereby
typically 25% of the units are restricted to
residents earning less than 80% of AMI, while
the remaining 75% of units are unrestricted and
rented at market rates. Additionally, project
models exist that use a larger affordable set
aside, making the projects truly mixed income.

The first delivery method is a dedicated
Affordable Housing model, which is primarily
deployed to provide low- and moderate-
income residents with safe, high-quality
housing that is affordable at a variety
of income set asides. These Affordable
Housing developments, which typically provide
for a majority of or all of the units at the
development, are restricted as permanently
affordable through various regulatory
frameworks. These projects are typically deeply
subsidized and utilize capital and operating
subsidies established for the creation and

Town of Braintree

preservation of affordable housing to residents
earning less than 80% and more often less
than 60% of AMI. The largest and most robust
funding source for these properties is the Low
Income Housing Tax Credit Program (LIHTC)

at both the Federal and State level. These
projects are undertaken by housing developers
with specialized expertise in delivering
Affordable Housing and working within the
LIHTC allocation, syndication, and compliance
frameworks.

The second delivery method involves the
inclusion of a small portion of Affordable
units within an unrestricted market-rate
housing development. These units are typically
developed under local Inclusionary Zoning
measures, Chapter 40B developments, and
other similar regulatory structures to encourage
additional Affordable Housing development
alongside market rate development. Income
restrictions for these properties can range
from 80% of AMI to 120% of AMI, as local and
state regulators permit or require. Capital
funding sources and operating subsidies to
support these properties and these units are

i e A

Above: View of 74 & 90 Pond Street from Pond Street.
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less abundant and robust. These projects are
typically undertaken by traditional market-rate
housing developers without deep expertise in
Affordable Housing regulations, compliance,
and management.

This mismatch of skills and resources is
observable within the region and Braintree
and has been noted during conversations with
active developers and regulators within the
market. Conversations with local and regional
developers indicated that there is a significant
administrative, regulatory, and cost burden
for traditional market rate developers, small
and mid-size projects, and more traditional
market-rate economics to effectively and
efficiently deliver mixed-income housing.
Often, the resources and subsidies available
to these developers and projects go unused
because of the nature of the administrative
and technical burden that application and
management require. Small to mid-sized
nonprofit developers and joint ventures often
provide more success in delivering mixed-
income housing models within Massachusetts
and the region.
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Economic Analysis

Through conversations with the community
and policymakers in Braintree, we have
refined the analysis of this feasibility
exercise to focus on housing that is
primarily affordable and targeted to seniors
and veteran populations. In assessing the
economics of housing production in Braintree,
we have prepared an economic analysis of the
hypothetical preferred development scenario
to understand the feasibility of delivering
housing at a variety of income levels, with
a target between 30% and 60% AMI and
have presented the following technical memo
that outlines the refined assumptions of the
modeling approach and discrete findings from
the analysis.

Based on discussions with community
leaders, housing advocates and providers, and
market participants, we have made refined
assumptions regarding the allocation of units
by bedroom size, and we have provided analysis
based on a distribution of units allocated as
studio units, one-bedroom units, two-bedroom
units, and one three-bedroom unit. Flexibility
with unit distribution and mix should be
considered when ultimately determining
the site programming of these future
developments.

The LIHTC 2022-2023 Qualified Allocation
Plan (QAP) for Massachusetts states: for
projects applying to DHCD, (now, Executive
Office of Housing and Livable Communities)
at least 65% of the units in a project must

Town of Braintree

include two or more bedrooms, and at least
10% must be three-bedroom units, unless
that percentage of two-bedroom or three-
bedroom units is infeasible or unsupported
by public demand. The priorities of the QAP
include providing family housing production in
neighborhoods and communities that provide
access to opportunities, including, but not
limited to, jobs, transportation, education, and
public amenities. There are exceptions to this
requirement in the case of housing serving
special populations, including seniors.

Housing Cost Drivers and Opportunities to
Influence

In determining the feasibility of developing
Affordable Housing on the specified properties,
we have analyzed the financial and physical
constraints of the site and present a design
balancing both concerns. This is an iterative
process of understanding what drives the
economics of housing both from market
externalities and internal site constraints.

Above: View of Existing Residential Housing along
Pond Street.

Feasibility and Initial Design Study for Senior & Veterans Housing at 74 & 90 Pond Street

The primary opportunities and challenges
in the affordable for-sale and rental housing
market in Braintree are on the supply side
rather than on the demand side; however,
income and economic capacity certainly
influence the supply of housing. Understanding
what challenges exist paves the way to develop
strategies to address those challenges, which
present opportunities for public and private
sector leadership in housing policy and
creation. Currently, the public and private
financial markets do not supply sufficient
resources to meet existing and future housing
needs, which is the definition of an economic
market failure.

There are seven primary levers that directly
impact the cost and availability of housing in
most markets:

1. Land and Infrastructure
Entitlements and Regulation
Hard Construction Costs
Soft Construction Costs
Developer’s Profit

Future Operations

A

Capital Sources & Financing

Each of these levers can be pulled or
pushed to influence the cost of housing and
therefore the level of availability, affordability
and ultimate development and delivery.

The cost of housing is made up of three
main parts: the cost of the land, the cost
of construction, and the cost of ongoing

12
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operations into the future. Within those three
components are some subgroups worth
expanding on, and each participant in the
housing value chain has an opportunity to
influence one or more of these subgroups,
especially policymakers.

It is helpful to begin with the following task
list to think about ways local leaders can have
an impact:

QUESTIONS: What questions can be asked?

TOOLS: What tools are available to address
this issue?

EXAMPLES: Successful examples in practice.

1. Land and Infrastructure

Infrastructure is a major cost center and a
barrier to development for the private sector,
and the cost and availability of raw land is
additionally a huge barrier. A lower land cost
means a lower per-unit development cost,
so if it is possible to reduce the cost of land
by increasing the density of the site through
density bonuses, value capture subsidies,
or subsidized infrastructure costs, housing
becomes more affordable to produce. If the
development is the beneficiary of low or no
cost land, the project costs will be lower, and
housing becomes more financially feasible
to develop. The Town has significant leverage
to influence this cost factor because the
site is already controlled by the municipality
and therefore can be made available to
development without cost. This should be
considered as a source of direct subsidy.

Town of Braintree

2. Entitlements and Regulation

Entitlements typically include the permits
and legal and regulatory hurdles that need to
be met in order to build housing, of which there
are many. Expedited permitting, approvals,
and planning review can result in lower costs
and shorter timelines, which reduce risk and
ultimately cost. Reducing risk, uncertainty, and
time helps to deliver less expensive housing.

3. Hard Construction Costs (materials, site
work, labor, etc)

Hard costs include raw materials, site
work, labor and all the generally understood
costs to build housing units. Strategies used
to reduce overall cost to develop include
value engineering, lower cost materials, and
innovative building technologies that reduce
cost, like 3d printing, modular construction,
manufactured housing and adaptive reuse of
existing buildings. While the Town may not have
significant control over hard construction costs,
consideration of what may drive those costs
is essential to understanding the economic
feasibility of housing delivery. Structured
parking, ground floor retail space, and other
cross uses or colocation of use typically have a
negative impact on financial feasibility because
they increase hard cost burdens without an
offsetting benefit.

4. Soft Costs (architecture, engineering,
legal, etc)

Soft costs include engineering, architecture,
permitting, design, and legal, financing,

Feasibility and Initial Design Study for Senior & Veterans Housing at 74 & 90 Pond Street

Above: View of neighboring Pond Street Cemetery
East of the site.

insurance costs. These costs have an impact
on overall cost and affordability as well. These
costs are more marginal to an overall project
budget, but every bit counts. Cost savings can
include repeatable models, simplified designs,
and replicable, simple products.

5. Developer’s Profit

Limiting the profit a developer can generate
from a project in order to accommodate
affordable housing, workforce housing, or
other community benefits is a noble goal.
Nonprofit project sponsors are good partners
in developing lower cost housing because, by
nature of their business, they limit overhead
and profit. Additionally, limited dividend policies
for developers who utilize public financing or
other taxpayer funding subsidy will reduce the

13
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total development cost of a housing unit and
reduce the future costs through limits on equity
cash out. These are widely used models in
Massachusetts and should be considered when
refining policy around these sites going forward.

6. Future Operations (Income and Expenses)

If you think about all the operating expenses
a property will be subject to once built, you can
identify discrete solutions to reduce each line
item. This is true of both for-sale and rental
properties, especially in a climate such as
Massachusetts. Expenses like sewer and water
can be reduced by utilizing greywater recycling
systems, solar arrays and wind energy can
reduce electricity expenses, Passive House and
similar construction techniques can reduce
heat loss and lower utility bills, arrangements
with the city and county can reduce the
real estate property taxes, and alternative
arrangements to utility and infrastructure
connection and maintenance fees can be
developed in order to subsidize the creation of
new housing for residents who cannot afford
market housing.

Above: 74 Pond Street main entry

Town of Braintree

7. Capital Sources and Financing

Subsidized interest rates and low or no cost
capital provide significant upside benefit to the
construction of rental and for-sale housing.

Low and no cost land, expedited permitting, and
reduction of project timing reduce the capital
outlay needed and the finance carry that these
projects are required to support.

Modeling Approach

The approach taken in this analysis was to
build development and operating pro-formas
for the most probable development scenario
in order to determine where there might be
opportunities for the market to recognize
value in developing housing at the site and
delivering units. We looked at single-family,
condominium, and multifamily residential
housing typologies and researched construction
costs, current yields, capital inputs, and rent
and sales price levels in developing a model for
discussion. The initial analysis and discussion
with the Town concluded that the focus should
be on maximizing the housing density on the
site with affordable housing for senior and
veteran populations.

The majority of this work focuses on
multifamily rental property types because
that is the property type that provides for a
significant majority of Affordable Housing
delivery. This property type also has access
to the most funding to build and operate.
However, the economics are very similar
between property types, and this approach
allows us to look at the gap between what

Feasibility and Initial Design Study for Senior & Veterans Housing at 74 & 90 Pond Street

units cost to build and what units are

able to generate in an implied value based

on the restricted rent. This first analysis
shows feasibility based on current economic
conditions, capital markets, construction costs,
and operations, on a typical basis for rental
multifamily units. This allows us to see what
impact various inputs have on the ultimate
feasibility.

Once that baseline is set, we can then
test the feasibility of adding affordable units
to the test property. For our analysis, we
have considered the scenario that provides
70 units of rental housing for tenants
earning less than 60% of AMI and have
developed a financial model to describe
that project, utilizing the OneStop application
framework attached to this report. Through
conversations with the Town, community
members, and market participants, we have
refined our analysis to include primarily
affordable development scenario that contains
Low Income Housing Tax Credit (LIHTC)
models. LIHTC is the most robust capital
financing source for the development of
new construction affordable housing within
Massachusetts and the United States as a
whole. Through the redevelopment process
that the Town will undertake, variations
and modifications to this general model
are expected and will serve to enhance the
feasibility at the time of development, reflecting
then current financial markets, market demand,
and funding priorities from capital subsidy
sources.

14
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For the rental scenario, we have analyzed a
100% Affordable project at 60% of AMI, typical
of a LIHTC model, with a small portion of the
units expected to be supported through project-
based vouchers for residents earning less
than 30% of AMI. We then can look at the gap
analysis through the lens of a series of capital
funding sources that are available to developers
to close that gap and make projects feasible.
This gap analysis is an easy to understand
way of determining likely feasibility for the
project scenario model. If there are not enough
subsidy resources available to fill the gap, the
project will likely not be feasible enough in
the market for a developer to be attracted to
the deal and take the risk of developing and
sourcing capital.

Findings

In assessing the economics of housing
production, certain data and information
are necessary to baseline before overlaying
development assumptions. It is reasonable
to conclude that a purely market-driven
solution to housing supply and affordability
is not possible under current economics
conditions because of current capital market
pricing, availability and construction costs.
Therefore, alternative interventions must be
explored and exercised to provide relief to
residents through supply side factors such
as subsidy through the availability of land,
capital subsidy, or other creative allocations,
discussed further in this report.

We must analyze both quantitative and

Town of Braintree

qualitative factors through the economic
feasibility analysis to determine the availability
and appropriateness of funding sources.
Generally speaking, the economic burdens

of mixed-income projects are significant and
consistent at various scales. Larger projects
are typically able to offset funding gaps more
effectively and efficiently, however, unless there
is adequate upward pressure on market rents
to self-subsidize the project, additional external
subsidy is still required.

Market rents, in theory, are a function of
a combination of costs: the cost to operate
the project, the cost to construct the project,
and the cost of land. The market will increase
or decrease rents in line with the price of
land to the very point at which the market is
supported. If there is additional rent capacity
in a community, typically the price of land
will increase to reflect that additional value.
Because land prices so quickly recognize
and rise to reflect increasing rents, in many
communities, it is often hard to capture
additional rent capacity as a cross-subsidy.

As previously discussed in the preliminary
analysis, there is a significant feasibility gap at
almost all levels of for-sale units at all income
levels. The one exception might be a project
that is so heavily weighted towards market rate
to make the affordability considerations nearly
inconsequential. It is for that reason that in this
final, refined analysis, we have largely ignored
for-sale condominium units and focused on
rental apartments. What is important to note
is that there are few, capital subsidy offsets

Feasibility and Initial Design Study for Senior & Veterans Housing at 74 & 90 Pond Street

for residential subdivision and condominium
developers that would offset these costs,

with the exception of internal project subsidy,
contributions from the municipality, or low-cost
financing for homeowners.

Affordable Rental Apartment Feasibility

The following analysis indicates that for a
typical LIHTC model including 100% of the units
reserved to residents earning less than 60% of
AMI, the funding gap, after an assumption of
Federal and State LIHTC equity, State Historic
Tax Credit Equity, a supportable first mortgage,
and soft sources, is considered a reasonable
funding gap that could be filled with a number
of combined soft debt, grant, and other subsidy
sources, including, but not limited to HOME
funds, Affordable Housing Trust Funds, CPA
funds, local resources, donated land, and
others.

Above: 90 Pond Street main entry
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Site Characteristics

The site is a total of 8.47 acres west of
South Braintree Square, all within the GBD
(General Business Zoning District) and OSC
(Open Space Conservancy) zoning districts.
According to the Braintree Zoning Ordinance,
housing is allowed with a building height up
to 50’ (3-stories maximum). The site is not
located within any existing overlay districts.

The buildable portion of the property is
roughly triangular shaped with the Monatiquot
River frontage to the south and the existing
buildings facing Pond Street to the north. The
74 Pond Street lot includes a large wedge
shape south of existing woodlands abutting
the Monatiquot River and is unbuildable
due to existing flood plains and Open Space
Conservancy Requirements. There is
approximately 540 ft of street frontage along
Pond Street at the northern property line
that tapers to 490 ft of frontage on Fairview
Avenue at the western property line. The long
eastern property line abuts the Pond Street
Cemetery with very little tree buffer.

There are two existing masonry structures
on the site and a surrounding paved parking
lot. The lot currently provides approximately
95 parking spaces and is actively used
for office and community center activities
occurring at 74 Pond Street as well as Noah
Torrey Park usage. The Noah Torrey Park
consists of a partially fenced-in open grass
field with a basketball court and a small
playground south of the 74 Pond structure.

Town of Braintree

As part of this study, the town emphasized
the requirement to focus all development
north of the existing Open Space Conservancy
Zone located south of the existing parking lot
and lease line. There are existing residences
bordering Pond Street to the north and Fairview
Ave to the west with a developed existing
residential neighborhood located further west.
The impact of development on this site for the
neighboring residences was noted as a concern
reported in public feedback. Any development
on this site will require a traffic study. No
hazardous materials testing or soils testing was

included in this study and should be part of a
future development project.

The site is moderately served by public
transportation, located 0.4 miles (10 minute
walk) to the South Braintree Square to the east.
The #230 and #236 MBTA bus routes connect
this town center to the Braintree MBTA station
(northeast), the Montello Commuter Rail Station
(south), and the South Shore Plaza (northwest).
The sidewalks and pedestrian accommodations
in the area appear to be in decent condition
but could use some improvements to cater to a
senior population.
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Building Existing Conditions - 90 Pond Street

The brick masonry structure at 90 Pond
Street was built in 1905 as the Noah Torrey
Grammar School. The building had previously
been converted to professional office use and
is currently used only as storage for the Town of
Braintree. The structure consists of a 3 story
classical-style brick building with hip-roofs.

o s T
Rl

orthwest Pond St Building Elevation

The existing parking lot has adequate
parking and the bus drop-off is functional along
Pond Street. Surrounding the outside of the
parking lot, there is inconsistent sidewalk and
building accessibility and there is no accessible
entrance at the First Floor Entry. To the south
of the building is an existing sports court and
playground in poor condition.

Converting the existing building from office
use to residential allows for residential units
with large windows and a central circulation
path with two existing well-positioned vertical
circulation stacks. The structure of the
building is in good condition however the
mechanical, electrical, plumbing, and fire
protection systems require modern updates
for residential use. Adjustments are required
to allow for full accessibility throughout the
structure. The interior finishes of the building
are in poor condition and are in need of
replacement. The existing exterior windows
are in poor condition and require replacement
for residential use. Exterior masonry is in fair
condition and can be restored.

Second Floor Interior Office Space

For full report on existing conditions, refer to
Appendix B - Existing Conditions Reports.

-

South Building Elevation Basement Interior Storage

Town of Braintree
Feasibility and Initial Design Study for Senior & Veterans Housing at 74 & 90 Pond Street
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Building Existing Conditions - 74 Pond Street

The brick masonry structure at 90 Pond
Street was built in 1926 as the Noah Torrey
Primary School, an expansion to the existing
Noah Torrey Grammar School. In 1966 a
commercial kitchen was added and the
auditorium converted to a cafeteria. The school
was then closed in 1981 and has since been
converted to professional office use. Currently,
the building is used as office space and
catering kitchen.

The structure consists of a two-story
classical-style brick building with hip-roofs,
similar to the existing 90 Pond Street
structure and requires most of the same
updates as 90 Pond Street. The interior
finishes of the building are in fair shape but
will still require replacement in most locations
for residential use. Alongside the Pond Street
Entrance, there is an existing ramp from the
sidewalk allowing for an accessible entry to
the front doors. There are two existing well-
positioned vertical circulation stacks inside the
building as well as interior ramps that require
accessibility updates for residential use.

For full report on existing conditions, refer to
Appendix B - Existing Conditions Reports.

Building Programming

Options for the development of housing at
74 & 90 Pond Street considered the impact of
the following factors.

*  Maximizing the amount of housing on the : : ! 7
site vs. maintaining open space. Vestibule Egress Stair o " Catering Kitchen

Town of Braintree
Feasibility and Initial Design Study for Senior & Veterans Housing at 74 & 90 Pond Street
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*  Maximizing the proposed additional
building massing vs. scale of the existing
historic school buildings.

e Unit type mix

e Providing adequate parking as well as
well-organized vehicular and pedestrian
circulation throughout the site.

* Creating additional housing while
maintaining the residential fabric of the
surrounding neighborhood.

These alternate versions of the development
can be found in the 5/02/24 Initial Conceptual
Design Meeting with TOB included in this
report.

Unit Mix & Amenities

After discussion with town stakeholders,
it was noted that there was a preference for
unit mix weighted toward majority Studio and
1-Bedroom Units due to the project focus
toward a senior population. Site programming
and conceptual design used a blended unit
mix of 50% studio (typically 500-550 sf),

35% 1-bedroom (typically 650-700 sf), 14%
2-bedroom (typically 950-1000 sf), and 1%
3-bedroom (typically 1200 - 1250 sf) units.

In addition to residential units, there
was an expressed need for amenity spaces
such as communal dining facilities, kitchen
services, veteran and senior service offices,
outdoor recreation spaces, and areas for
social gathering. Each of these have been
accommodated in the proposed design, with

the existing catering kitchen intended for reuse.

Town of Braintree

Many of the existing gathering spaces of the
original school buildings allowed for natural
social gathering spaces in the proposed design.

Connecting 74 & 90 Pond

During initial meetings with the town, there
was a preference to expand the footprints of 74
& 90 Pond by creating a connector structure
directly between the two buildings and
maximizing unit counts. Early design iterations
explored this option, however it was determined
that the most efficient layout involves the
addition of a three-story third building set to
the rear of the property with a single story
connector & point of entry. This allows for
a dedicated and welcoming entry courtyard,
accessible entry to all three buildings and
efficient layout for optimal unit counts.

Feasibility and Initial Design Study for Senior & Veterans Housing at 74 & 90 Pond Street

Site & Access

The surrounding parking lot and pedestrian
circulation required significant accessibility
updates to allow for full site access. Parking
layouts were adjusted to provide safe
pedestrian use throughout the site while also
maximizing parking counts. Focusing on
the third building design, an entry courtyard
became the focus at the new main entrance.
The existing recreation area could be reused
for appropriate senior-focused recreational
activities.

While there is no bus stop within the
immediate vicinity of the property, it is
recommended the town consider adjusting
an existing bus route to allow for independent
access to South Braintree Square and
connecting sites. The site design retained the
existing vehicular drop-off along Pond Street.
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THIRD BUILDING + TOWNHOUSES
CONCEPTUAL SITE PLAN
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BASEMENT FLOOR PLAN
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GROSS SF
EXISTING: 47,407 SF
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TOWNHOUSE: 10,800 SF
PROPOSED: 103,913 SF
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STUDIO: 34
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Above: Conceptual Rendering Birdseye View of 74 & 90 Pond Street,
Proposed Building Addition, and Townhouses along Fairview Ave.

Town of Braintree
Feasibility and Initial Design Study for Senior & Veterans Housing at 74 & 90 Pond Street
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Right: Entry Courtyard Conceptual
Rendering from the Parking Lot. 74
Pond Street on the left, Proposed
Building Addition in the center, 90
Pond Street on the right.

Below: Conceptual Rendering from
Pond Street. 74 Pond Street on the
left, Proposed Building Addition in
the center, 90 Pond Street on the
right.
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Above: Conceptual Rendering
from corner of Pond Street
and Fairview Avenue. 90 Pond
Street on the left, Proposed
Building Addition in the center,
Townhouses on the right.

