Trinity Financial
Wellesley Square Redevelopment

4O ELKUS MANFREDI ARCHITECTS

October 23, 2018 TRINITY

FINANCIAL




4 N o e Property Tax Revenue:
, Estimated $1 million
accessible commuter platforms 2| annually

and elevators to street

-

e
1. Adds new parks
and public

Patrick Lee, Trinity Financial |IIIRI~IJ§I£IE% AL




Agenda

- Agenda ltem

l. Team Introduction

. Project Overview

Preliminary Plans
= Design and Sustainability
= Parking
= Traffic

V. Zoning and Permitting

V. Financing




|. Development Team
Introduction

|TRINITY
FINANCIAL




|. Team Introduction

‘TRINITY

FINANCIAL

ARCHITECTS

ELKUS | MANFREDI CRJA NEW(3EOLOGY @] BOHLER

mmunity-Based Sustainable Develog

KERTZMAN & WEIL%

Attorneys at Law

Dan Drazen, Trinity Financial TRINITY

FINANCIAL




|. Team Introduction

Trinity Financial

= 30-year-old Boston-based
development firm

= Experience working with public
agencies on over 40 projects

= S$2.4 billion in development
O 8,000+ units of multi-family
rental and for-sale housing
O 500,000+ square feet of
commercial development
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|. Team Introduction

Avenir

North Station, Boston
$150 million TDC

241 units

121-space parking garage
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|. Team Introduction

Appleton Mills

= Lowell, MA
B S64 million TDC
% 130 units
5
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|. Team Introduction

66 Summer
Stamford, CT
S73 million TDC
209 units
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|. Team Introduction
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Il. Project Overview

Process for Developing Program
= Studied Delanson Circle Proposal

= Reviewed Town’s Previous Planning Efforts
= |nitial analysis of market and comparable properties
= Considered different building massing and design approaches
= Spoke with representatives from:
0 Wellesley Theatre Project
Wellesley Players
Wellesley Arts Alliance
Wellesley Women Artisans
College Heights Neighborhood
Wellesley Square Merchants Association

Wellesley Square Chamber of Commerce
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Sustainable Wellesley
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Il. Project Overview

200-seat black box
theater and art gallery

Railroad Lot
45 mixed-income rental apartments
(SHI-qualified)
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Il. Project Overview
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1l. Preliminary Plans

= Design and Sustainability
= Parking
" Traffic
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[ll. Preliminary Plans

Elkus Manfredi and Carol Johnson Associates’
Wellesley Gateway Project

Trinity Financial and New Ecology’s Bristol
Commons and Lenox Green Project

Elkus Manfredi’s Waterstone at Wellesley Project

Dan Drazen, Trinity Financial TRINITY

FINANCIAL




[ll. Preliminary Plans
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Presenter
Presentation Notes
Transition Slide – Dan hands off to John Martin


Tour Stop/Benefit 1:

Adds new parks and public
spaces




[ll. Preliminary Plans
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Presenter
Presentation Notes
JM – First view is looking across Central Park toward the eastern edge of the Rental Building.


1. Adds new parks and public spaces
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Presenter
Presentation Notes
JM -The Railroad lot building has 45 Rental Apartments above a 45 car garage and a 200 seat flexible arts space.

The parking spaces are concealed in a podium and are  completely screened from the park.

The building opens its courtyard to the park and gives the park a gentle, landscaped edge.






[ll. Preliminary Plans
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Presenter
Presentation Notes
JL – Access to the rail platforms through the park is enhanced. Paths are more pedestrian friendly. 

With wide sidewalks around the perimeter, handicapped access to the rail platforms from the Crest Road bridge, and a realignment of Railroad Avenue, the whole site is transformed for the better.
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Presenter
Presentation Notes
JL – as we enhance the park, it will be imperative that we preserve the heritage trees, like we did with this ancient live oak tree in ….
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Presenter
Presentation Notes
LB – The roof garden above the parking forms an amenity deck for the rental apartments and acts as a green roof.

Stormwater infiltration on the site is handled through underground cisterns, rain gardens and bioswales throughout the project.

This is an example from a project in…..


Tour Stop/Benefit 2:

Strengthens Community Arts:
Black box theater and gallery
space
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Presenter
Presentation Notes
JM – As we walk around the project, we want to show you a second sketch of the corner at Central Street and Crest Road.
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Presenter
Presentation Notes
JM - The building massing steps down the hill as Crest Road comes into Central Street.