Left: Conceptual Rendering from
Townhouse Entries. 90 Pond
Street on the left, Proposed
Building Addition in the center,
Townhouses on the right.

Town of Braintree
Feasibility and Initial Design Study for Senior & Veterans Housing at 74 & 90 Pond Street
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Townhouses

After studying the building massing
along Fairview Avenue where the property
faces a row of single family residences, it
was recommended to study the addition of
townhouse residences to mitigate the scale
of the larger structures to this residential
street. The addition of townhouses also
allows for additional unit counts and variety,
providing more independent and private
residences with their own exterior entry. The
townhouse structures can be considered
optional and may take other forms to allow
for an appropriate balance of unit types and
financial feasibility.

Scalable funding options for affordable
for-sale condominiums are significantly more
limited than that of rental projects. Additionally,
the product would likely be so different to that
of the 100% affordable rental project in the
main structures that it would too difficult to
underwrite and finance as one project. The
townhouse units provide a good opportunity
to carve out as a separate, for-sale project to
be sold at market rates, thereby providing an
internal subsidy of sorts to the town and the
development. Additionally, it is an opportunity
to partner with a non-profit organization,
community developer, or Habitat for Humanity,
to create deeply affordable for-sale units that
would not rely on the financing structure or
underwriting of the larger affordable rental
property adjacent. There is significant flexibility
in the ‘bonus’ townhouse or cottage units to
include them in the project or carve them out

Town of Braintree

Site Design without Townhouse Design with Townhouse
# Units 70 79
#Studio units 34 34
(as % of total units) 49% 43%
# 1-Bed units 26 26
(as % of total units) 37% 33%
#2-Bed units 9 18
(as % of total units) 13% 23%
#3-Bed units 1 1
(as % of total units) 1% 1%
# Beds 81 99
# Surface Parking Spots 105 92
#Parking spots/unit 1.50 1.16
Building GSF 93,861 104,601
Typical Studio SF 525 525
Typical 1 bed SF 675 675
Typical 2 bed SF 975 1,088
Typical 3 bed SF 1,225 1,225
Residential units & hall 63,606 74,346
(as % of total SF) 68% 71%
Entrance, stairs, mech. 24,450 24,450
(as % of total SF) 26% 23%
Amenity 5,805 5,805
(as % of total SF) 6% 6%
Parking SF 18,975 16,720
(as % of site SF) 14% 13%
Total Site Area SF 132,610 132,610
Building Cost $37,960,617 $44,401,249
Sitework Cost $3,453,039 $4,186,417
Total Cost 541,413,656 548,587,666
Building Cost/Unit $542,295 $562,041
Building Cost/Bed $468,650 $448,497
Sitework Cost/Unit $49,329 $52,993
Total Cost/Unit 5591,624 S615,034
Total Cost/Bed 5511,280 5$490,785
Building Cost/ Building SF $404 $424
Sitework Cost/Site SF $26 $32
Total Cost/ Total SF $441 $465

note: costs from June 2024, no escalation included

Feasibility and Initial Design Study for Senior & Veterans Housing at 74 & 90 Pond Street
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as their own project with their own discrete
investment and development profile.

Construction Cost Estimates

The construction cost estimate focused
initially on the Third Building addition,
renovation to the existing 74 & 90 Pond Street
and surrounding parking and site design. The
total estimated construction cost for this scope
was approximately $41,400,000 for the 70
unit development. That yields an estimated
cost of just over $590,000 per unit. This
cost estimate was based off the conceptual
design described in the previous sections. As a
conceptual estimate, an estimating contingency
of 15% has been included. The cost estimate
was completed in June of 2024. No escalation
has been included in this cost analysis so
that the estimated construction cost could be
compared to the current financial conditions
used in the feasibility modeling approach. It
should be noted that construction costs have
been escalating at near 6% per year, so the
construction cost can be expected to increase
in the future. See the full construction estimate
in appendix C for more detailed information on
the estimate assumptions and exclusions.

A second estimate also factors in the
addition of two-story townhouse units for
additional housing.

In an effort to maximize housing beyond the
Third Building design and footprint of 74 & 90
Pond Street, the Design Team recommended
to consider the additional Townhouse Units.

Town of Braintree

However, the cost estimate for these units

was more than expected and thus the Building
Cost / Unit rose from approx. $590,000 to
approx. $615,000. In order to mitigate the
additional costs, it is worth studying the design
of the townhouses to potentially bring the cost
closer to the $590,000 range. The two-story,
two bedroom townhouse design fit well within
the neighborhood but can be consolidated to
single-story, 1-bedroom units or stacked 2-story
units to provide additional housing.

Financially Feasible Development

Based on the site characteristics,
opportunities and constraints, the site
programming options reviewed and the
construction cost estimates, the housing
development that proves to be the most
achievable at the site is as follows:

*  100% Affordable at 60% AMI

e Approximately 93,000 sf, 3-story, all-
residential development

e 70 residential units (34xStudio, 26x1-
bedroom, 9x2-bedroom, 1x3-bedroom)

» 105 surface parking spots (1.5 spaces per
unit)

Financial Analysis

The financial models used assume a
development program of 100% affordable units
reserved at 60% or lower than the Area Median
Income (AMI), distributed according to the
site programming analysis shown in previous
sections. The property operating model is

Feasibility and Initial Design Study for Senior & Veterans Housing at 74 & 90 Pond Street

developed based on typical operations and
underwriting standards and includes a vacancy
& collection loss factor of 3%, a management
fee of 5%, an operating expense per unit of
approximately $10,500 and a $325/unit/year
replacement reserve allowance. All typical for
multifamily affordable housing operations in the
Boston metropolitan area.

The OneStop Project Output in Appendix
E shows the typical expected operations and
ultimately indicate the Net Operating Income
the property would be able to generate,
which is the basis for understanding the
total financeable value and supportable first
mortgage. On top of the primary debt, we layer
on subsidy sources for analysis purposed and
decision making.

We reconcile the financial resources the
project can support, along with the high-level
capital subsidy sources available to the project,
in light of the assumption of Total Development
Costs (TDC), which have been developed
based on the construction cost analysis
provided by the design team, with additional
contingencies, land value, and profit and
incentive. As indicated below, we have assumed
a land acquisition placeholder of $100,
based on the intense budgetary pressures of
developing housing in the current market, a
total development cost (TDC) of $639,809 per
unit of residential housing, which is consistent
with the current market for multifamily housing
development and includes a contingency, and
allocations for developer’s fee, profit, incentive,
and overhead costs. Reconciling the TDC of
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$639,809 per unit with the implied financeable
value of only $603,857, we identify a feasibility
gap of $35,952 per unit, which must be filled
in order to make the project financeable. The
capital stack includes a first mortgage, and a
variety of capital subsidy sources, including, but
not limited to, state and federal LIHTC, deferred
developer fees, direct land gift subsidy, local
CPA funds, Affordable Housing Trust funds,
HOME funds, and any number of soft sources,
grants, and dedicated affordable housing
support funds available through the State of
Massachusetts, and potentially local sources.

We have assumed, for the purposes of this
analysis, that a portion of the developer fee
would be deferred, and the land would be made
available to the developer at low- or no cost, to
illustrate the impact on feasibility. These are
two strategies nearly every affordable housing
development utilizes in order to make the deal
financially feasible. This leaves a potential
funding gap of $2,516,657, which represents
approximately 5.6% of the TDC, which we
believe is reasonable to fill with a variety of
discrete additional soft debt instruments,
grants, or other sources of capital subsidy,
coupled with value engineering to reduce
overall costs, where possible.

This is consistent with typical affordable
housing development practice. We have
defined a general capital program for this
analysis . It is typical for affordable housing
developments in Massachusetts to use at least
5-10 separate funding sources and programs
for development, and the assumptions made in

Town of Braintree

this model are considered to be conservative
to illustrate a likely typical scenario rather than
a best-case scenario. Any improvements to
interest rates for multifamily loans, reduction
in capitalization rates in the market, reduction
in permitting timing, materials cost, labor cost,
or efficiencies in development, construction, or
expedited entitlements will reduce overall cost,
risk, and timing, and therefore increase the
financial feasibility of development.

Feasibility and Initial Design Study for Senior & Veterans Housing at 74 & 90 Pond Street
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INTRODUCTIONS

Agenda

1. PROJECT TEAM
2. PROJECT SCHEDULE

3. DISCUSSION OF 74 & 90 POND STREET
» Site Context
» Master Plan Documents
» Existing Buildings
4. NEXT STEPS
» Review Existing Documentation

» Building & Site Assessments
» Measured Drawings

Goals

» Understand the Town’s goals for 74 & 90 Pond
Street and how these sites fit into the larger
town context & other ongoing initiatives.

» ldentify any additional documents the team
should review.

The Town seeks a FEASIBILITY AND INITIAL DESIGN STUDY to understand if a senior/veteran low-income rental housing development
is feasible. The rental housing would be restricted to occupancy by households earning less then 80% to as low as 30% of the
Boston/Cambridge/Quincy MSA Median Income (AMI) with occupancy intended for Seniors and Veterans. With ten percent (10%) of the
housing units containing three bedrooms if required and for all of the housing units to be eligible to be included in the Town's Subsidized
Housing Inventory (SHI). The Town will consider market rate and proportions of affordable restricted housing if 100% affordable units are
not feasible. The Town will also consider additional building(s) construction on the parcel. The locus of the FEASIBILITY AND INITIAL
DESIGN STUDY is for one (1) location containing two (2) buildings as described and restricted further below.

The Town believes that re-development of this Town owned property presents an opportunity to build much needed affordable housing for
the Senior and Veteran populations. The Town is looking for creative ideas and solutions that will enhance the community by providing an
increase in senior and veteran housing; as these types of housing are not readily available in Braintree. The re-development would be
respectful of the environment, the neighborhood and abutting land uses. Preservation of the existing buildings and architectural features
shall be incorporated into the FEASIBILITY AND INITIAL DESIGN STUDY. The use of additions, dormers, connectors, and structured
parking are all encouraged. Provisions for a community room and kitchen facilities shall be incorporated into the design at 74 and 90 Pond
Street.

Our jumping off point!
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SCHEDULE

TOWN OF BRAINTREE AFFORDABLE HOUSING STUDY

PROPOSED SCHEDULE DURATION DATE RANGE

PHASE 1: Information Gathering 10 wks 1/29/24 - 4/8/24
1 Project Kick-off: Understand Project Goals & Collect Relevant Documents
Meet with Mayor & Town Staff to understand study goals. (virtual meeting)
Identify key stakeholders and relevant ongoing Town initiatives. Confirm project schedule and deliverables.
Collect & review existing building, site & regulatory documents
2 Assessment: Visit Site & Summarize Conditions
Meet on site to perform visual exploration of the existing buildings & site. (in-person meeting)
Assess the findings to identify existing conditions which may impact housing feasibility and construction costs.
2A Assessment: Create Measured Drawings
Create measured base drawings for buildings and site.
3 Feasibility Analysis: Housing Opportunities & Market Conditions
Meet with the Town's affordable housing organizations/advocates to collect info on community's housing needs and resources. (virtual
Analyze Housing Opportunities for the building & site
Analyze market conditions & funding opportunities
4 Summary of Opportunities: Share Findings & Engage Public
Meet with Town project team (virtual meeting)
Public meeting to share initial findings & elicit feedback. (virtual meeting)
Online polls and options for additional public feedback.

AN FEB MAR APR MAY JUN

o) N o | © < o 1 vl a0 o o |~ o |~ |
N O O N O N e - N S - R O <
¥ & &7 d s s ¥ Y I ST B 8 B C o o ©

PHASE 2: Conceptual Desigh & | 11 wks 4/8/24 - 6/24/24
1 Initial Conceptual Design
Identify what housing options w/in existing buildings and/or new construction. Present initial funding options.
Meet with Town project team to review conceptual design report.(virtual meeting)

2 Final Conceptual Design

Identify what housing options w/in existing buildings and/or new construction. Present initial funding options.

Meet with Town project team to review conceptual design report.(virtual meeting)

3 Financial Feasibility of Design

Construction cost estimate for buildings & site

Proforma

4 Final Report

Meet with Town project team to review conceptual design report.(virtual meeting)

Compiled Study report with deliverables from each task above + executive summary

OVERALL PROPOSED SCHEDULE |21 wks 1/29/24 - 6/24/24




SITE CONTEXT - ZONING

4 |y Zoning : & : : ‘3 -_ g L Notes:
iw Zoning Labels \ _ _ :
g 3 \Braintree. esB
BWLD | i 1. Are there any
Cluster 1 . . ' S 7 s o overlay districts we
Cluster 2 :  Theyerpublic /¢ should be aware of?

________________ | O . 2. Are there any

Highway Business District (HBD) LS L RasC | [ CELAGE restrictions to building
Open Space 1 i ;

Residential A (ResA) e\l in Open Space zone?
Residential B (ResB) : ) 2 S8 Bkt MRa R L— (beyond wetlands &
Residential C (ResC) _ o @ 0 A s a1 W floodplain restrictions).

3. Combined site:
368,953 SF;

5,000 sf per one
bedroom unit =73
units (zoning sec 705)




SITE CONTEXT - DEP WETLANDS

4 v DEP Wetlands
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Barrier Beach System

Barrier Beach-Coastal Beach
Barrier Beach-Coastal Dune
Barrier Beach-Shrub Swamp
Bog

Coastal Bank Bluff or Sea CIiff
Coastal Beach

Coastal Dune

Cranberry Bog

Deep Marsh

Open Water

Rocky Intertidal Shore

Salt Marsh

Shallow Marsh Meadow or Fen
Shrub Swamp

Tidal Flat

Wooded Swamp Coniferous
Wooded Swamp Deciduous
Wooded Swamp Mixed Trees

Notes:

1. Required setback
distances to be
determined.
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SITE CONTEXT - FLOOD ZONES & FEMA
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MASTERPLAN DOCUMENTS

HOUSING AND
DEMOGRAPHICS

Braintree’s population is projected to reach
between 42,000 and 50,000 residents

by 2040. Population growth from 2010

to 2020 outpaced housing unit growth,
with a 9.51 percent increase in population
compared to a 5.42 percent increase in
housing units, according to the Census
2020.

The percentage of Black, Indigenous and
People of Color (BIPOC) populations has
doubled from 15 percent in 2010 to nearly
30 percent in 2020, driven mainly by an
increase in the Asian population. Around
23 percent of Braintree residents speak a
language other than English at home, with
Chinese and Vietnamese being the most
common.

Most of Braintree’s housing (64 percent)

is single-family detached units, and about
74 percent of housing units are owner-
occupied. However, there’s a mismatch
between hosehold size and the number of
bedrooms available. While 56 percent of
households have one or two members, only
12 percent of housing units are studios or
one-bedroom, and 25 percent are studio,
one-, or two-bedroom units.

Median household income in Braintree

has risen by 7.41 percent since 2000.
Average residents could afford to purchase
a $405,300 home, but the median home
sales price in 2020 was $615,250. Seventy-
three percent of low- and moderate-income
households are considered cost-burdened,
paying more than 30 percent of their incom
on housing, which is not unique to Braintree
and is common throughout the Boston area.

ECONOMIC
DEVELOPMENT

Despite the fastest-growing population
group is the 65-74 age group, there are

young people coming to Braintree which is
making the population wealthier and more
educated. In addition, an influx of workers
increases the town’s daytime population by
over 7,000.

Braintree is strategically positioned to
benefit from regional economic trends and
transit-accessible development due to its
proximity to the Red Line and commuter
rail. The Town'’s relatively low property tax
rates make it appealing for residents and
businesses. Braintree has opportunities
for redevelopment, adaptive reuse, and
infill development. Industrial lands, office
parks, and locally-oriented developments
hold the potential to accommodate growth
and enhance amenities and services for
residents.

BRAINTREE IN CONTEXT -

FACILITIESAND
SERVICES

Braintree's town-owned buildings are
aging, requiring future upgrades or
replacements, and several departments
have expressed this need. The Town needs
more comprehensive facility assessments
for building maintenance planning aligned
with a five-year capital plan.

In 2018, East Middle School underwent
renovations to add a new wing and in 2023,
the brand new state of the art South Middle
School opened. However, most educational
buildings are outdated and in need of
modernization and newer technologies.

Despite the Department of Veterans
Services provides assistance for senior
veterans, the growing population of

older adults poses space, staffing, and
funding challenges for the Department of
Elder Affairs. Housing costs and limited
transportation options affect the quality of
life for older adults and veterans. Also, the
Police Department requires a new facility
and the Department of Public Works needs
amodernized facility.

Braintree Electric Light Department (BELD)
provides an excellent service to the Town,
particularly related to IT services.

BRAINTREE IN CONTEXT -

CHAPTER9

RESIDENTIAL

NEIGHBORHOODS AND
HOUSING OF TIONS

Theme Vision

In 2033, Braintree will have a reasonable supply of diverse
housing, including affordable housing options, that are compatibly
scaled and well-designed to harmonize with the context of

the surrounding neighborhood. The Town has carefully and
strategically established growth policies that preserve, protect, and

improve existing residential neighborhoods.

Goal 1 Goal 2
Protecting Diverse Housing
Neighborhoods and Options
Enhance Community

Engagement

Goal 3 Goal 4

Locations Accessible to Maintain State’s Current

Transit Housing Goals
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FUTURE L AND USE MA
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QUINCY

Investment and Beautification Areas

— ultimodal Improvement Area - South
Shore Plaza to Braintree Station

[ Transformation Areas

RANDOLPH

== |ands of Interest/Protection Areas
~ Bike/Pedestrian Improvement Areas

1 Neighborhood Preservation Areas

“ River Trail Access Points 5
18 - BRAINTREE 2033

90 Pond Street offers the opportunity for mixed-use development that incorporates
commercial and residential uses.
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SITE PLAN & EXISTING BUILDINGS

Notes:

. CF EXIST CATEH BASIN
SEWER MANMOLE

= 1. Measured survey to
be completed.

TR 2. Any required
setback from Sewer
Easement?

3. Zoning (sec 806)
requires 2 parking
spaces/unit for
multifamily. Possible
adjustment for senior/

veteran housing?

e
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Lot Area’ 132,8584 5F
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90 POND STREET

Notes:

1. Lower Level has
ramp (to be reviewed
for compliance). Had
previously flooded
(may not have been
stormwater).

2. Existing elevator
to be reviewed for
vertical circulation.

i
| 930 S.F.

e

3. Existing windows

BASEMENT PLAN are not operable.

Mech. Space Mech. Space

SECOND FLOOR PLAN THIRD FLOOR PLAN
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74 POND STREET

Notes:

T~y

1. First Floor has ramp
(to be reviewed for
compliance).

2. Existing elevator
to be reviewed for
vertical circulation.

Open Meeting Room

Parks Commission

] L)
/ ¢ Health Board ' i
e + Planning & Cons. 3. Currently occupied.
* Water & Sewer
¢ Board of Assessors }
itafie ¢ Zoning Board of Appeals oy
i + Sign Review Board
e
] Assessors Office
! 2,094 SF.
riseth 7 STAK Y

(i
‘; Office
|
|
L
Quter - |

Lobby . .

j Parks & Rec.
3 < laner
/ | - Lobby
K
o i ) ‘.

FIRST FLOOR PLAN SECOND FLOOR PLAN
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NEXT STEPS

TOWN OF BRAINTREE AFFORDABLE HOUSING STUDY JAN FEB MAR APR MAY
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PHASE 1: Information Gathering 10 wks 1/29/24 - 4/8/24
1 Project Kick-off: Understand Project Goals & Collect Relevant Documents
Meet with Mayor & Town Staff to understand study goals. (virtual meeting)
Identify key stakeholders and relevant ongoing Town initiatives. Confirm project schedule and deliverables.
Collect & review existing building, site & regulatory documents
2 Assessment: Visit Site & Summarize Conditions _
Meet on site to perform visual exploration of the existing buildings & site. (in-person meeting)
Assess the findings to identify existing conditions which may impact housing feasibility and construction costs. '
2A Assessment: Create Measured Drawings _
Create measured base drawings for buildings and site.
3 Feasibility Analysis: Housing Opportunities & Market Conditions
Meet with the Town's affordable housing organizations/advocates to collect info on community's housing needs and resources. (virtual
Analyze Housing Opportunities for the building & site
Analyze market conditions & funding opportunities »
4 Summary of Opportunities: Share Findings & Engage Public _
Meet with Town project team (virtual meeting) '
Public meeting to share initial findings & elicit feedback. (virtual meeting)
Online polls and options for additional public feedback.

PHASE 2: Conceptual Desigh & | 11 wks 4/8/24 - 6/24/24

1 Initial Conceptual Design _

Identify what housing options w/in existing buildings and/or new construction. Present initial funding options.
Meet with Town project team to review conceptual design report.(virtual meeting)

2 Final Conceptual Design _

Identify what housing options w/in existing buildings and/or new construction. Present initial funding options.

Meet with Town project team to review conceptual design report.(virtual meeting)

Construction cost estimate for buildings & site

3 Financial Feasibility of Design _

Proforma

Meet with Town project team to review conceptual design report.(virtual meeting)

4 Final Report o o e

Compiled Study report with deliverables from each task above + executive summary

OVERALL PROPOSED SCHEDULE |21 wks 1/29/24 - 6/24/24




TOWN OF BRAINTREE

FEASIBILITY & INITIAL DESIGN STUDY FOR
AFFORDABLE HOUSING STUDY AT 74 & 90 POND STREET

MEETING #2: HOUSING NEEDS DISCUSSION
MARCH 15, 2024

» eana,.  KIRK&COMPANY /\/ @ES ;i RSE

Constructon Consultnts 12 31 Estate Counselors  Nitsch Engineering

CROWLEY
COTTRELL

LDd

ARCHITECTURE & INTERIORS



INTRODUCTIONS

Agenda

1.
2
3.
4. REVIEW OF AVAILABLE EXISTING DOCUMENTATION REGARDING BRAINTREE’S HOUSING NEEDS

PROJECT TEAM
. PROJECT SCHEDULE
EXISTING CONDITIONS - 74 & 90 POND STREET

» What we’ve found
» Where else we should look

5. STAKEHOLDER’S PERSPECTIVE ON LOCAL HOUSING INITIATIVES THAT ARE WORKING WELL & WHERE GAPS EXIST

» Senior Housing

» Senior Center Services
» Veteran’s Housing

» Veteran’s Services

NEXT STEPS
» Analyze Housing Opportunities
» Share Findings & Engage Public
» Initial Conceptual Design

DISCUSSION OF HOW POND STREET HOUSING MAY BE ABLE TO FILL THOSE GAPS

Goals

»

»

Collect info on community’s housing needs & resources.

Identify any additional documents the team should review.
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SCHEDULE
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PHASE 1: Information Gathering 11 wks 1/29/24 - 4/15/24

1 Project Kick-off: Understand Project Goals & Collect Relevant Documents
Meet with Mayor & Town Staff to understand study goals. (virtual meeting)

Identify key stakeholders and relevant ongoing Town initiatives. Confirm project schedule and deliverables.

Collect & review existing building, site & regulatory documents

2 Assessment: Visit Site & Summarize Conditions

Meet on site to perform visual exploration of the existing buildings & site. (in-person meeting)
Assess the findings to identify existing conditions which may impact housing feasibility and construction costs.

|

2A Assessment: Create Measured Drawings

Create measured base drawings for buildings and site.

3 Feasibility Analysis: Housing Opportunities & Market Conditions

Meet with the Town's affordable housing organizations/advocates to collect info on community's housing needs and resources. (virtual
Analyze Housing Opportunities for the building & site

Analyze market conditions & funding opportunities
4 Summary of Opportunities: Share Findings & Engage Public

Meet with Town project team (virtual meeting)

Public meeting to share initial findings & elicit feedback. (virtual meeting)

Online polls and options for additional public feedback.

PHASE 2: Conceptual Design & | 11 wks 4/15/24 - T7/1/24
1 Initial Conceptual Design

Identify what housing options w/in existing buildings and/or new construction. Present initial funding options.

Meet with Town project team to review conceptual design report.(virtual meeting)

2 Final Conceptual Design

Identify what housing options w/in existing buildings and/or new construction. Present initial funding options.
Meet with Town project team to review conceptual design report.(virtual meeting)

3 Financial Feasibility of Design

Construction cost estimate for buildings & site

Proforma

4 Final Report
Meet with Town project team to review conceptual design report.(virtual meeting)

Compiled Study report with deliverables from each task above + executive summary

OVERALL PROPOSED SCHEDULE |22 wks 1/29/24 - 7/1/24
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BRAINSTORMING EXISTING DOCUMENTATION

HOUSING AND
DEMOGRAPHICS

Braintree’s population is projected to reach
between 42,000 and 50,000 residents

by 2040. Population growth from 2010

to 2020 outpaced housing unit growth,
with a 9.51 percent increase in population
compared to a 5.42 percent increase in
housing units, according to the Census
2020.

The percentage of Black, Indigenous and
People of Color (BIPOC) populations has
doubled from 15 percent in 2010 to nearly
30 percent in 2020, driven mainly by an
increase in the Asian population. Around
23 percent of Braintree residents speak a
language other than English at home, with
Chinese and Vietnamese being the most
common.

Most of Braintree’s housing (64 percent)

is single-family detached units, and about
74 percent of housing units are owner-
occupied. However, there’s a mismatch
between hosehold size and the number of
bedrooms available. While 56 percent of
households have one or two members, only
12 percent of housing units are studios or
one-bedroom, and 25 percent are studio,
one-, or two-bedroom units.

Median household income in Braintree

has risen by 7.41 percent since 2000.
Average residents could afford to purchase
a $405,300 home, but the median home
sales price in 2020 was $615,250. Seventy-
three percent of low- and moderate-income
households are considered cost-burdened,
paying more than 30 percent of their incom
on housing, which is not unique to Braintree
and is common throughout the Boston area.

ECONOMIC
DEVELOPMENT

Despite the fastest-growing population
group is the 65-74 age group, there are

young people coming to Braintree which is
making the population wealthier and more
educated. In addition, an influx of workers
increases the town’s daytime population by
over 7,000.

Braintree is strategically positioned to
benefit from regional economic trends and
transit-accessible development due to its
proximity to the Red Line and commuter
rail. The Town'’s relatively low property tax
rates make it appealing for residents and
businesses. Braintree has opportunities
for redevelopment, adaptive reuse, and
infill development. Industrial lands, office
parks, and locally-oriented developments
hold the potential to accommodate growth
and enhance amenities and services for
residents.

BRAINTREE IN CONTEXT -

FACILITIESAND
SERVICES

Braintree's town-owned buildings are
aging, requiring future upgrades or
replacements, and several departments
have expressed this need. The Town needs
more comprehensive facility assessments
for building maintenance planning aligned
with a five-year capital plan.

In 2018, East Middle School underwent
renovations to add a new wing and in 2023,
the brand new state of the art South Middle
School opened. However, most educational
buildings are outdated and in need of
modernization and newer technologies.

Despite the Department of Veterans
Services provides assistance for senior
veterans, the growing population of

older adults poses space, staffing, and
funding challenges for the Department of
Elder Affairs. Housing costs and limited
transportation options affect the quality of
life for older adults and veterans. Also, the
Police Department requires a new facility
and the Department of Public Works needs
amodernized facility.

Braintree Electric Light Department (BELD)
provides an excellent service to the Town,
particularly related to IT services.

BRAINTREE IN CONTEXT -

CHAPTER9

RESIDENTIAL

NEIGHBORHOODS AND
HOUSING OF TIONS

Theme Vision

In 2033, Braintree will have a reasonable supply of diverse
housing, including affordable housing options, that are compatibly
scaled and well-designed to harmonize with the context of

the surrounding neighborhood. The Town has carefully and
strategically established growth policies that preserve, protect, and

improve existing residential neighborhoods.

Goal 1 Goal 2
Protecting Diverse Housing
Neighborhoods and Options
Enhance Community

Engagement

Goal 3 Goal 4

Locations Accessible to Maintain State’s Current

Transit Housing Goals

10



DISCUSSION

1. REVIEW OF AVAILABLE EXISTING DOCUMENTATION REGARDING BRAINTREE’S HOUSING NEEDS
» What we’ve found

» Where else we should look
2. STAKEHOLDER’S PERSPECTIVE ON LOCAL HOUSING INITIATIVES THAT ARE WORKING WELL & WHERE GAPS EXIST

3. DISCUSSION OF HOW POND STREET HOUSING MAY BE ABLE TO FILL THOSE GAPS
» Senior Housing
» Senior Center Services
» Veteran’s Housing
» Veteran’s Services

11



NEXT STEPS
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PHASE 1: Information Gathering 11 wks 1/29/24 - 4/15/24

1 Project Kick-off: Understand Project Goals & Collect Relevant Documents
Meet with Mayor & Town Staff to understand study goals. (virtual meeting)

Identify key stakeholders and relevant ongoing Town initiatives. Confirm project schedule and deliverables.

Collect & review existing building, site & regulatory documents

2 Assessment: Visit Site & Summarize Conditions

|

Meet on site to perform visual exploration of the existing buildings & site. (in-person meeting)
Assess the findings to identify existing conditions which may impact housing feasibility and construction costs.

2A Assessment: Create Measured Drawings

Create measured base drawings for buildings and site.

3 Feasibility Analysis: Housing Opportunities & Market Conditions

Meet with the Town's affordable housing organizations/advocates to collect info on community's housing needs and resources. (virtual
Analyze Housing Opportunities for the building & site

Analyze market conditions & funding opportunities

4 Summary of Opportunities: Share Findings & Engage Public
Meet with Town project team (virtual meeting)

Public meeting to share initial findings & elicit feedback. (virtual meeting)

Online polls and options for additional public feedback.

PHASE 2: Conceptual Design & | 11 wks 4/15/24 - T7/1/24

1 Initial Conceptual Design LT _

Identify what housing options w/in existing buildings and/or new construction. Present initial funding options.

Meet with Town project team to review conceptual design report.(virtual meeting)
2 Final Conceptual Design

Identify what housing options w/in existing buildings and/or new construction. Present initial funding options.
Meet with Town project team to review conceptual design report.(virtual meeting)

3 Financial Feasibility of Design
Construction cost estimate for buildings & site

Proforma
4 Final Report
Meet with Town project team to review conceptual design report.(virtual meeting)

Compiled Study report with deliverables from each task above + executive summary

OVERALL PROPOSED SCHEDULE |22 wks 1/29/24 - 7/1/24
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INTRODUCTION

Meeting Agenda Meeting Goals

1. PROJECT SCHEDULE » Determine what existing conditions repair/

2. HOUSING NEEDS replacements and code compliance scope should
3. EXISTING CONDITIONS DRAWINGS be included in the project’s renovation.

4. SITE - CIVIL & LANDSCAPE

5. EXISTING CONDITIONS OBSERVATIONS REVIEW

» ARCHITECTURAL - EXTERIOR
» ARCHITECTURAL - INTERIOR
» MEPFP

» STRUCTURAL

6. CODE RESEARCH
» ACCESSIBILITY
» WORK AREA COMPLIANCE
» EGRESS
» VERTICAL OPENINGS
» STAIRS
7. NEXT STEPS
» DESIGN LAYOUTS
» PUBLIC MEETING

TOB - 74 & 90 POND ST ROWLEY
n 2024-04-11 Q uana,, KIRK&COMPANY /\/ @ES | coTTRELL I_ Da
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SCHEDULE
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PHASE 1: Information Gathering 11 wks 1/29/24 - 4/15/24

1 Project Kick-off: Understand Project Goals & Collect Relevant Documents
Meet with Mayor & Town Staff to understand study goals. (virtual meeting)

Identify key stakeholders and relevant ongoing Town initiatives. Confirm project schedule and deliverables.

Collect & review existing building, site & regulatory documents

2 Assessment: Visit Site & Summarize Conditions

Meet on site to perform visual exploration of the existing buildings & site. (in-person meeting)
Assess the findings to identify existing conditions which may impact housing feasibility and construction costs.

|

2A Assessment: Create Measured Drawings

Create measured base drawings for buildings and site.

3 Feasibility Analysis: Housing Opportunities & Market Conditions

Meet with the Town's affordable housing organizations/advocates to collect info on community's housing needs and resources. (virtual
Analyze Housing Opportunities for the building & site

Analyze market conditions & funding opportunities
4 Summary of Opportunities: Share Findings & Engage Public

Meet with Town project team (virtual meeting)

Public meeting to share initial findings & elicit feedback. (virtual meeting)

Online polls and options for additional public feedback.

PHASE 2: Conceptual Design & | 11 wks 4/15/24 - T7/1/24
1 Initial Conceptual Design

Identify what housing options w/in existing buildings and/or new construction. Present initial funding options.

Meet with Town project team to review conceptual design report.(virtual meeting)

2 Final Conceptual Design

Identify what housing options w/in existing buildings and/or new construction. Present initial funding options.
Meet with Town project team to review conceptual design report.(virtual meeting)

3 Financial Feasibility of Design

Construction cost estimate for buildings & site

Proforma

4 Final Report
Meet with Town project team to review conceptual design report.(virtual meeting)

11

Compiled Study report with deliverables from each task above + executive summary

OVERALL PROPOSED SCHEDULE |22 wks 1/29/24 - 7/1/24
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HOUSING NEEDS (MEETING 3/15)

KEY TAKEAWAYS

PROCESS & FUNDING

»  Multi-source funding stack: LIHTC, HIF,
CEDAC, ARPA funding, private funding &
more.

STATUS OF EXISTING REGIONAL HOUSING

» Ongoing collaboration with TOB Planning
Department.

» Wide range of AMI throughout regional housing
(from 30% AMI to 120% AMI) - but more is
needed.

» Desirable unit sizes: studio, 1 bed, 2 bed.

»  Wait lists for all existing housing (1-5 years).

» Residents applying are younger than in
previous years. (65-70 yrs).

» Seniors are fastest growing shelter population,
while the veteran needs seems to be dropping
b/c of targeted development by the VA.

» Ongoing maintenance is critical to consider.

TOB - 74 & 90 POND ST
2024-04-11

CONSIDERATIONS - BUILDING FOR SENIORS

»

»

»

»

»

»

»

Units designed for aging in place: no bathtubs,
grab bars, fire suppression at cooktop, designated
smoking area

Important to have social gathering space, social
programming, spaces for outside agents to meet
with residents.

Access to resident service coordinator.

Access to meals/meal program.

Accommodate outside assistants that may be
visiting/serving residents.

Access to transportation, especially medical.
Residents want to stay in the community they
know.

CONSIDERATIONS - BUILDING FOR VETS

»

»

<

Need supportive services to be successful.
Residents want to stay in the community they
know.

giana,. KIRK&COMPANY /\/ @55 S%?YRLEELI I_ D a
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EXISTING CONDITIONS DRAWINGS 4 Pond St
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EXISTING CONDITIONS DRAWINGS

90 Pond St
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EXISTING CIVIL ASSESSMENTS 74 Pond | 90 Pond:

ZONING SETBACKS DIAGRAM SOIL SURVEY
T et g » Most of the site is classified as
2 N e X o = .

Urban Land and hydrologic soil
group A based on the Natural
Resources Conservation
Service (NRCS).
» The southern area is wetland,
classified as silt loams and
hydrologic soil groups B/D.

PERMITTING
. » Existing wetland resource area
is at the southern part of the
site. The site is not within
the ACEC (areas of critical
environmental concerns),

SCHEDULE OF DIMENSIONAL CONTROLS
ZONING DISTRICT: GENERAL BUSINESS DISTRICT (GBD)

e | o Natural Heritage Priority
S OO Habitat or Endangered Species
AT Areas, or Wellhead Protection
T ’ ) AL Areas.
e | s =, » The southern part of the site in is
e e BRI e <A AE zone of FEMA floodplain.

“In business and commercial disiricts the height limitation fs 50 feet for habitable and 45 feo! for nonhabitable buildings

TOB - 74 & 90 POND ST - ‘\‘ “ i ] | crowLEY
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EXISTING CIVIL ASSESSMENTS 74 Pond | 90 Pond:

EXISTING UTILITIES DIAGRAM UTILITY INFRASTRUCTURE
A » Three catch basin inlets are
visible.

» The sewer line enters the site
from the north side from an
existing sewer main that runs
in Pond St. then it runs west.

» Two manholes on site.

» EXisting sewer easement at the
south lower grade of the site.

» Existing 2” water line enters
from Pond St. One fire

— hydrant between two
buildings. The hydrant water
connection is unsure.
» NoO visible gas utility on-site.
» Utility poles at east property
line for Electric/telecom.

e T
POND STR B

LEGEND

DRAIN
SEWER

fe /TR o TN /
A 1 .
ELECTRIC/TELECOM == ——r—r—r= = T T Y
WATER ) =% 7 N\
ww a7 / \
e [ //
< — "

SCALE:
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EXISTING LANDSCAPE ASSESSMENTS 4 Pond 190 Pond
VIEWS INTO THE SITE DIAGRAM
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EXISTING LANDSCAPE ASSESSMENTS 4 Pond 190 Pond
VIEWS FROM THE SITE DIAGRAM

--------
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EXISTING LANDSCAPE ASSESSMENTS 4 Pond 190 Pond
EXISTING CONDITIONS SITE PLAN

FRONT DRIVE
- | » Adequate space for drop off and
~~~~~~~~ e T~/ pick up.

[ Cmmmmo oo 4 h > Bus pull-off is functional with car
\ pass-by space.

» Fair condition of asphalt and
granite curbs with a few
missing ones.

sssss

NNNNNNNNNNNNNN

T d — PARKING LOTS
e © O __——" » 85 parking spaces altogether on
» The asphalt condition is fair with
a few cracks to repair.

TOB - 74 & 90 POND ST i ] | cROWLEY
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EXISTING LANDSCAPE ASSESSMENTS 4 Pond 190 Pond
VEGETATION DIAGRAM

\ f
) /
| __ LAWN
- \ o @ @' o032 _ - » One larger evergreen tree and
E=— - \ N\ e | eee b small oaks, side lawns are
I oo N . \ - \ T ' \\\\ . ’
NNNNNNNNNNN \ \ \ I ~. open with small oaks.

L Perimeter along Fairview Ave

I and Cemetery — chain link

| fence between the cemetery
and the property.

» Consider the removal of the
fence.

» The connection path between
two buildings needs shade and
screening.

TOB - 74 & 90 POND ST i ] | cROWLEY
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EXISTING LANDSCAPE ASSESSMENTS 74 Pond | 90 P°”d:
PEDESTRIAN CIRCULATION DIAGRAM

PORTS/PLAY AREA

» Located behind the back
parking area, a basketball
court, metal swing set, and
metal slide.

» Equipments are in poor

condition with no accessible

connection.

=<
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EXISTING LANDSCAPE ASSESSMENTS 74 Pond | 90 PO”d:
ELEVATION AND SLOPE DIAGRAM

—————————————————

,,,,,,,,,,,,,,,,,,,,,,,,,

EDGE CONDITIONS OF WOODS
» A chain link fence about six feet
tall separates the lawn from
the woods.
» » Directly behind the fence is a
steep decline that slopes down
towards the river.

TOB - 74 & 90 POND ST o ROWLEY
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ASSESSMENT OBSERVATIONS & RECOMMENDATIONS

74 Pond | 90 Pond

ARCHITECTURAL - EXTERIOR

ROOFING - 74

» Slate roofing on main structure in fair to good
condition. Some wear and damage visible.
Membrane flat roofing at auditorium & kitchen in
fair to good condition. Repair slate as required,
assess membrane roofing for leaks and replace
membrane roof. New flashing as required.
Modify roof insulation as required to meet energy
code.

» Both vent stacks appear plumb with standing
seam metal roofing, unknown divot visible on NW
stack. Access not available. Review flashing for
damage, repair as required.

» Metal gutter mostly in good shape, some damage
visible. Existing gutters drain to perimeter drain.
Replace flashing around gutters as required,
repair dented gutters.

» Painted wood eave has some peeling visible.
Repair and paint as required.

TOB - 74 & 90 POND ST
2024-04-11

ROOFING - 90

» Asphalt roofing throughout in poor to fair condition.
Access not available. Replace asphalt shingle & roof
flashing. Modify roof insulation as required to meet
energy code.

» Chimneys appear plumb, some spalling visible.
Repoint both chimneys. Install new fitted caps.

» Some damage visible at metal gutter. Existing
gutters drain to perimeter drain. Replace flashing
around gutters as required, repair dented gutters &
disconnected downspouts.

» Painted wood eave trim peeling and visibly damaged.
Replace or repair as required.

[ |
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ASSESSMENT OBSERVATIONS & RECOMMENDATIONS 74 Pond | 90 Pond:

ARCHITECTURAL - EXTERIOR

WALLS - 74

» Brick masonry exterior showing cracking and
significant spalling, especially around window and
door openings. Rebuild and repoint masonry as
required. Modify exterior wall insulation to meet
energy code.

» No flashing at corbelled building base.
Recommend to add flashing over corbelling.

WALLS - 90
» Brick masonry on granite block foundations.
Masonry in fair to good shape, some spalling
visible. Repoint masonry as required. Modify
exterior wall insulation to meet energy code.

DOORS & WINDOWS - 74
» Exterior wood window trim is in poor shape.
Windows are fixed glass units, some broken.
Exterior doors have inappropriate hardware.
Replace exterior window trim and window units
with operable units. Install new door hardware.

16 TOB - 74 & 90 POND ST
2024-04-11

Reflash & seal openings.

DOORS & WINDOWS - 90
» Exterior wood window trim is in poor shape,

existing steel lintels at lower level are rusted and
failing. Stone sills and headers are in decent
shape, some cracking visible. Windows are
fixed glass units, some broken. Exterior doors
have inappropriate hardware. Replace exterior
window trim and window units with operable
units. Replace steel lintels, cracked stone
sills and headers. Install new door hardware.

Reflash & seal openings.
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ASSESSMENT OBSERVATIONS & RECOMMENDATIONS 4 Pond 190 Fond
ARCHITECTURAL - EXTERIOR
ENTRY VESTIBULE - 74

» Brick and stone cap stairs and accessible sloped
path lead to front entry vestibule. Railing at stair
not to code. Code: Replace railings with code
compliant.

» Vestibule interior in good condition, some paint
finishes peeling, front entry door not to code.
Repair and repaint wood trim. New compliant
door with closing hardware.

ENTRY VESTIBULE - 90

» Granite stone steps and metal railing. Inaccessible
entry from sidewalk. Code: Provide accessible
route to front door.

» Railings & guardrail not to code. Code: Replace
railings with code compliant.

» Peeling paint at wood finishes, brick spalling
visible. Repair and repaint wood trim. Replace
missing column. Repoint brick as required.

TOB - 74 & 90 POND ST KIRK &COMPANY i
2024-04-11 Qc mstruction Cont Ilms Real Estate Counselors chhy @ES ‘= RSE
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ASSESSMENT OBSERVATIONS & RECOMMENDATIONS 4 Pond 190 Fond
ARCHITECTURAL - EXTERIOR
ADDITIONAL POINTS OF ENTRY - 74

» EXisting entry points are not accessible. Make
accessibility upgrades as required if intended for
public use.

» Railings at all stairs are damaged or not to code.
Replace with code compliant railing.

» Rear door not level with egress. Adjust entry for
flush entry.

ADDITIONAL POINTS OF ENTRY - 90

» EXisting entry points are not accessible. Make
accessibility upgrades as required if intended for
public use.

» Railing at rear ramp is damaged. Replace with
code compliant railing.

» Rear door not level with egress. Adjust entry for
flush entry.

TOB - 74 & 90 POND ST i ) "
m @F‘;&ﬂﬁm KIRK&COMPANY /\/ @S ] RSE B I_Da
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ASSESSMENT OBSERVATIONS & RECOMMENDATIONS e rond
ARCHITECTURAL - INTERIOR
BASEMENT - 74 - OBSERVATIONS

» Level change at center section of structure and
auditorium stage, ramp without railing.

» EXisting brick masonry have visible spalling &
deterioration.

» EXisting piping limits accessibility through
southeast corner of basement level.

BASEMENT - 74 - RECOMMENDATIONS
» Repoint masonry walls & chimney where required.

» See MEP & Structural recommendations.

= LDA
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ASSESSMENT OBSERVATIONS & RECOMMENDATIONS %0 PO”d:
ARCHITECTURAL - INTERIOR
BASEMENT - 90 - OBSERVATIONS

» Both sets of stairs & railings are not to code.
Railing height, extensions noncompliant. Main
stair width tight.

» Interior finishes are damaged and outdated.

» Cracked concrete slab on grade.

» Obsolete mechanical equipment throughout.

BASEMENT - 90 - RECOMMENDATIONS

» Code: Multiple issues with existing railings & stairs,
extent of changes will be based on final scope of

work.

. T

» Repoint masonry walls and new finishes as
required.

» See MEP & Structural recommendations.

TOB - 74 & 90 POND ST ' i | crROWLEY
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ASSESSMENT OBSERVATIONS & RECOMMENDATIONS e rond
ARCHITECTURAL - INTERIOR
FIRST FLOOR - 74 - OBSERVATIONS

» Ramp railings are not to code at both stairs and
ramps.

» Interior finishes throughout in fair to good condition.

» Level changes at center section of structure and
auditorium stage.

» Kitchen finishes, equipment and fixtures in fair to
good condition. See MEP recommendations.

FIRST FLOOR - 74 - RECOMMENDATIONS

» Code: Accessibility layout changes and upgrades
to all public spaces.

» Consider how to best mitigate level change with
new design.

» Consider: reusing existing kitchen layout and
equipment, replace finishes as required.

» See MEP & Structural Recommendations

TOB - 74 & 90 POND ST i )
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ASSESSMENT OBSERVATIONS & RECOMMENDATIONS JoPond
ARCHITECTURAL - INTERIOR
FIRST FLOOR - 90 - OBSERVATIONS

» Both sets of stairs & railings are not to code.
Railing height, extensions noncompliant. Main
stair width tight.

» ACT suspended system damaged.

» Plumbing fixtures & interior finishes are damaged
and outdated.

FIRST FLOOR - 90 - RECOMMENDATIONS

» Code: Multiple issues with existing railings & stairs,
extent of changes will be based on final scope of
work.

» Replace interior finishes throughout.

| CROWLEY L D a
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ASSESSMENT OBSERVATIONS & RECOMMENDATIONS e rond
ARCHITECTURAL - INTERIOR
SECOND FLOOR - 74 - OBSERVATIONS

» Ramp railings are not to code.

» Bathroom finishes are outdated.

» Level change above auditorium.

SECOND FLOOR - 74 - RECOMMENDATIONS

» Code: Multiple issues with existing railings, extent
of changes will be based on final scope of work.

» Consider how to best mitigate level change with
new design.

» Replace interior finishes as required.

| CROWLEY L D a
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ASSESSMENT OBSERVATIONS & RECOMMENDATIONS JoPond
ARCHITECTURAL - INTERIOR
SECOND FLOOR - 90 - OBSERVATIONS

» Both sets of stairs and railings are not to code.
Railing height, extensions noncompliant. Main
stair width tight.

» Interior finishes are damaged and outdated.

» Water infiltration from southwest roof valley leak
has damaged finishes.

» ACT suspended system damaged.
SECOND FLOOR - 90 - RECOMMENDATIONS

» Code: Multiple issues with existing railings & stairs,
extent of changes will be based on final scope of
work.

» Replace interior finishes throughout.

CROWLEY L D a
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ASSESSMENT OBSERVATIONS & RECOMMENDATIONS e rond
ARCHITECTURAL - INTERIOR
ATTIC - 74 - OBSERVATIONS

» Entire attic unfinished. Cold attic does not include
insulation visible at roof framing. Batt insulation at
attic floor framing.

» Only attic access requires use of fixed vertical
ladder.

» Both brick masonry ventilation stacks & top of
exterior walls have visible spalling.

» Ventilation and ductwork systems

ATTIC - 74 - RECOMMENDATIONS

» Install insulation at roof structure per energy code.
» See structural recommendations.
» Repoint brick masonry and top of exterior wall.

» Consider new stair and extension of elevator shaft,
and addition of dormers to make livable space in
attic.

TOB - 74 & 90 POND ST - | 1
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ASSESSMENT OBSERVATIONS & RECOMMENDATIONS JoPond
ARCHITECTURAL - INTERIOR
ATTIC - 90 - OBSERVATIONS

» Center structure finished interior attic space.
Finishes damaged throughout. Ductwork and
ventilation access through dormer windows.

» Roof leak at southwest valley - damaged interior
finishes.

» Side wings of attic unfinished. Cold attic does not
include insulation visible at roof framing.

» Both chimneys have some visible spalling.

ATTIC - 90 - RECOMMENDATIONS
» Replace interior finishes throughout.
» Investigate roof penetrations for water infiltrations.
» Install insulation at roof structure per energy code.
» See structural recommendations.

» Repoint chimneys and top of exterior wall.
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ASSESSMENT OBSERVATIONS & RECOMMENDATIONS /4 Pond 190 Pond

STRUCTURAL

BASEMENT - MINIMAL SCOPE - REPAIRS

Foundation

» (4 - The existing structure is supported on a shallow
foundation in good condition. The slab on grade
had visible cracking but no evidence of settling
(good condition). Rusting visible at supporting
steel columns and some spalling at the mechanical
room. Sonotubes supporting first floor framing in
great condition.

» Recommend: evaluate existing damaged structural
members to determine required reinforcement
or replacement if needed. Repair spalling in
mechanical room.

» 90 - The existing structure construction appears to
match 74 Pond. Existing foundation walls are brick
on granite blocks with no signs of settlement from
exterior (not visible from interior). Slab on grade
has extensive cracking and is assumed from poor
concrete mix or lack of welded wire mesh in the

TOB - 74 & 90 POND ST
2024-04-11

slab. Other than cracks, slab is in good condition
without any signs of settlement. Steel lintels at
basement windows are rusted and in poor condition.
» Recommend replacing rusted steel window lintels.
Repair / seal cracks in basement as required.

e, Krc&Comeany AS (s wove | DA
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ASSESSMENT OBSERVATIONS & RECOMMENDATIONS /4 Pond 190 Pond

STRUCTURAL 3rd floor framing. Significant water infiltration
observed in northeast corner below southwest
1ST, 2ND, & 3RD FLOORS - MINIMAL SCOPE - REPAIRS roof valley.
» (4 - First Floor framing visible in basement in good » Recommend: Majority of the structural framing
condition. Framing below auditorium and front lobby members visible in good condition and can
not accessible, but no significant signs of deflection remain in place. Remove all finishes around water
or distressed. Second floor framing was not visible. infiltration area to determine condition of wood
Gypsum covering framing shows no signs of cracking framing. Current framing will be able to carry
or deflection. Floor finishes and walls above in good live load of 40 PSF (living spaces). Reinforce /
condition indicating decent condition. replace any notched or damaged structure.

» Recommend: Majority of the structural framing
members visible in good condition and can remain
in place. Current framing will be able to carry live
load of 40 PSF (living spaces). Reinforce / replace
any notched or damaged structure.

» 90 - Majority of first floor framing not visible from
basement. Dropped 9” wood beams visible,
supported on steel or cast-iron posts. Some
locations where finishes removed indicate framing
is in good condition. Same visibilities on 2nd &

TOB - 74 & 90 POND ST
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ASSESSMENT OBSERVATIONS & RECOMMENDATIONS 14 Pond 190 Fond
STRUCTURAL

E %

» Recommend: any B m«m««“‘w
ATTIC - MINIMAL SCOPE - REPAIRS existing structural
» 74 - The roof at the kitchen area includes steel beams members found to
supporting tectum roof panels. The original building be damaged will
includes hip and gable roof framing visible from the need to be evaluated
attic space, found to be in good condition. The roof for reinforcement
above the auditorium was not visible but there was or replacement,
no visible signs of deflection. but otherwise good
» Recommend: any existing structural members condition.

found to be damaged will need to be evaluated for

reinforcement or replacement, but otherwise good
condition.

» 90 - Roof framing at center of building was mostly
covered with finishes and not visible. Finishes show
no sign of significant cracks. Framing includes
2x8 wood rafters framing to a 2x10 valley beam.
Framing visible at both building ends in good
condition. Rafters and beam in good condition with
no sign of deflection or distress.

TOB - 74 & 90 POND ST
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ASSESSMENT OBSERVATIONS

74 Pond | 90 Pond

MEPFP
PLUMBING - MINIMAL SCOPE - REPAIRS

Sanitary Drainage

» (4 - Piping is cast iron and includes original and
subsequent renovation installations. Original
piping in fair condition, first reno in good condition;
second reno in excellent condition. Sump pump
in boiler room appears to be used for basement,
groundwater, foundation drainage but condition
not verified.

» 90 - Piping was mostly concealed, but assumed cast
iron and likely to be in good condition for re-use.

Interceptor

» (4 - Basement interceptor in fair condition, grease
interceptor use assumed from kitchen floor drain.

» Recommend: Replace interceptor if required to
remain per final design.

Natural Gas
» (4 & 90 - Gas entrance for both buildings located at
NE corner of 90 Pond St.

TOB - 74 & 90 POND ST
2024-04-11

» Recommend: If separate entrances are required, a
new gas entrance would need to be established at 90
Pond St. Should we assume all-electric?

Water heater

» (4 - Electric resistance tank type water heater in
excellent condition. Recirculation pump appears to
be in fair condition.

» Recommend: Replace existing recirculation pump.
Provide water heaters for each residential unit;
existing to remain for shared amenity spaces.

» 90 - Electric resistance tank type water heater in fair
condition, but 20 years old and beyond it’s life. Water
heating plant includes recirculation pump in poor to
fair condition.

» Recommend: Replace existing
recirculation pump and water
heater for amenity spaces.
Provide water heaters for each
residential unit.

i
-

%_i_ :
4™

Original Piping | First Renovation | Second Renovation
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ASSESSMENT OBSERVATIONS

74 Pond | 90 Pond

Plumbing Fixtures

» (4 - Bathroom fixtures generally appear to be in
good to excellent condition. Janitor’s closet sinks
in fair to poor condition. Kitchen fixtures are in fair
to good condition and include a dedicated grease
trap for the triple pot sink.

» Recommend: Fixtures in good condition to remain
can serve shared spaces. New distribution and
plumbing fixtures for new residential layout.

» 90 - Bathroom fixtures generally appear to be in
fair condition, several have been demolished or
damaged beyond repair.

» Recommend: All new distribution and plumbing
fixtures for new residential layout.

FIRE PROTECTION

Sprinklers

» (4 - Wet type sprinkler system with sprinklers in
basement & attic only. 4” fire protection service
is visible and in fair condition. Sprinkler piping is
steel and sprinklers are exposed upright type - both
in good condition.

» Code: sprinkler system required on all floors.

» 90 - Combination of wet and dry type sprinkler
systems. Wet standpipes in stairwells and dry
sprinklers serving the top floor and attic spaces.
Fire protection service was not accessible for
review. Sprinklers on the top floor and attic spaces
are in fair to good condition.

» Code: sprinkler system required on all floors.

TOB - 74 & 90 POND ST
2024-04-11
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ASSESSMENT OBSERVATIONS

74 Pond | 90 Pond

MEPFP

MECHANICAL

Heating, Cooling and Ventilation

» (4 & 90 - Primary heat source is natural gas fired
boiler connected to heat pumps located at 74 and
serving both buildings.

» (4 - Air conditioning via 5 multi-zone heat pumps
with one outdoor compressor serving several
indoor fan coil units. Units are in good to excellent
condition.

» (4 - Ventilation via air handling unit in attic. System
does not include heat recovery.

» 90 - Air conditioning system abandoned and in poor
condition.

» 90 - Ventilation via two air handling systems in attic.
System in fair to poor condition.

» (4 Option 1: Reuse existing boilers and heat pumps,

modify baseboard heaters for shared community
spaces and new residential layout. Reuse existing
air conditioning system and modify distribution

TOB - 74 & 90 POND ST
2024-04-11

ductwork for new residential layout. Replace air
handling units to include ERV for ventilation; will
require new ductwork.

» 90 Option 1: Reuse existing boilers, heat pumps and
baseboard heaters for shared common spaces.
New electric mini-split for heating and cooling in
each space. New ERV and modified ductwork for
ventilation.

» 74 & 90 Option 2: New all-electric heating & cooling,
with ERV ventilation to eliminate fossil fuels.

Qrum, KimieComeany A (s e DA
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ASSESSMENT OBSERVATIONS 74 Pond | 90 Pond

Kitchen Ventilation Controls
» (4 - Kitchen ventilation provided by Type 1 grease » (4 & 90 - Controls for heating, cooling and
hood in fair condition with dry chemical type fire ventilation systems are independent of each other
suppression system. Exhaust fan in fair to poor and without building automation or monitoring
condition located on the flat roof above, likely not systems in place. This results in a less-than
listed for grease exhaust. Make up air provided efficient system where heating and cooling may be
by an air handling unit in the basement pulling air occurring simultaneously.
from basement. » 714 & 90 Recommend: New integrated controls and
» Recommend: Replace kitchen exhaust fan and monitoring for shared spaces. Individual controls
grease hood. for residential spaces.

Construction Consutents Rl Estate Counselors Nitsch Engineering | e | = o e
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ASSESSMENT OBSERVATIONS

74 Pond | 90 Pond

MEPFP

ELECTRICAL
Electrical Service
» 4 & 90 - Layout changes will require demolishing all
the devices and rewiring all new residential spaces.
Some of the common space devices and wiring may
be able to remain.

Backup Power System

» 74 - Generator on site not in service or connected to
the building power system.

» Recommend: Reconnect generator for life-safety
requirements.

Fire Alarm

» (4 - Fire alarm panel is an addressable Honeywell
Model 5820XL fire system control panel, recently
installed in excellent condition. Ceiling-mounted
detectors located throughout the building in good
condition. Alarm devices both old (fair to good
condition) and new (excellent condition) found
throughout.

TOB - 74 & 90 POND ST
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» 90 - Fire alarm system connected to 74 Pond with a
remote annunciator installed at 90 Pond. Ceiling-
mounted detectors in good condition throughout
the building. Alarm devices both old (fair to good
condition) and new (excellent condition) found
throughout.

» 74 & 90: Reuse existing fire alarm panel, ceiling-
mounted detectors, and good / new alarm devices.
System will need to be modified for new layout and
residential spaces. Carbon Monoxide detection will
need to be added.

Pole | e
Transformer |
Generator
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ASSESSMENT OBSERVATIONS

74 Pond | 90 Pond

Emergency Lighting

» (4 & 90 - Existing fixtures include wall-mounted
battery powered emergency and combination exit
and emergency fixtures.

» Recommend: Emergency lights & LED exit signs to
be installed throughout. Exterior emergency lights
provided at all points of entry.

Interior Lighting

» 4 - Majority of fixtures consists of 2’x2’ fixtures in
suspended lay-in ceilings, auditorium includes 1'x4
fixtures, all controlled by manual wall-mounted
switches.

» Recommend: Install new LED lighting throughout
building, include energy saving lighting controls to
meet energy code.

’

» 90 - Majority fixtures consists of 2'x2’ and 2’x4’
fixtures in suspended lay-in ceilings on the lower
floors. Top floor includes surface mounted and
recessed can type fixtures. All fixtures controlled
by manual wall-mounted switches.

TOB - 74 & 90 POND ST
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» Recommend: Install new LED lighting throughout
building, include energy saving lighting controls to
meet energy code.
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'COTTRELL

RRRRRRRRRRRRRRRRRRRRRR

(3708 KIRK&COMPANY /\/ -@{5 i'; RSE E
Consucion Cnsutats Real Estate Counselors Nitsch Engineering i



CODE RESEARCH

74 Pond | 90 Pond

CODE OBSERVATIONS

EXISTING BUILDING CODE SCOPING REQUIREMENTS
» New work to existing buildings is required to be
performed in accordance with 780 CMR for new

construction unless otherwise specified by the
MEBC.

MEBC ANALYSIS
» Classification of Work: Amount of work expected
will fall into MEBC Level 3 Alteration & Change of
Occupancy.

HISTORICAL BUILDING ANALYSIS
» The buildings are listed by MHC as eligible to be
on the state historic register and are therefore
considered historic for the MEBC analysis. MEBC
allows some provisions where historical buildings
do not need to comply wih all new construction
codes.

TOB - 74 & 90 POND ST
2024-04-11

USE AND OCCUPANCIES:

» Primary occupancy of new construction will be
Group R-2.

CONSTRUCTION CLASSIFICATIONS
» Both Buildings are constructed with masonry
exterior wall and interior wood framing which is
Type IlIB construction.

» The fire-resistance ratings of any new or altered
structure are required to meet new construction
requirements.

» Building Height and area of both buildings comply
with building height and area requirements of
occupancy change in an existing building.

» |f a third building is added, maximum footprint and
aggregate area are to be considered per building
to comply with the MEBC.

. KRk&Company AN @ eowe | DG
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CODE RESEARCH

74 Pond | 90 Pond

CODE OBSERVATIONS

VERTICAL OPENINGS
» As the building will undergo change of occupancy
to a higher hazard category for egress, interior
stairs & other vertical shafts are required to be
enclosed.

AUTOMATIC SPRINKLER SYSTEM
» Sprinkler coverage is only in the Basement and
Attic of the 74 pond St. And Third floor of the 90
pond st.
» Group R buildings are required to have an
automatic sprinkler system throughout.

ALTERNATE SUPPRESSION SYSTEM
» The 90 Pond St. Building has a Halon system
serving multiple defunct computer server room.
» New occupancy group does not require this
and can be removed after consulting with the
Braintree Fire Department.

37 TOB - 74 & 90 POND ST
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STANDPIPE SYSTEM

» 4 Pond street does not contain a standpipe
system. 90 Pond st. has a hose connection within
one exit stair.

» Class 1 standpipe system piping is required in
the building in certain locations including stair
landings, remote floor locations and more per 780
CMR 905.4.

FIRE ALARM AND DETECTION SYSTEM

» Both buildings are provided with fire alarm systems
consisting of audible/visual notification devices,
manual pull stations, smoke detectors and
sprinkler monitoring devices.

» All new fire alarm devices and modifications to the
existing fire alarm system are required to meet
new construction requirements of NFPA.

» The buildings are required to be provided with
carbon monoxide detection per CMR.

(e KIRK&COMPANY /\/ @E’S ‘i%mﬁ I_ D a
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CODE RESEARCH 74Pond 30 Pond
CODE OBSERVATIONS

MEANS OF EGRESS

» The available egress capacity in the two buildings » Having an elevator audit performed on each of
is sufficient with the occupancy group change to the elevators was recommended by the code
R-2. consultants.

» The number of exits provided in the existing
buildings are sufficient for the planned occupant ACCESSIBILITY

load of the buildings. » Both Buildings are generallly not. accessible.
o o _ _ _ o » 74 Pond St has abrupt stair nosing and non-
» Both buildings’ existing exit stairs configuration is continuous handrails.
compliant. » 74 Pond St Accessible ramps in the interior are too
» 74 Pond St's exit door is recommended to steep and have non continuous handrails. Exterior
make them self-closing and operational during ramp slope is compliant but does not have
emergencies. handrails.

» 74 Pond St The elevator cab is acceptable in
existing condition.

ELEVATOR o _ _ » 90 Pond St’s exterior ramp to basement handrail is
» Both buildings are provided with one elevator. non compliant
» If either glevator cab and shaft is replaced, it will , 90 Pond St's Elevator Cab and Shaft was not
be required to meet the requirements of new
. measured.
construction.
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CODE RESEARCH

74 Pond | 90 Pond

CODE OBSERVATIONS

521 CMR APPLICATION
» Study assumption is that the renovation costs for
both buildings will exceed 30% of the assessed
value of the building and will therefore require full
accessibility throughout.

» 14 Pond Street:

» The assessed building value is $1,902,000, as
shown on the Town of Braintree Assessor’s
website.

» The Massachusetts Department of Revenue has
assigned Braintree an assessment ratio of 0.99.
The 30% threshold is therefore: $1,902,000 / 0.99
x 30% = $576,363.63.

TOB - 74 & 90 POND ST
2024-04-11

» 90 Pond Street:

» The assessed building value is $1,517,000, as
shown on the Town of Braintree Assessor’s
website.

» The Massachusetts Department of Revenue has
assigned Braintree an assessment ratio of 0.99.
The 30% threshold is therefore: $1,517,000 / 0.99
x 30% = $459,696.97 .

ADA APPLICATION
» ADA only applies to the common areas of the
building and does not apply to the residential
units.

FAIR HOUSING ACT
» FHA accessibility requirements will also apply to
both buildings.
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NEXT STEPS

» Incorporate existing conditions assessment feedback into full report for review.

M

Develop proposed designs. Develop 3 options for Review by Town of Braintree. Options to include renovations to

existing buildings, addition to one or both buildings with possible connector, new stand-alone building on site.

» Meet to Review design options.

M

Public Meeting.

M

Prepare SD Documents for pricing.

TOWN OF BRAINTREE AFFORDABLE HOUSING STUDY FEB MAR APR MAY JUN
PROPOSED SCHEDULE DURATION DATE RANGE g g % § 3 g § § ;% g § § g g § § 2 % g §
PHASE 1: Information Gathering 11 wks 1/29/24 4/15/24
4 Summary of Opportunities: Share Findings & Engage Public r
Meet with Town project team (virtual meeting)
Public meeting to share initial findings & elicit feedback. (virtual meeting) \ \
Online polls and options for additional public feedback.
PHASE 2: Conceptual Design & | 11 wks 4/15/24 - 7/1/24
1 Initial Conceptual Design _
Identify what housing options w/in existing buildings and/or new construction. Present initial funding options.
Meet with Town project team to review conceptual design report.(virtual meeting)
2 Final Conceptual Design
Identify what housing options w/in existing buildings and/or new construction. Present initial funding options.
Meet with Town project team to review conceptual design report.(virtual meeting)
3 Financial Feasibility of Design 17 1T 1
Construction cost estimate for buildings & site
Proforma
4 Final Report
Meet with Town project team to review conceptual design report.(virtual meeting)
Compiled Study report with deliverables from each task above + executive summary
OVERALL PROPOSED SCHEDULE |22 wks 1/29/24 - 7/1/24
TOB - 74 & 90 POND ST KIRK&COMPANY cower | [
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STEP BY STEP STUDY-:

Il. CONCEPTUAL DESIGN




74 Pond 90 Pond

TOWN OF BRAINTREE - AFFORDABLE HOUSING STUDY 74/90 POND STREET

INITIAL CONCEPTUAL DESIGN MEETING

MAY 02, 2024

2 ELLana,..  KIRK&COMPANY /\/‘ @:\ 2 CROWLEY L D a
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:INTRODUCTION
Meeting Agenda Meeting Goals

1. PROJECT SCHEDULE » Review 3 conceptual layouts with the intent to
refine to a single design.

2. CONCEPTUAL DESIGN LAYOUTS
» OPTION 1 - EXISTING FOOTPRINT
» OPTION 2 - CONNECTOR
» OPTION 3 - THIRD BUILDING

» Prepare for Public Meeting on May 9, 2024.

3. EXISTING CONDITIONS DRAWINGS
4. QUESTIONS FOR PUBLIC MEETING

5. NEXT STEPS
» PUBLIC MEETING

TOB - 74 & 90 POND ST R
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SCHEDULE

OWN OF BRAINTREE AFFORDABLE HO D JAN FEB MAR APR MAY JUN
(o2} N (2] © ~— 0 [te] [Te) N (2] o0 o ~ o ~ <
PHASE 1: Information Gathering 12 wks 1/29/24 - 4/22/24

1 Project Kick-off: Understand Project Goals & Collect Relevant Documents
Meet with Mayor & Town Staff to understand study goals. (virtual meeting)
Identify key stakeholders and relevant ongoing Town initiatives. Confirm project schedule and deliverables.
Collect & review existing building, site & regulatory documents
2 Assessment: Visit Site & Summarize Conditions
Meet on site to perform visual exploration of the existing buildings & site. (in-person meeting)
Assess the findings to identify existing conditions which may impact housing feasibility and construction costs.
2A Assessment: Create Measured Drawings
Create measured base drawings for buildings and site.
3 Feasibility Analysis: Housing Opportunities & Market Conditions
Meet with the Town's affordable housing organizations/advocates to collect info on community's housing needs and resources. (virtual meeting)
Analyze Housing Opportunities for the building & site
Analyze market conditions & funding opportunities
4 Summary of Opportunities: Share Findings F
Meet with Town project team (virtual meeting)
PHASE 2: Conceptual Design & Financial Viability | 10 wks 4/22/24 - T7/1/24
1 Initial Conceptual Design & Engage Public | | _
Identify what housing options w/in existing buildings and/or new construction. Present initial funding options.
Meet with Town project team to review conceptual design report.(virtual meeting)
Public meeting to share initial findings & elicit feedback. (virtual meeting)
Online polls and options for additional public feedback.
2 Final Conceptual Design
Identify what housing options w/in existing buildings and/or new construction. Present initial funding options.
Meet with Town project team to review conceptual design report.(virtual meeting)
3 Financial Feasibility of Design
Construction cost estimate for buildings & site
Proforma

4 Final Report ' ' ’ |
Meet with Town project team to review conceptual design report.(virtual meeting)

Compiled Study report with deliverables from each task above + executive summary
OVERALL PROPOSED SCHEDULE |22 wks 1/29/24 - 7/1/24

l
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CONCEPTUAL DESIGN ASSUMPTIONS & METHODOLOGY

Site Assumptions Initial Programming Assumptions
Open Space Building unit sizes
» Keeping the open space at the back and make it useful to the » Unit sizes are assumed to be minimum following this GSFs.

resident and/or community. » Studio : 500-550 SF

» 1 Bedroom : 650-700 SF

» 2 Bedroom : 950-1,000 SF

» 3Bedroom : 1,200-1,250 SF

Site Entrance
» Maintain the historic front of the site from the Pond Street.

Site Entrance Unit Size distribution
» The parking spots are counted in the multifamily parking count » Higher percentage of studio and one bedroom units. Low percentage
requirement. Two parking spots per residential unit. of two and three bedroom units.

» Reuse the existing vertical circulations.
» Supportive services and amenity spaces.
» Reusing the existing kitchen.

Accessible walkways
» Accessible walkways throughout the site connecting the
building entrances. The pedestrian and vehicular circulation are

separated.
TOB - 74 & 90 POND ST KIRK&COMPANY e IF | crowtEY
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CONCEPTUAL DESIGN LAYOUTS OPTION 1 - EXISTING FOOTPRINT
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CONCEPTUAL DESIGN LAYOUTS OPTION 1 - EXISTING FOOTPRINT
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CONCEPTUAL DESIGN LAYOUTS OPTION 1 - EXISTING FOOTPRINT
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CONCEPTUAL DESIGN LAYOUTS OPTION 2 - CONNECTOR
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CONCEPTUAL DESIGN LAYOUTS OPTION 2 - CONNECTOR
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CONCEPTUAL DESIGN LAYOUTS

OPTION 2 - CONNECTOR

SOUTHEAST BIRDSEYE VIEW
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:CONCEPTUAL DESIGN LAYOUTS OPTION 3 - THIRD BUILDING
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:CONCEPTUAL DESIGN LAYOUTS OPTION 3 - THIRD BUILDING
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CONCEPTUAL DESIGN LAYOUTS OPTION 3 - THIRD BUILDING
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CONCEPTUAL DESIGN LAYOUTS OPTION 3 - THIRD BUILDING
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EXISTING CONDITIONS DRAWINGS
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EXISTING CONDITIONS DRAWINGS
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QUESTIONS FOR PUBLIC MEETING

Q1: Which of the following populations do you feel the Town
should consider the Highest / Lowest priority for housing?

1: High priority to Veteran Housing, low to Senior Housing.
2: High priority to Senior Housing, low to Veteran Housing.
» 3: Balance both Veteran & Senior Housing per Town needs.
» 4. Comments

M

M

Q2: What level of affordable housing should the Town prioritize?

» 1: The town should maximize affordable housing for those most
in need: 100% affordable housing at Average Mean Income
(AMI) less than 60%.

» 2:The town should try to provide affordable housing options for

a wide range of needs: 100% affordable housing for AMI ranging

from 120% - 60%.

» 3: The town should develop affordable housing alongside
market rate development: 75% market rate, 25% affordable for
AMI 80%-120%.

» 4. Other, please comment.

Q3: For Veteran & Senior Housing, do you feel there is a
necessity for a bus stop closer to the project site?

» 1:Yes, add a public bus stop.
» 2:No, do not add a public bus stop.
» 3: Comments

TOB - 74 & 90 POND ST
2024-05-02

Q4: How do you and your family use the play area or sports court
behind these two buildings?

1: | use it all the time and would continue to use it.
» 2:No ldon’tuse it but | would consider using it.

» 3:Noldon’tuseitand Il likely would not use it.

4. Comments

¥

¥

Q5: Would you like to have access to the Veteran/Senior
Housing’s Public Amenities as a community member? Examples
include social service offices, community meeting rooms and
dining areas.

» 1:Yes, that would be beneficial.
» 2: No, the amenities should be focused for the residents only.
» 3. Comments

Q6: How important is maintaining the original historic
appearance of these buildings?

» 1: Extremely important.
» 2:Somewhat important.
» 3:Less important.

» 4. Not important.

» 5. Comments

E
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RRRRRRRRRRRRRRRRRRRRRR

5 muana,.  KIRK&COMPANY A\ (s § RSE

Constrction Consultants Rl Estate Counselors  Nitsch Engineering




EXAMPLE PUBLIC POLL RESPONSE

STAKEHOLDER FEEDBACK

» Question 1: What should be the most important priority to the Town for these sites?

» 100% affordable housing (9)

» Mixed income with market rate units (10)

» Mixed use with ground floor retail (6)

» (25 Responses)

»

»

»

»

Select Public Poll Comments: (12 Comments total)

The type of development depends on the location. Mixed use
is needed at the town center but not at site C, Bedford lot.

The town center does not need ground floor retail/

commercial space. Also retail will be hard to finance. >

100% affordable will be socially isolating, so a mixed
development will be more preferable for any site.

Accessible unit counts needs to be considered.

1. Which of the following do you feel that the Town should consider the HIGHEST

priority?

@ 700% affordable housing 9

. Mixed income with market rat... 10

@ Mixed use with ground floor .. 6

. Which of the following do you feel that the Town should consider the LOWEST

priority?

@ 100% affordable housing 8
@ Mixed income with market rat... 7

@ WMixed use with ground floor ... 9

&

2024-05-02
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NEXT STEPS
» Public Meeting.
» Online Poll for Public Meeting to Elicit Feedback

» Prepare SD Documents for pricing.

0 OF BRA R AFFORDAB o D JAN FEB MAR APR MAY JUN
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PHASE 2: Conceptual Design & Financial Viability 10 wks 4/22/24 - T7/1/24

1 Initial Conceptual Desigh & Engage Public
Identify what housing options w/in existing buildings and/or new construction. Present initial funding options.
Meet with Town project team to review conceptual design report.(virtual meeting)
Public meeting to share initial findings & elicit feedback. (virtual meeting)
Online polls and options for additional public feedback.

2 Final Conceptual Design
Identify what housing options w/in existing buildings and/or new construction. Present initial funding options.
Meet with Town project team to review conceptual design report.(virtual meeting)

3 Financial Feasibility of Design

Construction cost estimate for buildings & site
4 Final Report
Meet with Town project team to review conceptual design report.(virtual meeting) | | |

Proforma
Compiled Study report with deliverables from each task above + executive summary
OVERALL PROPOSED SCHEDULE |22 wks  1/29/24 - 7/1/24
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74 Pond 90 Pond

TOWN OF BRAINTREE - AFFORDABLE HOUSING STUDY 74/90 POND STREET

PUBLIC CONCEPTUAL DESIGN MEETING

MAY 09, 2024
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STUDY INTRODUCTION

Affordable Housing Study Goals

» Feasibility & Initial Design Study for the
construction of Affordable Housing units
at 74 & 90 Pond Street.

PROJECT LOCATION - 74 & 90 POND STREET
MONATIQUOT RIVER
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Department of Planning & Community Development
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Inspectional Services

Elder Affairs

LDa Architecture & Interiors, Architecture & Planning
Hiraeth Community Advisors & Esquire Advisors
Crowley Cottrell Landscape Architects
CES Engineering, MEP/FP Engineers
RSE Associates, Structural Engineers
Nitsch Engineering, Civil Engineering
Ellana Inc, Cost Estimator
fSa Code Red, Code Consultants
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TODAY’S MEETING

Agenda
1. STUDY INTRODUCTION & PROCESS (5 MIN)

»

»

Mayor Erin Joyce - Town of Braintree
Kim Barnett, Principal - LDa Architecture & Interiors

2. HOUSING NEEDS & FEASIBILITY ANALYSIS (15 MIN)

M

M

M

M

M

Brett Pelletier, Real Estate Analyst - Hiraeth Community Advisors
Milton Baxter, Real Estate Analyst - Esquire Advisors
Housing Needs
Review of Terms
Initial Affordable Housing Feasibility Analysis
- Analysis Variables, Assumptions and Methodology
Rental Models Findings

- Ownership Models Findings
- Summary

3. EXISTING CONDITIONS ASSESSMENT & INITIAL
BUILDING PROGRAMMING (30 MIN)

»

M

M

M

Kim Barnett, Principal - LDa Architecture & Interiors
Gillian Baresich - LDa Architecture & Interiors
Review Existing Conditions Assessment for 74 & 90 Pond

Initial Building Programming - 4 Conceptual Options

TOWN OF BRAINTREE - 74 & 90 POND ST
2024-05-09

4. STUDY TEAM QUESTIONS (15 MIN)
» Q1: Which populations do you feel the town should prioritize for
housing?

» Q2: What level of affordable housing should the Town
prioritize?

» Q3: Should the Town add a bus stop closer to the project site?
» Q4: Do you use the existing play area / sports court on site?

» Q5: Would you like access to the public amenities as a
community member?

» Q6: How important is maintaining the historic appearance of
the two buildings?

» Q7: What is your preference of unit types on the site?
» Q8: Demographics: Senior, Veteran, Community?

5. OPEN DISCUSSION (25 MIN)

» Please hold questions until this discussion section, or post your
questions in Q&A and we will address questions there during

this section.

Meeting Goals
» Provide feedback for Study Team to help narrow focus.
» ldentify priorities for Town consideration.

E
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PROJECT SCHEDULE

0 OF BR R ORD 0 D JAN FEB MAR APR MAY JUN
PHASE 1: Information Gathering 12 wks 1/29/24 - 4/22/24
1 Project Kick-off: Understand Project Goals & Collect Relevant Documents
Meet with Mayor & Town Staff to understand study goals. (virtual meeting)
Identify key stakeholders and relevant ongoing Town initiatives. Confirm project schedule and deliverables. |
Collect & review existing building, site & regulatory documents
2 Assessment: Visit Site & Summarize Conditions
Meet on site to perform visual exploration of the existing buildings & site. (in-person meeting)
Assess the findings to identify existing conditions which may impact housing feasibility and construction costs.
2A Assessment: Create Measured Drawings
Create measured base drawings for buildings and site.
3 Feasibility Analysis: Housing Opportunities & Market Conditions
Meet with the Town's affordable housing organizations/advocates to collect info on community's housing needs and resources. (virtual meeting)
Analyze Housing Opportunities for the building & site
Analyze market conditions & funding opportunities
4 Summary of Opportunities: Share Findings F
Meet with Town project team (virtual meeting)
PHASE 2: Conceptual Design & Financial Viability | 10 wks 4/22/24 - T7/1/24
1 Initial Conceptual Design & Engage Public _
Identify what housing options w/in existing buildings and/or new construction. Present initial funding options.
Meet with Town project team to review conceptual design report.(virtual meeting)
Public meeting to share initial findings & elicit feedback. (virtual meeting) 5/9/24
Online polls and options for additional public feedback.
2 Final Conceptual Design
Identify what housing options w/in existing buildings and/or new construction. Present initial funding options.
Meet with Town project team to review conceptual design report.(virtual meeting)
3 Financial Feasibility of Design _
Construction cost estimate for buildings & site
Proforma
4 Final Report
Meet with Town project team to review conceptual design report.(virtual meeting)
Compiled Study report with deliverables from each task above + executive summary
OVERALL PROPOSED SCHEDULE |22 wks 1/29/24 - 7/1/24
n TOWN OF BRAINTREE - 74 & 90 POND ST 7278 2 RSE e L D a
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HOUSING NEEDS - REVIEW OF HOUSING TERMINOLOGY
» SHI - Subsidized Housing Inventory (EOHLC 10% Affordable).

» AMI - Area Mean Income

LIHTC - Low Income Housing Tax Credit

M

Housing Cost Burden

M

- Housing Cost Burdened: Paying more than 30% of their income toward housing.

- Severely Housing Cost Burdened: Paying more than 50% of their income toward
housing.

TOWN OF BRAINTREE - 74 & 90 POND ST e P |crowLey
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HOUSING NEEDS - INFORMATION GATHERING REVIEW

THERE IS A NEED AT ALL LEVELS: Braintree Statistics

»

»

»

»

»

»

»

Median single-family home price is $795,000.

A family must earn + $200,000 to comfortably qualify

and afford median-priced home in Braintree.

Rents are approx.: $2,000/studio, $2,300/1-bed,
$2,900/2-bed, and $3,500/3-bed.

To afford those rents a household would need to
earn approx. $80,000, $93,000, $115,000, and
$142,000, respectively.

>25% of households earn + $200,000 per year. This
percentage will increase in future years. Braintree is
becoming increasingly more expensive.

Approx. 40% of households fall into cohorts between
30% AMI (extremely low income) and 120% AMI
(moderate income).

Housing stock is overwhelmingly weighted toward
owner-occupied, single-family detached housing,
with 63% of the supply in this category.

n TOWN OF BRAINTREE - 74 & 90 POND ST

2024-05-09

Market Rent Per Unit By Bedroom
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HOUSING NEEDS - INFORMATION GATHERING REVIEW

THERE IS A NEED AT ALL LEVELS: Braintree Statistics

»

»

»

87% of housing stock was built
before 2000.

9.3% of housing stock is
categorized as affordable
under the SHI. (That number
may be inflated as the SHI
may count all housing units
within developments where
only a portion of the units are
affordable.)

38% of the town’s households
are housing cost-burdened

(47% of renters, 31% of owners).

These percentages are higher
than the Massachusetts
averages.

TOWN OF BRAINTREE - 74 & 90 POND ST
2024-05-09

AMI by Household Size

Household Size (Persons)

Income as % of Area Median Income 1 2 3 4 5 6
Extremenly Low Income 30% $31,260 $35,730 $40,200 $44,670 $48,240 $51,810
Very Low Income 50% $52,100 $59,550 $67,000 $74,450 $80,400 $86,350
LIHTC Standard 60% $62,520 $71,460 $80,400 $89,340 $96,480 $103,620
Low Income 80% $83,360 $95,280 $107,200 $119,120 $128,640 $138,160
Median Income 100% $104,200 $119,100 $134,000 $148,900 $160,800 $172,700
Moderate Income 120% $125,040 $142,920 $160,800 $178,680 $192,960 $207,240

*FY2024 HUD Income Limits for Boston-Cambridge-Quincy, MA-NH HUD Metro FMR Area

Market Rate Rent - Income Needs

Monthly
Market Rate Unit Type Rent Income Needed
Studio Unit $1,963 $78,520
One-Bedroom Unit $2,317 $92,680
Two-Bedroom Unit $2,856 $114,240
Three-Bedroom Unit $3,528 $141,120

*Source: Costar

Market Rate For Sale - Income Needs

Median Income Needed Down Payment
Maket Rate Unit Type Price 20% Down Needed
Condominium $595,000 $172,275 $119,000
Single-Family House $795,000 $228,967 $159,000

*Source: Redfin Home Value Index
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HOUSING NEEDS - INFORMATION GATHERING REVIEW

THERE IS A NEED AT ALL LEVELS: Braintree Statistics

»

»

»

»

There is a significant feasibility gap
between the cost to develop housing and
the affordable housing pricing limits for
2024 for 30%, 50%, 60% AMI and 80% AMI
units. Emphasizing the need for subsidies to
make those developments feasible.

In general, the demographic analysis shows
that there is a significant need for affordable
units from 0%-120% AMI, and possibly
beyond that.

Senior households face even tighter
housing affordability pressures, with lower
median incomes than the population as a
whole.

Younger households, non-family households,
and elderly households typically have lower
incomes, and are more likely to rent. They
are also more likely to be cost burdened. In
Braintree, cost burden among elderly family
households and non-elderly, non-family
households is 26% and 40%, respectively.

TOWN OF BRAINTREE - 74 & 90 POND ST
2024-05-09

Age 50+ Profile

Braintree Town city, MA

Braintree Town city, MA (2502107740)

Geography: County Subdivision

Prepared by Esri

Total
<$15,000
$15,000-$24,999
$25,000-$34,999
$35,000-$49,999
$50,000-$74,999
$75,000-$99,999
$100,000-$149,999
$150,000-$199,999
$200,000+

Median HH Income
Average HH Income

2023 Households by Income and Age of Householder 55+

55-64 Percent

2,928 100%

144 4.9%

118 4.0%

78 2.7%

117 4.0%

173 5.9%

306 10.5%

532 18.2%

546 18.6%

914 31.2%
$149,465
$180,563

¢ ELLANA .
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CommuniTy Aovisons I

65-74
2,382
161
186
91
155
393
341
401
249
405

Percent
100%
6.8%
7.8%
3.8%
6.5%
16.5%
14.3%
16.8%
10.5%
17.0%

75+
2,419
268
366
230
339
334
267
202
182
231

I $88,290
,968

NS &

y ;

L

tsch Engineering

$50,340 I

Y & RSE

Percent
100%
11.1%
15.1%
9.5%
14.0%
13.8%
11.0%
8.4%
7.5%
9.5%

Total
7,729
573
670
399
611
900
914
1,135
977
1,550

$93,287
$135,717

CROWLEY
COTTRELL

Percent
100%
7.4%
8.7%
5.2%
7.9%
11.6%
11.8%
14.7%
12.6%
20.1%
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HOUSING NEEDS - INFORMATION GATHERING REVIEW

NARROWING THE OPTIONS WILL BE OUR CHALLENGE
» Looking for the Town & Stakeholders to help us to refine parameters for the options.

» There are developers who focus on all affordable developments & there are developers that focus on market-rate w/
minimal affordable units only as required.

» |t is harder to create a development between those two types. The funding is more challenging and it does align with
the focus of the housing developers.

» Developments for residents earning less than 50% of AMI are very difficult to finance without significant project-
based operating subsidies.

» The trend in affordable housing is to develop units that are accessible to all, through universal design and flexible
programming spaces to support seniors, veterans, and other populations with specific program or service needs.

TOWN OF BRAINTREE - 74 & 90 POND ST ‘ y |
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HOUSING NEEDS - FEASIBILITY ANALYSIS

Housing Delivery Methods - HOW AFFORDABLE IS IT?

»

Dedicated Affordable Housing
- Maximize Affordable Housing delivery.
- Higher proportions of restricted units.
- Deeper level of affordability set aside.
- Lower AMI (<80% and <60%).
- Deeply subsidized (ex. LIHTC).
- Specialized developers.

Development Scenarios - RENTAL OR OWNERSHIP?

» Rental Models
- Market Rate baseline
- 100% Affordable @ 60% AMI (typical LIHTC)
- 25% Affordable @ 80% AMI (typical 40B)

»

Mixed Income
- Develop additional Affordable Housing alongside

market-rate development.

- Developed under inclusionary zoning measures

(ex. Chapter 40B).

- Higher AMI (80%-120%).
- Capital funding sources & operating subsidies

support these properties.

- Subsidies may go unused due to administrative &

technical burden.

- Traditional market-rate developers.

TOWN OF BRAINTREE - 74 & 90 POND ST
2024-05-09

» Ownership Models
- Market Rate baseline
- Affordable For Sale Condominium

[ [}
VAR 7Y & RSE PSS

‘( ELLANA,;,. H
. Conrucian Comiety CEMLE.&«EL’: Nitsch Engineering

LDd

RRRRRRRRRRRRRRRRRRRRRR



HOUSING NEEDS - FEASIBILITY ANALYSIS
MODELLING APPROACH

» Model development pro-formas for a variety of housing types in order to determine where there might be
opportunities for the market to recognize value.

» Look at the gap between what units cost to build and what units are able to generate in an implied value based on
restricted rent or sales price.

» Look at the gap analysis through the lens of capital funding sources available to developers to close that gap and
make the projects feasible.

» Look at specific program guidelines and limitations to identify opportunities and obstacles for funding specific
programmatic housing options.

TOWN OF BRAINTREE - 74 & 90 POND ST - ) |
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HOUSING NEEDS - FEASIBILITY ANALYSIS
HOUSING FEASIBILITY ANALYSIS: RENTAL MODEL

FINDINGS Market Breakeven Rent
|
» Mal’ket Rate Base“ne Cost to Deve|op
) Land $40,000
- Market rents are a function of: cost to operate, Construction Cost $400,000
cost to construct, cost of land. Profit and Incentive $135,000
Total Development Cost (Value) $575,000
- A project cost $575,000/unit to build needs to Capitalization Rate 5.00%
generate rents $3,731/month to justify the cost Required NOI to Support Value $28,750

to develop the unit.

Operating Proforma $/Unit/Year  $/Unit/Month
- Rents at an average of $3,731 /month support Income
themselves but would have to be higher to Rental Income $44,769 $3,731
provide a cross-subsidy to support Affordable Vacancy Allowance 5.00% ($2,238)
Units. Expenses
Operating Expenses 30% ($13,431)
_ A household would need to make $150,000/year Replacement Reserves ($350)

for $3,731 rents to not cost burden them. Net Operating Income (NOI) $28,750

- Current market rates w/in Braintree fall short
of $3,731 on average, making market rental
developments difficult to pencil in the current
market.

y ;

TOWN OF BRAINTREE - 74 & 90 POND ST oy ] CROWLEY
ELLANA m i e g =
E 2024-05-09 7 riatmats HIRAETH Nim/\gé:n &‘ S K RSE COTTRELL I_ D a

g ARCHITECTURE & INTERIORS




EXISTING SITE PLAN EXISTING SITE
J_. — — / o or @

mo

-
— PROPERTY LINE .
I ASPHALT RN ||| ]] 111! iy L
CONCRETE \ \\ ?‘L\IN\E‘__-- o\
| GRAVEL | .
B GRASS PARKING COUNT
I WOODED TOTAL SPACES: 95
I PLANTING BED
2227777 WETLAND
© @ DECIDUOUS TREE
o EVERGREEN TREE
©ooo SHRUB
CHAIN LINK FENCE
m;%\g/z OOSF_ (I)39RAINTREE-74&9O POND ST me . T%!—'ﬁ ) /h}g/g (s i:‘l RSE Jl%g?xﬁ LD a




74 POND STREET

NOAH TORREY PRIMARY SCHOOL - PRIMARY SCHOOL

EXISTING CONDITIONS DRAWINGS

BUILT: 1926

GROSS SF: 33,569 SF
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EXISTING CONDITIONS PHOTOS 74 POND STREET
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90 POND STREET

EXISTING CONDITIONS DRAWINGS
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EXISTING CONDITIONS PHOTOS 90 POND STREET
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EXISTING CONDITIONS ASSESSMENT
1. LANDSCAPE & SITE 3. CODE

» Existing parking is adequate for current use, bus » Existing buildings are not fully accessible.
drop off access is functional. Accessibility updates are required for compliance

. o e , both inside and out.
» Sidewalk and building accessibility is inconsistent.

» The existing sports court and playground is in poor 4. STRUCTURAL
condition. » Both structures are in good condition for reuse.

2. ARCHITECTURE

_ o _ » 5. MECHANICAL, ELECTRICAL, PLUMBING & FIRE
» Exterior masonry is in fair condition at both PROTECTION

buildings.
» New sprinklers are required throughout for proposed

» Painted wood trim and asphalt shingle roofing Lse

requires repair and replacement.
» Some of the existing mechanical system may be

» Both buildings will require new windows. reused, but will need to be altered and additional

» Improvements to exterior envelope required. equipment added.
» EXisting stairs and elevators can be reused. » New plumbing fixtures recommended throughout.
» The existing kitchen at 74 Pond can be repurposed. » New electrical wiring and fixtures are recommended
» Interior finishes vary, 90 Pond being the worse of throughout.
the two. » Look for opportunities to add solar panels.
E'IQ'%\QIZIEC?SF{I)BS;RAINTREE-74&9O POND ST | ’m"g w%ﬁ Nim/\gé:ng QZ%S ii RSE : J[??g?ilﬁ LDa




CONCEPTUAL DESIGN ASSUMPTIONS & METHODOLOGY

SITE ASSUMPTIONS
OPEN SPACE

» Keep the open space at the back of the site. Enhance

the existing amenities and preserve open space
adjacent to the Monatiquot River.

HISTORIC EXTERIOR

» Maintain the historic character of the front of the
buildings along Pond Street.

PARKING
» Aim for 1.5 parking spaces per unit.

» Provide building access from parking areas.

SITE ACCESS

» Provide accessible walkways throughout the site and
connect to building entrances.

» Separate pedestrian and vehicular circulation.

19 TOWN OF BRAINTREE - 74 & 90 POND ST
2024-05-09

BUILDING ASSUMPTIONS

UNIT SIZES
» Unit size GSFs.
Studio : 500-550 square feet (SF)
1 Bedroom : 650-700 SF
2 Bedroom: 950-1,000 SF

3 Bedroom : 1,200-1,250 SF

UNIT SIZE DISTRIBUTION
» Higher percentage of studio and one bedroom units.

» Lower percentage of two and three bedroom units.

REUSE OPPORTUNITIES

» Reuse the existing vertical circulation - stairs &
elevators.

» Reuse the existing kitchen.

PROPOSED PROGRAM
» Provide supportive services and amenity spaces.
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CONCEPTUAL DESIGN LAYOUTS OPTION 1A - CONNECTOR
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CONCEPTUAL DESIGN LAYOUTS OPTION 1A - CONNECTOR
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CONCEPTUAL DESIGN LAYOUTS
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CONCEPTUAL DESIGN LAYOUTS OPTION 1A - CONNECTOR
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CONCEPTUAL DESIGN LAYOUTS

OPTION 1B - CONNECTOR + TOWNHOUSES
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CONCEPTUAL DESIGN LAYOUTS OPTION 1B - CONNECTOR + TOWNHOUSES
| N Y A e e / / N
L_—LL@- O__C K\\ / [ orr @

S}
©
o

90 POND
STREET

74 POND
STREET

— PROPERTY LINE
T ASPHALT

CONCRETE
GRAVEL
] GRASS PARKING COUNT
M WOODED TOTAL RES. UNITS: 62
B PLANTING BED 1.5X SPACES/UNIT
SR WETLAND REQUIRED SPACES: 93
© @ DECIDUOUS TREE PROPOSED SPACES: 93
o EVERGREEN TREE
Qoo SHRUB

CHAIN LINK FENCE

TOWN OF BRAINTREE - 74 & 90 POND ST ; croWLEY
E 2024-05-09 IR HT%E'# N/h}g/ . CES +COTTRELL LDAa

RRRRRRRRRRRRRRRRRRRRRR

E




CONCEPTUAL DESIGN LAYOUTS

OPTION 1B - CONNECTOR + TOWNHOUSES
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CONCEPTUAL DESIGN LAYOUTS OPTION 1B - CONNECTOR + TOWNHOUSES
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CONCEPTUAL DESIGN LAYOUTS

OPTION 2A - THIRD BUILDING
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:CONCEPTUAL DESIGN LAYOUTS OPTION 2A - THIRD BUILDING
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CONCEPTUAL DESIGN LAYOUTS

OPTION 2A - THIRD BUILDING
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CONCEPTUAL DESIGN LAYOUTS

OPTION 2A - THIRD BUILDING
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:CONCEPTUAL DESIGN LAYOUTS OPTION 2B - THIRD BUILDING + TOWNHOUSES
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:CONCEPTUAL DESIGN LAYOUTS OPTION 2B - THIRD BUILDING + TOWNHOUSES
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CONCEPTUAL DESIGN LAYOUTS

OPTION 2B - THIRD BUILDING + TOWNHOUSES

TOWNHOUSE PLAN
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2024-05-09

2BD

1BD

BASEMENT
LEVEL
COURTYARD

» ELLANA, o EECme
Construction Consultants lc—i IRAETH

FIRST FLOOR PLAN
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INTERIOR
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COLOR KEY
ST: 500-550 SF
1BD: 650-700 SF

2BD: 950-1,000 SF
3BD: 1,200-1,250 SF
TOWNHOUSE: 1,200 SF

CIRCULATION
AMENITY
™
ADDITION
GROSS SF
EXISTING: 47,407 SF
ADDED: 56,506 SF
PROPOSED: 103,913 SF
UNIT COUNT
STUDIO: 34
1 BEDROOM: 26
2 BEDROOM: 9
3 BEDROOM: 1
TOWNHOUSE: 9
TOTAL UNITS: 79

S



:CONCEPTUAL DESIGN LAYOUTS OPTION 2B - THIRD BUILDING + TOWNHOUSES

NORTHWEST BIRDSEYE VIEW NORTH VIEW FROM POND STREET
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SOUTHEAST BIRDSEYE VIEW SOUTHWEST VIEW FROM FAIRVIEW AVE
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CONCEPTUAL DESIGN LAYOUTS - 4 OPTIONS

OPTION 2B - THIRD BUILDING + TOWNHOUSES
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POLL QUESTIONS

Q1: Which of the following populations do you feel the Town should consider the highest priority for
housing?

1: Veterans.

M

2: Seniors.

M

3: Both equal.

M

» 4: Comments

TOWN OF BRAINTREE - 74 & 90 POND ST e P |crowLey
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POLL QUESTIONS

Q2: What level of affordable housing should the Town prioritize?

» 1: The town should maximize affordable housing for those most in need.
» 2: The town should try to provide affordable housing options for a wide range of income levels.
» 3: The town should develop affordable housing alongside market rate development.

» 4. Other, please comment.
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POLL QUESTIONS

Q3: For Veteran & Senior Housing, do you feel there is a necessity for a bus stop closer to the
project site?

» 1:Yes, add a public bus stop.
» 2: No, current bus access is sufficient.

» 3: Comments.

TOWN OF BRAINTREE - 74 & 90 POND ST e P |crowLey
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POLL QUESTIONS

Q4: Do you and your family use the play area or sports court behind the two buildings?

Would you use it if it were upgraded?

» J1: 1 use it all the time and would continue to use it.
» 2: No I don’t use it but | would consider using it.
» 3:No | don’t use it and | likely would not use it.

» 4: Comments.

TOWN OF BRAINTREE - 74 & 90 POND ST e P |crowLey
m 2024-05-09 IR HT%E'%E N/h}g/ . €ES s LD A

RRRRRRRRRRRRRRRRRRRRRR




POLL QUESTIONS

Q5: Would you like to have access to the Veteran/Senior Housing’s Public Amenities as a
community member?
Examples include social service offices, community meeting rooms and dining areas.

» 1:Yes, that would be beneficial.
» 2: No, the amenities should be focused for the residents only.

» 3: Comments.
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POLL QUESTIONS

Q6: How important is maintaining the original historic appearance of these two buildings?

» 1: Extremely important.
» 2. Somewhat important.

3: Less important.

M

M

4: Not important.

» B Comments.
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POLL QUESTIONS

Q7: What is your preference of unit types on the site?

» 1.1 prefer the townhouse units.
» 2:1do not prefer the townhouse units, keep the units concentrated at the main structure.

» 3. Comments.

TOWN OF BRAINTREE - 74 & 90 POND ST e P |crowLey
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POLL QUESTIONS

Q8: We want to know more about you.
Which of these categories do you identify with?
Please select all that apply.

1: 1 am a Senior (bb+).

M

2: 1 am a Veteran.

M

3: | currently live nearby - within walking distance.

M

4: None of the above.

M

» B Comments.
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DISCUSSION

» Please raise your hand in Zoom & we will try to call on people interested in speaking.

» If we cannot get to your comment, please add it to the Zoom chat and we will do our best to
address it.

» Additional thoughts/questions? Please email: msantucci@braintreema.gov
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Thank you for your time & feedback!

74 Pond 90 Pond

TOWN OF BRAINTREE - AFFORDABLE HOUSING STUDY 74/90 POND STREET

PUBLIC CONCEPTUAL DESIGN MEETING

MAY 09, 2024

<s PR e LDAa

ARCHITECTURE & INTERIORS

¢ FLLAMA.. HIRAETH

GRS AovisaRs Nitsch Engineering



74 Pond 90 Pond

TOWN OF BRAINTREE - AFFORDABLE HOUSING STUDY 74/90 POND STREET

FINAL CONCEPTUAL DESIGN MEETING

JUNE 6, 2024
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TODAY’S MEETING

Agenda Meeting Goals

1. SCHEDULE » Review Feedback from Town
» Prepare for Final Report

2. PUBLIC MEETING DEBRIEF

» Poll Results
» Additional Feedback Received from Town

» Groups to Reach out for Additional Information on Senior
Needs

3. PREPARING INFORMATION FOR FINAL REPORT

» Design Updates
» Initial Cost Feedback

» Update on Financial Analysis

4. NEXT STEPS

» Review Format for Final Report

TOWN OF BRAINTREE - 74 & 90 POND ST I-II : B | crRowLEY
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PROJECT SCHEDULE

0 OF BR R ORD 0 D JAN FEB MAR APR MAY JUN
PHASE 1: Information Gathering 12 wks 1/29/24 - 4/22/24
1 Project Kick-off: Understand Project Goals & Collect Relevant Documents
Meet with Mayor & Town Staff to understand study goals. (virtual meeting)
Identify key stakeholders and relevant ongoing Town initiatives. Confirm project schedule and deliverables. |
Collect & review existing building, site & regulatory documents
2 Assessment: Visit Site & Summarize Conditions
Meet on site to perform visual exploration of the existing buildings & site. (in-person meeting)
Assess the findings to identify existing conditions which may impact housing feasibility and construction costs.
2A Assessment: Create Measured Drawings
Create measured base drawings for buildings and site.
3 Feasibility Analysis: Housing Opportunities & Market Conditions
Meet with the Town's affordable housing organizations/advocates to collect info on community's housing needs and resources. (virtual meeting)
Analyze Housing Opportunities for the building & site
Analyze market conditions & funding opportunities
4 Summary of Opportunities: Share Findings F
Meet with Town project team (virtual meeting)
PHASE 2: Conceptual Design & Financial Viability | 10 wks 4/22/24 - T7/1/24
1 Initial Conceptual Design & Engage Public _
Identify what housing options w/in existing buildings and/or new construction. Present initial funding options.
Meet with Town project team to review conceptual design report.(virtual meeting)
Public meeting to share initial findings & elicit feedback. (virtual meeting)
Online polls and options for additional public feedback.
2 Final Conceptual Design
Identify what housing options w/in existing buildings and/or new construction. Present initial funding options.
Meet with Town project team to review conceptual design report.(virtual meeting) 6/6/24
3 Financial Feasibility of Design
Construction cost estimate for buildings & site
Proforma
4 Final Report
Meet with Town project team to review conceptual design report.(virtual meeting)
Compiled Study report with deliverables from each task above + executive summary
OVERALL PROPOSED SCHEDULE |22 wks 1/29/24 - 7/1/24
n TOWN OF BRAINTREE - 74 & 90 POND ST 4 RSE HESE L D a
2024-06-06 Cimiotats HIRAETH Lo g - COTTRELL  m It Ot




PUBLIC MEETING DEBRIEF

PO LL RESULTS 1. Which of the following populations do you feel the Town should consider the highest priority for housing?
QUESTION 1
» Which of the following populations do you feel the g o g
Town should consider the highest priority for housing? : - 6
» Veterans - 0
» Seniors -5 SELECTED PUBLIC POLL COMMENTS
» Both Equal - 6 » Housing for young adults with special needs

should be considered by the town.

QUESTION 2 | -
1. What level of affordable housing should the Town prioritize?
» What level of affordable housing should the Town
prioritize?
@ aximize affordable housing fo.. 2
» IMaximize affordable housing for those most in need. - 2 et Ryl 3
Develop affordable housing alo... 2
» Provide affordable housing options for a wide range of . ‘
income levels. -1
» Develop affordable housing alongside market rate SELECTED PUBLIC POLL COMMENTS
development. - 2 » No comments.

g
4
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PUBLIC MEETING DEBRIEF

PO LL RESU LTs 1. For Veteran & Senior Housing, do you feel there is a necessity for a bus stop closer to the project site?

QUESTION 3
» For Veteran & Senior Housing, do you feel there is a

necessity for a bus stop closer to the project site? -
» Yes, add a public bus stop. -5
» No, current bus access is sufficient. - 4 SELECTED PUBLIC POLL COMMENTS

» NO comments.

QU ESTION 4 1. Do you and your family use the play area or sports court behind the two buildings? Would you use it if

» Do you and your family use the play area or sports e
court behind the two buildings? Would you use it if

It Were upgraded? @ useitalithetime andwould c.. 2
u - - - . No, | don't use it but l would co... 1
» luse it all the time and would continue to use it. - 3 - - E— '

» No, I don’t use it but | would consider using it-1
SELECTED PUBLIC POLL COMMENTS

» The Launch program located at the 74 Pond St
uses the basketball for their fithess.

B | cRoWLEY L D a
g
l’- RS COTTRELL
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» No, | don’t use it and | likely would not use it. - 2
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PUBLIC MEETING DEBRIEF

POLL RESULTS

QUESTION 5

» Would you like to have access to the Veteran/Senior
Housing’'s Public Amenities as a community member?
Examples include social service offices, community
meeting rooms, and dining areas.

» Yes, that would be beneficial. - 6

» No, the amenities should be focused for the
residents only. -1

1. Would you like to have access to the Veteran/Senior Housing's Public Amenities as a community member?
Examples include social service offices, community meeting rooms, and dining areas.

N

@ Ves, that would be beneficial, 6

@ Mo, the amenities should be foc... 1

SELECTED PUBLIC POLL COMMENTS

» They can be open to the public of the town
but the safety of the residents needs to be
prioritized.

QUESTION 6

» How important is maintaining the original historic
appearance of these two buildings?

» Extremely important. - 6
» Somewhat important. - 2
» Less important. -0

» Not important. -0

TOWN OF BRAINTREE - 74 & 90 POND ST
2024-06-06

1. How important is maintaining the original historic appearance of these two buildings?

o

Extremely important.

ra

Somewhat important.

Less important, 0

Not important. 0

SELECTED PUBLIC POLL COMMENTS
» No comments.
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PUBLIC MEETING DEBRIEF

POLL RESULTS

QUESTION 7
» What is your preference of unit types on the site?

» | prefer the townhouse units. - 3

» | do not prefer the townhouse units, keep the units
concentrated at the main structure. -5

1. What is your preference of unit types on the site?

@ | prefer the townhouse units, 3

@ | do not prefer the townhouse u... 5

SELECTED PUBLIC POLL COMMENTS

» The townhouses might create more traffic at
the Fairview Ave.

QUESTION 8
» We want to know more about you. Which of these

categories do you identify with? Select all that apply.

» 1am a Senior (55+).-3

| am a Veteran.-1

¥

¥

| currently live nearby - within walking distance. - 3

None of the above. - 2

¥

7 TOWN OF BRAINTREE - 74 & 90 POND ST
2024-06-06

1. We want to know more about you. Which of these categories do you identify with? Select all that apply.

| am a Senior {35+).
| am a Veteran,

| currently live nearby - within w...

ra 53] — w

MNone of the above,

L\

SELECTED PUBLIC POLL COMMENTS
» NoO relevant comments.
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PUBLIC MEETING DEBRIEF

ADDITIONAL FEEDBACK RECEIVED FROM THE TOWN

»  Written polls?

» Any other communication that came from meeting?

SOURCES PROVIDING ADDITIONAL INFORMATION ON SENIOR NEEDS
» South Shore Elder Services
» Father Bill & MainSpring
» Independence Manor
» Braintree Housing Authority

» Other suggestions?

n TOWN OF BRAINTREE - 74 & 90 POND ST
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:FINAL REPORT - PROPOSED DESIGN OPTION 2B - THIRD BUILDING + TOWNHOUSES
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:FINAL REPORT - PROPOSED DESIGN OPTION 2B - THIRD BUILDING + TOWNHOUSES
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FINAL REPORT - PROPOSED DESIGN

OPTION 2B - THIRD BUILDING + TOWNHOUSES

TOWNHOUSE PLAN

TOWN OF BRAINTREE - 74 & 90 POND ST

2024-06-06

COLOR KEY
ST: 500-550 SF
1BD: 650-700 SF

2BD: 950-1,000 SF
3BD: 1,200-1,250 SF
TOWNHOUSE: 1,200 SF

2BD

1BD

BASEMENT
LEVEL
COURTYARD

FIRST FLOOR PLAN

E )
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CIRCULATION
AMENITY
™
ADDITION
GROSS SF
EXISTING: 47,407 SF
ADDED: 56,506 SF
PROPOSED: 103,913 SF
UNIT COUNT
STUDIO: 34
1 BEDROOM: 26
2 BEDROOM: 9
3 BEDROOM: 1
TOWNHOUSE: 9
TOTAL UNITS: 79
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FINAL REPORT - PROPOSED DESIGN OPTION 2B - THIRD BUILDING + TOWNHOUSES

NORTHWEST BIRDSEYE VIEW
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FINAL REPORT - PROPOSED DESIGN OPTION 2B - THIRD BUILDING + TOWNHOUSES

POND STREET VIEW
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FINAL REPORT - PROPOSED DESIGN OPTION 2B - THIRD BUILDING + TOWNHOUSES

NORTHWEST POND STREET VIEW
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FINAL REPORT - PROPOSED DESIGN OPTION 2B - THIRD BUILDING + TOWNHOUSES

| M M

TOWNHOUSE ENTRY VIEW
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FINAL REPORT - PROPOSED DESIGN OPTION 2B - THIRD BUILDING + TOWNHOUSES

FRONT ENTRY COURTYARD VIEW
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FINAL REPORT - INITIAL COST FEEDBACK

DRAFT CONSTRUCTION COST ESTIMATE

RENOVATION OF EXISTING BUILDINGS NEW TOWN HOUSES
AND NEW 3-STORY BUILDING

»

»

»

M

¥

93,000 GSF » 10,800 GSF

70 UNITS » 9 UNITS

$41,415,000 EST. COST $7,175,000 EST. COST
APPROX. $445/SF APPROX. $650/SF
APPROX. $590,000/UNIT APPROX. $780,000/UNIT

M

M

M

NOTES:

»

»

»

»

»

OPEN SHOP LABOR

15% DESIGN & PRICING CONTINGENCY

NO HAZARDOUS MATERIALS ABATEMENT (SITE OR BUILDINGS)
NO ESCALATION

COSTS DO NOT INCLUDE SOFT COSTS, OR LAND PURCHASE

TOWN OF BRAINTREE - 74 & 90 POND ST

2024-06-06

COMBINED

»

»

»

»

»

Qmmm HIRAETH  Nitsch Engne

103,800 GSF

79 UNITS

$48,590,000 EST. COST
APPROX. $470/SF
APPROX. $615,000/UNIT

g
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UPDATE ON FINANCIAL ANALYSIS

Housing Delivery Methods - HOW AFFORDABLE IS IT?

»

Dedicated Affordable Housing
- Maximize Affordable Housing delivery.
- Higher proportions of restricted units.
- Deeper level of affordability set aside.
- Lower AMI (<80% and <60%).
- Deeply subsidized (ex. LIHTC).
- Specialized developers.

Development Scenarios - RENTAL OR OWNERSHIP?

» Rental Models
- Market Rate baseline
- 100% Affordable @ 60% AMI (typical LIHTC)
- 25% Affordable @ 80% AMI (typical 40B)

»

Mixed Income
- Develop additional Affordable Housing alongside

market-rate development.

- Developed under inclusionary zoning measures

(ex. Chapter 40B).

- Higher AMI (80%-120%).
- Capital funding sources & operating subsidies

support these properties.

- Subsidies may go unused due to administrative &

technical burden.

- Traditional market-rate developers.

TOWN OF BRAINTREE - 74 & 90 POND ST
2024-06-06

» Ownership Models
- Market Rate baseline
- Affordable For Sale Condominium
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UPDATE ON FINANCIAL ANALYSIS
MODELLING APPROACH

» Model development pro-formas for a variety of housing types in order to determine where there might be
opportunities for the market to recognize value.

» Look at the gap between what units cost to build and what units are able to generate in an implied value based on
restricted rent or sales price.

» Look at the gap analysis through the lens of capital funding sources available to developers to close that gap and
make the projects feasible.

» Look at specific program guidelines and limitations to identify opportunities and obstacles for funding specific
programmatic housing options.
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UPDATE ON FINANCIAL ANALYSIS
HOUSING FEASIBILITY ANALYSIS: RENTAL MODEL

FINDINGS Market Breakeven Rent
|
» Mal’ket Rate Base“ne Cost to Deve|op
) Land $40,000
- Market rents are a function of: cost to operate, Construction Cost $400,000
cost to construct, cost of land. Profit and Incentive $135,000
Total Development Cost (Value) $575,000
- A project cost $575,000/unit to build needs to Capitalization Rate 5.00%
generate rents $3,731/month to justify the cost Required NOI to Support Value $28,750

to develop the unit.

Operating Proforma $/Unit/Year  $/Unit/Month
- Rents at an average of $3,731 /month support Income
themselves but would have to be higher to Rental Income $44,769 $3,731
provide a cross-subsidy to support Affordable Vacancy Allowance 5.00% ($2,238)
Units. Expenses
Operating Expenses 30% ($13,431)
_ A household would need to make $150,000/year Replacement Reserves ($350)

for $3,731 rents to not cost burden them. Net Operating Income (NOI) $28,750

- Current market rates w/in Braintree fall short
of $3,731 on average, making market rental
developments difficult to pencil in the current
market.
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FINAL REPORT - OVERVIEW
PROPOSED TABLE OF CONTENTS

EXECUTIVE SUMMARY & RECOMMENDATIONS THE STUDY STEP-BY-STEP:
Study Goals & ProCess ......uuuurmmrrrrsssssssssssssssssssssssssssssssnnsnnnnnnnnnnnnnnnns 2 I. INFORMATION GATHERING
Introduction . .
Study Goals 2/2/24 K{Ck—Off Meeting
Study Process 2/7/24 Site Assessment

Building Scans & Site Survey
3/15/24 Housing Needs Discussion
4/11/24 Review of Assessment

Housing Background.........ccccccermmmmmmmsnnnnnmsssssssnnsssssssssnnssssssssnnssssssnns 4
Demographics & Housing Costs
Senior & Veteran Specific Needs

Feedback from Local Agencies Il. CONCEPTUAL PLAN & FINANCIAL VIABILITY
Housing Development Methods
FiNancial ANalySiS......coceurursrersrararssessrssssssssssasasssssssssssssssesessnenensnenens 6 5/2/24 Conceptual Design Meeting 1
Economic Analysis 5/9/24 Public Meeting
Modeling Approach 6/6/24 Conceptual Design Meeting 2
Findings 6/27/24 Review of Final Report
Desigh Recommendations.......ccccurmmmmmmmmmmmmnssssssssssssssnnnnnnssssssssnnns 12
Building & Site Existing Conditions APPENDICES
Zﬁfﬁgggifﬂ%ﬁ?mg Cost Estimate Back-up INformation........cccuecceeeeeveveenessieenssssnnnns A
Construction Costs Online Polls & Stakeholder FeedbacK........ccovmmveiveeeeesireenssssunnn B
Financial Analysis - Technical MEMO ..........ccoveemeeeeeeccciieeeeeanann. C

Financial Conclusions
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NEXT STEPS

» Coordinate Estimate & Proforma

» Final Report
» Meet to review Thursday, June 27th - Rescheduled from June 20th

OWN OF BRAINTR ORDA 0 D JAN FEB MAR APR MAY JUN
GRS GEMED DURATIO DATE R v § 28 v/28 % & ¢ v 2 8 & ¢ 2 &8 & o 28 5 &
S Y9 Q3 Q& Q@ T d e e ¥ T I T IO B S5 B 9 & & ©
PHASE 2: Conceptual Design & Financial Viability 10 wks 4/22/24 - T7/1/24
1 Initial Conceptual Design & Engage Public _
Identify what housing options w/in existing buildings and/or new construction. Present initial funding options.
Meet with Town project team to review conceptual design report.(virtual meeting)
Public meeting to share initial findings & elicit feedback. (virtual meeting)
Online polls and options for additional public feedback.
2 Final Conceptual Design
Identify what housing options w/in existing buildings and/or new construction. Present initial funding options.
Meet with Town project team to review conceptual design report.(virtual meeting)
3 Financial Feasibility of Design
Construction cost estimate for buildings & site
Proforma
4 Final Report
Meet with Town project team to review conceptual design report.(virtual meeting) o
Compiled Study report with deliverables from each task above + executive summary
OVERALL PROPOSED SCHEDULE |22 wks 1/29/24 - 7/1/24
TOWN OF BRAINTREE - 74 & 90 POND ST ] CROWLEY
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TOWN OF BRAINTREE - AFFORDABLE HOUSING STUDY 74/90 POND STREET

CONCEPTUAL DESIGN REPORT MEETING

JUNE 27, 2024
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TODAY’S MEETING

Agenda Meeting Goals

1. SCHEDULE » Review Content for Final Report
» Review Proforma

2. HOUSING NEEDS FOLLOW UP

» Hallie Lipa & Donna Shecrallah at South Shore Elder Services

» Confirm Deliverable and Review Timeline

» Jonathan Lanham at Father Bills
» Katie Barker at Independence Manor
» Lauren Murphy at BHA

3. EXAMPLE PROJECTS
4. PROFORMA REVIEW
5. REVIEW DRAFT FINAL REPORT PROGRESS

TOWN OF BRAINTREE - 74 & 90 POND ST - ) CROWLE
n 2024-06-27 e AR & RSE Jré"mléi LDAa
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PROJECT SCHEDULE

0 OF BR R ORD 0 D JAN FEB MAR APR MAY JUN
PHASE 1: Information Gathering 12 wks 1/29/24 - 4/22/24
1 Project Kick-off: Understand Project Goals & Collect Relevant Documents
Meet with Mayor & Town Staff to understand study goals. (virtual meeting)
Identify key stakeholders and relevant ongoing Town initiatives. Confirm project schedule and deliverables. |
Collect & review existing building, site & regulatory documents
2 Assessment: Visit Site & Summarize Conditions
Meet on site to perform visual exploration of the existing buildings & site. (in-person meeting)
Assess the findings to identify existing conditions which may impact housing feasibility and construction costs.
2A Assessment: Create Measured Drawings
Create measured base drawings for buildings and site.
3 Feasibility Analysis: Housing Opportunities & Market Conditions
Meet with the Town's affordable housing organizations/advocates to collect info on community's housing needs and resources. (virtual meeting)
Analyze Housing Opportunities for the building & site
Analyze market conditions & funding opportunities
4 Summary of Opportunities: Share Findings F
Meet with Town project team (virtual meeting)
PHASE 2: Conceptual Design & Financial Viability | 10 wks 4/22/24 - T7/1/24
1 Initial Conceptual Design & Engage Public _
Identify what housing options w/in existing buildings and/or new construction. Present initial funding options.
Meet with Town project team to review conceptual design report.(virtual meeting)
Public meeting to share initial findings & elicit feedback. (virtual meeting)
Online polls and options for additional public feedback.
2 Final Conceptual Design
Identify what housing options w/in existing buildings and/or new construction. Present initial funding options.
Meet with Town project team to review conceptual design report.(virtual meeting)
3 Financial Feasibility of Design
Construction cost estimate for buildings & site
Proforma
4 Final Report
Meet with Town project team to review conceptual design report.(virtual meeting)
Compiled Study report with deliverables from each task above + executive summary
OVERALL PROPOSED SCHEDULE |22 wks 1/29/24 - 7/1/24
n TOWN OF BRAINTREE - 74 & 90 POND ST 7278 2 RSE e L D a
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HOUSING NEEDS

HALLIE LIPA & DONNA SHECRALLAH - SOUTH SHORE ELDER SERVICES
Current Challenges

»

»

»

»

»

»

»

Lack of availability of affordable housing is one of the biggest challenges. The wait list keeps growing.

Wait lists are typically over 1 year long.

More people are applying at a younger age due to long wait times.

Properties are being sold due to high property value. Seniors who rent are being evicted or the rent is raised too high.

Seniors who own housing are stuck because options to downsize are not available, many are living in oversized
housing.

Shelters are not an option for those on oxygen due to smokers. No options for non-smoking shelters.
Seniors want to stay in town where they live: closer to family / spouses, friends, religious organizations, doctors, etc.

Required Amenities

»

»

»

»

»

Supportive Housing is needed with on-site staff.

Bringing activities to seniors is key since COVID.

Senior housing needs to accommodate the needs of folks who wander (dementia).
2 Bedroom Units are useful for those who require live-in caregivers.

Scituate Housing Authority - good example of supportive housing facilities - South Shore Elder Services provides case
managers and runs activities.

TOWN OF BRAINTREE - 74 & 90 POND ST ‘ y
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HOUSING NEEDS

JONATHAN LANHAM - FATHER BILLS
Elders (60+) served in shelter and serviced in housing over the past 5 years:

» FY 2019: Shelter 293 Housing 167
» FY 2020: Shelter 290 Housing 186
» FY 2021: Shelter 178* Housing 223 *COVID regulations limited shelter capacity
» FY 2022: Shelter 239* Housing 277 *COVID regulations limited shelter capacity
» FY 2023: Shelter 361 Housing 270
KATIE BARKER - INDEPENDENCE MANOR (3 BUILDINGS) Support Services

94 Total Units at 41 Independence Ave; Average wait list time: 1.5 years. Available:

» 24 rented through BHA: 23 one-bedroom units & 1 two-bedroom unit (wait list maintained). > Homemaking

» D6 one-bedroom units; 14 two-bedroom units. » Laundry
50 Total Units at 53 Independence Ave; Average wait list time: 1.5 years. » Grocery Shopping
» 50 one-bedroom units. » Medication
Reminders
» Subsidy: HUD Project Based Section 8 / 202 - Elderly (62+); rent = 30% of adjusted income.

» Personal Care
» Includes mandatory meal program (1 meal/day) Monday - Friday @ $175 / mo. Assistance

» Income Guidelines: Max income is 80% AMI.
» Asset Limit for Admission: below $100,000 (new requirement per HOTMA guidelines).
H'IQ'%\;VZIII_(?6|:_QI37RAINTREE-74&9O POND ST < _ dema AV s & RSE JI%Q?\TA;LEEL\[ LDA

nc.
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HOUSING NEEDS

» 16 Total Units at 49 Independence Ave; Average wait list time: 2 years.

»

»

»

»

»

16 one-bedroom units, 3 of which is ADA accessible.

Subsidy: HUD Project Based Section 8 / 202 - Elderly (62+); rent = 30% of adjusted income.
Includes mandatory meal program (1 meal/day) Monday - Friday @ $175 / mo.

Income Guidelines: Max income is 50% AMI.

Asset Limit for Admission: below $100,000 (new requirement per HOTMA guidelines).

LAUREN MURPHY - BHA

» Current housing through BHA: 162 1 bedroom units for elderly or disabled with an income limit at 80% AMI or less.

» 17 Congregate housing units - efficiency style with 1/2 bath and shared showers (80% AMI or less).

» 24 units at Independence Manor - MRVP Project based units for elderly only - Building 41.

» 60 family units - MRVP project based family units located at Skyline Drive Apartments.

» 504 Section 8 vouchers - 15,787 on waitlist.

» 667 housing units, 15,787 people on the waitlist, 304 applicants are local, 367 veterans (17 Local Vets).
Estimated wait time for local applicants: 1-3 years.

TOWN OF BRAINTREE - 74 & 90 POND ST ; .
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SIMILAR DEVELOPMENT PROJECTS

Oxford Town Residences (senior) - Fairhaven, MA
Adaptive reuse of an existing historic school and
new construction serving Fairhaven’s Senior population
(62+). There are a total of 52 new apartment units,
45 of which are affordably priced and rented to 60%
AMI individuals, 11 rented to 30% AMI, and 6 are for
homeless individuals. Also available on site are onsite
parking, 24-hour emergency maintenance, game room,
wellness center, a community room with a kitchen and
bathroom tenant storage rooms, upper floor lounge and
a central laundry facility. Completed: 2022.

West Newton Armory - Newton, MA

This project includes an adaptive reuse of the former
West Newton Armory Site into 43 developed residential
units. Unit distribution will serve majority of households
with incomes below 60% AMI and some 30% AMI
households. Unit mix includes 15 one-bedroom, 21 two-
bedroom, and 7 three-bedroom units. Each unit will be
vistable and 5 will be fully accessible. Amenities include
preservation and restoration of the historic head house
into an office, gallery and community space.
Estimated completion: 2026.

TOWN OF BRAINTREE - 74 & 90 POND ST
2024-06-27

62 Packard Street - Hudson, MA

Adaptive reuse of the former Hudson Police Station
with a focus on neighborhood-scale housing as well as
balancing housing and open space. Proposed design
includes 40 affordable rental units distributed amongst
a majority of households with incomes below 60% AMI
and some 30% AMI households. Unit mix includes 13
one-bedroom, 22 two-bedroom and 5 three-bedroom
units, with 9 of those units specified as townhouses.
Each unit will be visitable and 5 will be fully accessible.
Amenities include outdoor gathering spaces, community
rooms, tenant storage lockers, and on-site laundry.
Estimated completion: October 2024.

™|
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SIMILAR DEVELOPMENT PROJECTS

Henry T. Wing School Res. (senior) - Sandwich, MA Fulton School Residences (senior) - Weymouth, MA

This project includes the preservation and adaptive Adaptive reuse of the former Alice B. Fulton School
reuse of the former Henry T Wing School into 80% into 63 affordable housing for the senior community. A
affordable senior housing (62+). The project is projected priority of the project was the historic renovation of the
to split into 3 phases, offering a total of 128 affordable existing building. Unit mix includes one and two bedroom
housing units. The existing auditorium would be restored apartments with fully-equipped kitchen and bathrooms,
and used as a community space, including lounges, a high thermal window units, and split heating and high
dining area, community kitchen, game rooms, spaces for efficiency air conditioning systems. Amenities include
service agencies, shared laundry facilities, and storage central laundry system, dedicated storage units, and off-
units. Outdoor spaces include trellis bridges, outdoor street parking. Construction completed 2011.

courtyards and sitting areas.
Estimated completion: July 2025.

TOWN OF BRAINTREE - 74 & 90 POND ST

Simpkins School Residences (senior) - Yarmouth, MA

This project includes the adaptive reuse of the historic
John Simpkins School into a 65 unit senior housing
community. Unit mix includes studio, one-bedroom, and
two-bedroom homes and construction focused on providing
Energy Star rated units with a restored brick facade.
Construction completed 2015.

2024-06-27 R H%ﬁ Ni/\/ (G & RSE Rt LDAa
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FINAL REPORT - INITIAL COST FEEDBACK

DRAFT CONSTRUCTION COST ESTIMATE

RENOVATION OF EXISTING BUILDINGS NEW TOWN HOUSES
AND NEW 3-STORY BUILDING

»

»

»

M

¥

93,000 GSF » 10,800 GSF

70 UNITS » 9 UNITS

$41,415,000 EST. COST $7,175,000 EST. COST
APPROX. $445/SF APPROX. $665/SF
APPROX. $590,000/UNIT APPROX. $795,000/UNIT

M

M

M

NOTES:

»

»

»

»

»

TOWN OF BRAINTREE - 74 & 90 POND ST
2024-06-27

OPEN SHOP LABOR

15% DESIGN & PRICING CONTINGENCY

NO HAZARDOUS MATERIALS ABATEMENT (SITE OR BUILDINGS)
NO ESCALATION

COSTS DO NOT INCLUDE SOFT COSTS, OR LAND PURCHASE

¢ ELLANA,;,

COMBINED

»

»

»

»

»

103,800 GSF

79 UNITS

$48,590,000 EST. COST
APPROX. $470/SF
APPROX. $615,000/UNIT
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PROFORMA REVIEW

IOne Stop2000 Affordable Housing Finance Application [Version 1.21] © I

Page A-1

Project Summary Information

NOTE: Do not fill out this section. It is automatically filled in by program.

|
Project Name 74 & 90 Pond Street
Developer N/A
Community Braintree
Number of Units 70
SRO 0 Low-Income, Rental Assisted 22
0 bedroom 34 Low-Income, Below 50% 0
1 bedroom 26 Low-Income, Below 60% 48
2 bedrooms 9 Other Income 100% 0
3 bedrooms 1 Market Rate 0
4 bedrooms 0

TOWN OF BRAINTREE - 74 & 90 POND ST
2024-06-27 Q;E‘#E“m HIRAETH NN {PJES 1! RSE [t I— D a
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UPDATE ON FINANCIAL ANALYSIS

This is an application for: DHCD Tax Credit Allocation .............cccceeeeviiieeeeniiieeeeniiieenn. No

HOME Funding through DHCD ..........ccccoviiiiiiiiiiiiiee e, No

MHFA Official Action Status..............oovvvviiiiiieeeeeeeeieeeeiieeiiiinn, No

MHFA Construction FInancing............ccceecvveeevniiiieenniieeeenne. No

MHFA Permanent FINancing ..........cccccceevevveeeenciieeeeniieeeeennne, No

MHP Fund FInancing ..........ccccceevveeeeiiiiieeeiiiiee e No

MHIC Construction Loan............................ No

MHIC Tax Credit EQUILY ....coooviiiiiiiiiiiieeeiieeeeeeee e, No

Boston: DND.......oooiiiiii No

Other. 0

(011115 N/A

(0115 1<) N/A

Financing from Massdevelopment....................coeviiin.. No

Sources of Funds: Uses of Funds:
Developer's EqQuity .........ccccvvveeeieinnnnnne. $3,500,000 ACQUISTHION ..evvviiiieeeeeeiiiiiee e $100
Tax Credit EQuity ......ccceeeveiiiieeiinienns $16,170,000 CONSLIUCTION evvveeeeeiiiiee e $40,965,236
Public EQUItY ....ovvviiieeieeiiieeeeeee $4,500,000 General Development ............ccceeevneeen.. $448,421
Subordinate Debt .........cccoovviiiiiiiiiiiinnnn. $7,016,657 Developer Overhead ...........cccccceeeenneee $1,500,000
Permanent Debt .........cccooovviiiiiiniiiiiinnnn. $13,600,000 Developer Fee .......cccovviviiiiiiiiiiiieeeees $1,500,000
Total All SOUFCES ....coevveenneeeenreennneceneeed $44,786,657 Capitalized Reserves..........cccccvveeeeviinennnns $372,900
Total All USES ..ccceeeeeeerccrcrrnnennnns $44,786,657

Uses Exceed Sources by .......coevveeveee.ne. $0

TOWN OF BRAINTREE - 74 & 90 POND ST
2024-06-27
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UPDATE ON FINANCIAL ANALYSIS

Rent Levels: BR (aver.) SF (aver.)
Low-Income, Rental Assisted ................ $2,403 0.7 666
Low-Income, Below 50% ....ccooeeeeeeenn.. N/A N/A N/A
Low-Income, Below 60% ......ccccceeee..... $1,823 0.6 641
Other Income 100%...............c.eenee. N/A N/A N/A
Market Rate .........cccovvvvvieeiiiiiiiiieeeee N/A N/A N/A
Average, All Units ‘ ................................. $2,005 0.7 649

Annual Operating Income (year 1): Annual Operating Expense (year 1):

Gross rental income (residential) $1,684,452 Management Fee $84,223
Vacancy (resid.) 3.00% $50,534 Administrative $132,000
Other Income (net of vacancies) $15,000 Maintenance $165,000
Subtotal $1,648,918 Res. Service, Security $26,500
Operating Subsidies $0 Utilities $75,000
Draw on Operating Reserves $0 Repl. Reserve $21,450
Total Annual Income $1,648,918 Oper. Reserve $0
Taxes, Insurance $240,000
Net Operating Income $904,746 Total $744,173
Debt Service $786,945
Debt Service Coverage 1.15 Total per Unit $10,631
74 & 90 Pond Street Application Date: 06/22/2024 Revised Date: 06/22/2024

TOWN OF BRAINTREE - 74 & 90 POND ST CROWLEY
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UPDATE ON FINANCIAL ANALYSIS

One Stop2000 Affordable Housing Finance Application [Version 1.21] © Page A-2 One Stop2000 Affordable Housing Finance Application [Version 1.21] © ‘ Page A-3
Rent Profile Analysis 21-Year Operating Proforma (Years 1-5)
NOTE: Do not fill out this section. It is automatically filled in by program. NOTE: Do not fill out this section. It is automatically filled in by program.
Contract Size of No. of Gross Rent/ Rent per Year 1 Year 2 Year 3 Year 4 Year 5
Units Rent Unit Bathrooms Maximum square foot Calendar Year: 2027 2028 2029 2030 2031
Low-Income (Rental Assisted): INCOME:
SRO ol wnN/A N/A N/A N/A N/A Low-Income, Rental Assisted $634,440 A $647,129 $660,071 $673,273 $686,738
0 bedroom 11 $2.212 525 1| NA $4.21 Low-Income, Below 50% o] /'\ 0 0 0 0
1 bedroom 7 $2,377 675 1l NA $3.52 Low-Income, Below 60% 1,050,012 \ 1,071,012 1,092,432 1,114,281 1,136,567
2 bedrooms 3 $2,827 975 1| ~wa $2.90 Other Income 100% 0/ \ 0 0 0 0
3 bedrooms 1 $3,418 1,225 1.5] N/A $2.79 4 0 /
4 bedrooms o] NA N/A N/A N/A N/A T 7 v \s-4/ 7 T 7
Other Income: 0 0 \ \/ yd 0 0 0
Low-Income (below 50%): Other Income: 0 0 \ /£ 0 0 0
SRO 0 N/A N/A N/A N/A N/A Other Income: 0 0 v 0 0 0 0
0 bedroom 0] N/A N/A N/A N/A N/A Total Gross Income 1,648,918 1,681,807 1,715,535 1,749.845 1,784,842
1 bedroom 0] N/A N/A N/A N/A N/A Operating Subsidies 0 0 0 0
2 bedrooms 0] NA N/A N/A N/A N/A Draw on Operating Reserves 0 0 0 0 0
3 bedrooms o NA NA NA NA A Total Effective Income SL648.918 51,681,897 51,715,535 51,749,845 51,784,842
4 bedrooms 0] N/A N/A N/A N/A N/A
EXPENSES:
Low-Income (below 60%): Management Fee 84223 |, 85007 87,625 89378 91,165
SRO 0l N/A N/A N/A N/A N/A Administrative 132,000 | /' \ 135,960 140,039 144,240 148,567
0 bedroom 23 $1,713 525 1] NA $3.26 Maintenance 165,000 \ 169,950 175,049 180,300 185,709
1 bedroom 19 $1,836 675 1] NA $2.72 Resident Services 25.00 \ 25,750 26,523 27318 28,138
2 bedrooms 6 $2,203 975 [ N/A $2.26 - - 1.545
3 bedrooms o NA N/A N/A N/A N/A . / ,
4 bedrooms O NA N/A N/A N/A N/A Real Estate Taxes 165,000 \V / 173,353 177,687 182,129
Other Income 100% Below 100% of the median income for the region f:::izz:jes 75’008 7\M£ 79,56(8) 81,952 84,412
SRO o Na N/A N/A N/A N/A MIP 0 0 0 0 0
0 bedroom 0] N/A N/A N/A N/A N/A Other: 0 0 0 0 0
I bedroom 0] NA NA /A NA A Total Operating Expenses $744,173 $764.831 $786,071 $807,910 $830,365
2 bedrooms o] Na N/A N/A N/A N/A
3 bedrooms 0f N/A N/A N/A N/A N/A NET OPERATING INCOME $904,746 $917,066 $929,464 $941,936 $954,477
4 bedrooms 0] N/A N/A N/A N/A N/A
Debt Service | $786,945 $786,945 $786,945 $786,945 $786,945
Market Rate (unrestricted occupancy): Debt Service Coverage 1.15 1.17 1.18 1.20 1.21
SRO o NA N/A N/A N/A Project Cash Flow | $117,801 $130,121 $142,519 $154,991 $167,533
0 bedroom 0] N/A N/A N/A N/A
1 bedroom ol wN/A N/A N/A N/A Required Debt Coverage $904,987 $904,987 $904,987 $904,987 $904,987
2 bedrooms o ~NA NA A NA (Gap)/Surplus for Cov. ($241) $12,080 $24,477 $36,949 $49,491
3 bedrooms 0] N/A N/A N/A N/A
4 bedrooms 0] N/A N/A N/A N/A
74 & 90 PM Aﬂﬂica/ion D%e 06/22, 20_24 RL’VM Date: 06/22/2024
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UPDATE ON FINANCIAL ANALYSIS

One Stop2000 Affordable Housing Finance Application [Version 1.21] © ‘ Page A-4 One Stop2000 Affordable Housing Finance Application [Version 1.21] © ‘ Page A-5
21-Year Operating Proforma (Years 6-1 O) 21-Year Operating Proforma (Years 11- 1 5)
NOTE: Do not fill out this section. It is automatically filled in by program. NOTE: Do not fill out this section. It is automatically filled in by program.
Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15
Calendar Year: 2032 2033 2034 2035 2036 Calendar Year: 2037 2038 2039 2040 2041
INCOME: INCOME:
Low-Income, Rental Assisted $700,473 A $714,482 $728,772 $743,348 $758,215 Low-Income, Rental Assisted $773,379 A 3788846 $804,623 $820,716 $837,130
Low-Income, Below 50% ol /\ 0 0 0 0 Low-Income, Below 50% ol /\ 0 0 0 0
Low-Income, Below 60% 1,159,298 \ 1,182,484 1,206,134 1,230,256 1,254,862 Low-Income, Below 60% 1,279,959 \ 1,305,558 1,331,669 1,358,302 1,385,469
Other Income 100% 0/ 0 0 0 Other Income 100% 0/ 0 0 0
4 /
Other Theome: B 0 0 0 0 Other meome: 0 0 0 0 Y
Other Income: - 0 0 0 0 Other Income: 0 0 0 0 0
Other Income: - 0 0 0 0 Other Income: 0 0 \ 0 0 0
Other Income: - 0 0 0 0 Other Income: 0 0 v 0 0 0 0
Total Gross Income 1,820,539 1,856,950 1,894,089 1,931,971 1,970,610 Total Gross Income 2,010,022 2,050,223 2,091,227 2,133,052 2,175,713
Operating Subsidies 0 0 0 0 0 Operating Subsidies 0 0 0 0 0
Draw on Operating Reserves 0 0 0 0 0 Draw on Operating Reserves 0 0 0 0 0
Total Effective Income $1,820,539 $1,856,950 $1,894,089 $1,931,971 $1,970,610 Total Effective Income $2,010,022 $2,050,223 $2,091,227 $2,133,052 $2,175,713
EXPENSES: EXPENSES:
Management Fee 92,989 A 94,848 96,745 98,630 100,654 Management Fee 102,667 A 104,720 106,815 108,951 111,130
Administrative 153,024 /\ 157,615 162,343 167,214 172,230 Administrative 177,397 /\ 182,719 188,200 193,846 199,662
Maintenance 191,280 \ 197,019 202,929 209,017 215,288 Maintenance 221,746 \ 228,399 235,251 242,308 249,577
Resident Services 28.98 \ 29,851 30.747 31.669 32.619 Resident Services 33,59, \ 34,606 35.644 36.713 37.815
N4 2,076 |ff
4 4
- \Y - /
Real Estate Taxes 186,682 \ \/ l, 196,133 201,036 206,062 Real Estate Taxes 211,214 \ ‘, 221,907 227,454 233,141
Other Taxes 0 \ /A 0 0 0 Other Taxes 0 \ /A 0 0 0
Insurance 86,946 8M54 92,241 95,008 97,858 Insurance 100,794 103¥18 106,932 110,140 113,444
MIP 0 0 0 0 0 MIP 0 0 0 0 0
Other: 0 0 0 0 0 Other: 0 0 0 0 0
Total Operating Expenses $853,454 $877,194 $901,605 $926,705 $952,514 Total Operating Expenses $979,052 $1,006,341 $1,034,402 $1,063,256 $1,092,927
\
NET OPERATING INCOME $967,086 $979,756 $992,484 $1,005,266 $1,018,096 NET OPERATING INCOME $1,030,970 $1,043,882 $1,056,826 $1,069,796 $1,082,786
\ \
Debt Service ‘ $786,945 $786,945 $786,945 $786,945 $786,945 Debt Service ‘ $786,945 $786,945 $786,945 $786,945 $786,945
Debt Service Coverage 1.23 1.25 1.26 1.28 1.29 Debt Service Coverage 1.31 1.33 1.34 1.36 1.38
Project Cash Flow ‘ $180,141 $192,811 $205,540 $218,321 $231,152 Project Cash Flow ‘ $244,025 $256,937 $269,881 $282,851 $295,841
\
Required Debt Coverage $904,987 $904,987 $904,987 $904,987 $904,987 Required Debt Coverage $904,987 $904,987 $904,987 $904,987 $904,987
(Gap)/Surplus for Cov. $62,099 $74,769 $87,498 $100,280 $113,110 (Gap)/Surplus for Cov. $125,984 $138,895 $151,839 $164,809 $177,799
— |
TOWN OF BRAINTREE - 74 & 90 POND ST 1-? 1:5 'I CROWLEY
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UPDATE ON FINANCIAL ANALYSIS

One Stop2000 Affordable Housing Finance Application [Version 1.21] © ‘ Page A-6 One Stop2000 Affordable Housing Finance Application [Version 1.21] © Page A-7
21-Year Operating Proforma (Years 16- 21 ) Operating Expense Analysis
NOTE: Do not fill out this section. It is automatically filled in by program. NOTE: Do not fill out this section. It is automatically filled in by program.
Year 16 Year 17 Year 18 Year 19 Year 20 Year 21 Residential Residential Residential Commercial Commercial
Calendar Year: 2042 2043 2044 2045 2046 2047 Total Per Unit Per S. F. Total Per S. F.
JINCOME:
JLow-Income, Rent. Astd. $853,873 $870,950 | A $888,369 $906,137 $924,259 $942,744 Management Fee $84,223 $1,203.18 $0.90 $0 N/A
JLow-Income, Below 50% 0 ol /\ 0 0 0 0 —
Jow-Income, Below 60% 1,413,178 1,441,441 \ 1470270 1,499,676 1,529,669 1,560,263 Payroll, Administrative ‘ $132,000 A $1,885.71 SL42 50 NA
Payroll Taxes & Benefits, Admin. $0 $0.00 $0.00 $0 N/A
[other Income 100% 0 [, 0 0 0 0 — ‘ 5000 e = —
0/ 4 4
0.0,
o= T 3 U‘ a3y T T 3 Other: $0 @ / $0.00 $0 N/A
Other 0 0 0 \ \7/ / 0 0 0 Other: $0 $0.00 $0 N/A
Other 0 0 0 \ ﬂ 0 0 0 Subtotal: Administrative $132,000 $1,88§.71 $1.42 $0 N/A
Other 0 0 0 Yo 0 0 0 .
Total Gross I 2219227 2,063,612 2,308,884 2,355,062 2,402,163 2,450,206 Payroll, Maintenance $165,000 $2,357.14 SLT7 50 A
O"’“ ,mS; gﬂ”e —= S —= S — == Payroll Taxes & Benefits, Admin. $0 $0.00 $0.00 $0 N/A
IDp“a““gO & S; ‘eSR 5 5 5 5 5 5 Janitorial Materials $0 $0.00 $0.00 $0 N/A
Taw on Tperating Res. Landscaping $0‘ $0.00 $0.00 $0 N/A
Total Effective Income $2,219,227 $2.263,612 $2,308,884 $2,355,062 $2,402,163 $2,450,206 50,007
[ TRTCTTITITTTOT ~ v, A R
JEXPENSES: Recreation $0 $0.00 $0 N/A
Management Fee 113,353 115620 A 117,932 120,291 122,696 125,150 Other: S0 $0.00 $0 N/A
Administrative 205,652 211,821 / \ 218,176 224,721 231,463 238,407 Subtotal: Maintenance $165,000 $2,357.14 $1.77 $0 N/A
Maintenance 257,065 264,777 \ 272,720 280,901 289,328 298,008 [
WRasident Sorvicas 33940 4011 41,321 42561 43,238 45133 Resident Services $25,000 $357.14 $0.27 $0 N/A
4 4 Security $1,500 $21.43 $0.02 $0 N/A
| | i 5 y 4 5
IOperating Reserve 0 0 / 0 0 0 Electricity $50,000 $714.29 $0.54 $0 N/A
[Real Estate Taxes 238,969 244,943 A / 257,344 263,777 270,372 Natural Gas $0 $0.00 $0.00 $0 N/A
IOther Taxes 0 0 VYo 0 0 0 Oil $0 $0.00 $0.00 $0 N/A
Jinsurance 116,848 120,353 123,964 127,682 131,513 135,458 Water & Sewer $25,000 $357.14 $0.27 $0 N/A
MIP | 0 0 0 0 0 0 Subtotal: Utilities $75,000 $1,071.43 $0.81 $0 N/A
Other: 0 0 0 0 0 0
Total Operating Expenses S1,123,438 S1,154,312 S1,187,076 $1,220,254 $1,254,372 $1,289,457 R‘ef""“eme“‘ Reserve $21.450 $306.43 $0.23 50 N/A
‘ ‘ Operating Reserve $0 $0.00 $0.00 $0 N/A
NET OPER. INC. $1,095,789 $1,108,799 $1,121,808 $1,134,808 $1,147,791 $1,160,749
[] Real Estate Taxes $165,000 $2,357.14 $1.77 $0 N/A
|Debt Service $786,945 $786,945 $786,945 $786,945 $786,945 $786,945 Other Taxes $0 $0.00 $0.00 $0 N/A
IDebt Service Coverage 1.39 1.41 1.43 1.44 1.46 1.48 Insurance $75,000 $1,071.43 $0.81 $0 N/A
JProject Cash Flow $308,845 $321,854 $334,863 $347,863 $360,846 $373,804 MIP $0 $0.00 $0.00 $0 N/A
[ Other: S0 $0.00 $0.00 50 N/A
IRequired Debt Coverage $904,987 $904,987 $904,987 $904,987 $904,987 $904,987 Subtotal:Taxes, Insurance $240,000 $3.428.57 $2.58 ) NA
(Gap)/Surplus for Cov. $190,803 $203.813 $216,821 $229,821 $242.805 $255,763
[ TOTAL EXPENSES $744.,173 $10,631.04 $7.99 $0 N/A
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UPDATE ON FINANCIAL ANALYSIS

TOWN OF BRAINTREE - 74 & 90 POND ST

2024-06-27

One Stop2000 Affordable Housing Finance Application [Version 1.21] © Page A-8
Development Cost Analysis
NOTE: Do not fill out this section. It is automatically filled in by program.
Residential Residential Residential Commercial Commercial
Total Per Unit Per S. F. Total Per S. F.
Acquisition: Land $100 $1 $0.00 $0 N/A
Acquisition: Building $0 $0 $0.00 $0 N/A
Acquisition Subtotal $100 $1 $0.00 $0 N/A
\
Direct Construction Budget $36,454,315 $520,776 $391.51 $0 N/A
Construction Contingency $4,510,921 $64,442 $48.45 $0 N/A
Subtotal: Construction $40,965,236 $585,218 $439.95 $0 N/A
\
General Development Costs: A
Architecture & Engineering o] /'\ $0 $0.00 $0 N/A
Survey and Permits $0 \ $0 $0.00 $0 N/A
Clerk of the Works $ \__ %0 $0.00 $0 N/A
4 54
TCCS 10, r\ppu\,auuu T'CCS DU I DU.UU DU INT A
Fees to: LIHTC $0 \V /[ $0.00 $0 N/A
MIP 0 \ A $0.00 $0 N/A
Credit Enhancement Fees $0 V50 $0.00 $0 N/A
Letter of Credit Fees $0 $0 $0.00 $0 N/A
Other Financing Fees $0 $0 $0.00 $0 N/A
Development Consultant $0 $0 $0.00 $0 N/A
Other: $448,421 $6,406 $4.82 $0 N/A
Other: $0 $0 $0.00 $0 N/A
Soft Cost Contingency $0 $0 $0.00 $0 N/A
Subtotal: Gen. Dev. $448.421 $6,406 $4.82 $0 N/A
\
Subtotal: Acquis., Const., $41,413,757 $591,625 $444.77 $0 N/A
and Gen. Dev. ‘
\
Capitalized Reserves $372,900 $5,327 $4.00 $0 N/A
Developer Overhead $1,500,000 $21,429 $16.11 $0 N/A
Developer Fee ‘ $1,500,000 $21,429 $16.11 $0 N/A
\
Total Develo t Cost $44,786,657 $639,809 $480.99 $0 N/A
\
Total Net* Development Cost $42,913,757 $613,054 $460.88 $0 N/A
\
(*Does not include any capitalized reserves nor any developer's fees or overhead which
are contributed or loaned to the project.)

¢ ELLANA ;.
Consiruction Consuants HIRAETH Ni

COMMUNITY ADVISORS

dma NS

tsch Engineering

CROWLEY
COTTRELL

LDd

ARCHITECTURE & INTERIORS



FINAL REPORT - OVERVIEW

PROPOSED TABLE OF CONTENTS
EXECUTIVE SUMMARY & RECOMMENDATIONS

Conceptual Renderings

Study Goals & P_rocess ................................................................ 2 Construction Cost Estimates
Introduction . . .
Financial Feasible Development
Study Goals Financial Analysis
Study Process 4
Housing Background..................eecsssssssssssssssssssssssnns 4
Review of Housing Terminology THE STUDY STEP-BY-STEP:

Demographics & Housing Costs

. o I. PHASE 1: INFORMATION GATHERING

Senior & Veteran Specific Needs

Existing Regional Housing Options 2/02/24 Project Kick Off Meeting with TOB

Similar Development Projects 3/15/24 Housing Needs Discussion with TOB & Stakeholders

Housing Development Methods 4/11/24 Existing Conditions Findings Meeting with TOB
Financial Analysis Process ........cccccsnssssssssssssssssssssssssssns 6

Economic Analysis Il. PHASE 2: CONCEPTUAL DESIGN

Housn?g Cost Drivers & Opportunities to Influence 5/02/24 Initial Conceptual Design Meeting with TOB

/V.Iodfelmg Approach 5/09/24 Public Meeting to Share Findings and Gain Feedback

. F indings . . 6/06/24 Final Conceptual Designh Meeting with TOB

Financial Analysis Conclusions...............csnicnsnsssssssssssssnns 11 6/27/24 Meeting to Review Final Report with TOB
Design Recommendations........ccccerussssssnsemmssnmsmmsssssssssnssssssnnnnss 12

Site Characteristics

Building Existing Conditions - 90 Pond Street APPENDICES

Building Existing Conditions - 74 Pond Street Existing Conditions DraWings........ccceuucssessssesssssssssssssessssssssssnsas A

Building Programming Existing Conditions REPOIS ........evererersrsereresssssssssassssesssesesssses B

Unit Mix & Amenities Cost Estimate Back-up Information..........cceceeeeererrrerersererssasseness c

Connecting 74 & 90 Pond Online Polls & Stakeholder FEedback .........ocrurererrererserersrsssenes D

Site & Access Financial Analysis - Technical MEMO ........oucecmsesemssessensesssnsses E

Townhouses
Conceptual Site Plan
Conceptual Floor Plans
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NEXT STEPS

» Final Estimate & Proforma

» Final Report
» Confirm Deliverables and Review Timeline

OWN OF BRAINTREE AFFORDABLE HO D JAN FEB MAR APR MAY JUN
PROPOSED SCHED DURATIO DATE R 8 8§ 2 & ¥ 3 83 & ¢ @ &% 8 & ¢ g &8 /8 5 &
S 9 8 8§ Q@ 9 e e ¥ T T I T Y 55 65 9 c & S
PHASE 2: Conceptual Design & Financial Viability 10 wks 4/22/24 - T7/1/24
1 Initial Conceptual Design & Engage Public _

Identify what housing options w/in existing buildings and/or new construction. Present initial funding options.
Meet with Town project team to review conceptual design report.(virtual meeting)
Public meeting to share initial findings & elicit feedback. (virtual meeting)

Online polls and options for additional public feedback.
2 Final Conceptual Design
Identify what housing options w/in existing buildings and/or new construction. Present initial funding options.

Meet with Town project team to review conceptual design report.(virtual meeting)
3 Financial Feasibility of Design
Construction cost estimate for buildings & site
Proforma
4 Final Report
Meet with Town project team to review conceptual design report.(virtual meeting)
Compiled Study report with deliverables from each task above + executive summary
OVERALL PROPOSED SCHEDULE |22 wks 1/29/24 - 7/1/24

TOWN OF BRAINTREE - 74 & 90 POND ST T ) CRO
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APPENDIX A:
EXISTING CONDITIONS DRAWINGS
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