This commercial corner is anchored by a 10,000 square foot arts space consisting of a lobby gallery and a flexible performing arts venue.
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Presenter
Presentation Notes
JL – From a landscape point of view, the piazza at the corner marks the entry to these arts spaces and becomes a great gathering space for the whole community. 

It has day to day use as a café terrace and frequent use as a pre or post function space for the performances and shows in the arts space. 

This piazza could also incorporate public art as well.

NOTE: This image will be replaced by a better image from CRJA.
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Presenter
Presentation Notes
JL – From a landscape point of view, the piazza at the corner marks the entry to these arts spaces and becomes a great gathering space for the whole community. 

It has day to day use as a café terrace and frequent use as a pre or post function space for the performances and shows in the arts space. 

This piazza could also incorporate public art as well.

NOTE: This image will be replaced by a better image from CRJA.
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Presenter
Presentation Notes
JM - Trinity has incorporated arts spaces like this in many of their projects.  This is a gallery in their Boston East project.
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2. Strengthens Community Arts
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Presenter
Presentation Notes
JM - The flexible performing arts space will be similar to this black box theater we did for Emerson College.


Tour Stop/Benefit 3:
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A
P

DA accessible commuter

atforms and elevators to street

|TRINITY
FINANCIAL




[ll. Preliminary Plans

o
=N

John Martin, Elkus Manfredi FINANCIAL



Presenter
Presentation Notes
JM - As we move up the hill to the Crest Road / Linden Street intersection, we want to show you a view looking back down the hill.
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Tour Stop/Benefit 4:

Sustainable and context-
responsive design
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Presenter
Presentation Notes
JM - As we move up the hill to the Crest Road / Linden Street intersection, we want to show you a view looking back down the hill.


4. Sustainable and context-responsive design
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Presenter
Presentation Notes
JM – The Unified Plan and Comprehensive Plan both call for more housing choices in Wellesley, specifically in the commercial centers.

Our proposal shows 45 condominiums above 90 residential parking spaces, 293 commuter parking spaces and 22 “flex” spaces on the Tailby lot. 

These single level residences, which range from 900 square feet to over 3,000, will provide an attractive alternative to the predominant single family housing stock and will concentrate residences adjacent to transit, shopping and dining, making the Town center more vibrant and walkable.

The building is four stories high, designed to read as a three story brick and stone building with an attic story that is set back a bit from the first three.
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Presenter
Presentation Notes
JM - The architecture of the buildings is transitional and rooted in the context of New England and Wellesley in particular.
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Presenter
Presentation Notes
JM – The first floor residences all have stoops and small front yards, like the townhomes that line the streets in Boston’s Back Bay and South End.

JL – These small front yards give the whole street a charming pedestrian scale and perform an important function for stormwater infiltration.
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4. Sustainable and context-
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Presenter
Presentation Notes
JM - The stone on the base of the buildings is drawn from the many civic and institutional buildings in Wellesley that have fieldstone veneers.
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Presenter
Presentation Notes
JM - The middle portions of both buildings are brick, which finds it precedent in the old Wellesley High School and many other civic buildings and residences here in Town. 

Like all of the old school buildings, our buildings have high ceilings with oversized windows to let daylight penetrate deep into each residence.




[ll. Preliminary Plans

4. Sustainable and
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Presenter
Presentation Notes
JM - The architecture of the buildings is transitional and rooted in the context of New England and Wellesley in particular.
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Presenter
Presentation Notes
JL – I also want to touch on the fact that, like, the Railroad parcel, the Tailby lot has a landscaped amenity deck over the parking that acts as a green roof.
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4. Sustainable and context-responsive design
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Presenter
Presentation Notes
JL - This amenity garden not only conceals the parking below, but also becomes an attractive garden for all of the condominium residents to share. 

A paseo opens this courtyard to Crest Road, allowing the garden to flow out to the street edge. Here is a picture of CRJA’s project in….


1l. Preliminary Plans

= Design and Sustainability
= Parking
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[ll. Preliminary Plans

= 90 parking residential parking
. spaces

‘p?;- Up to 315 public parking

| spaces

Flexibility for

swapping residential

_ Railroad Lot
| 45 residential parking
spaces

Dan Drazen, Trinity Financial TRINITY

FINANCIAL




[ll. Preliminary Plans

Peter Dane
= 35 years of experience owning, developing and operating parking
facilities
= Former Executive VP of Allright Corporation, owner of 3,000 parking
facilities across North America
= Advised property commercial and institutional property owners on
parking throughout Boston, including:
O Harvard University
O Hilton Hotels
O Equity Office Properties

Peter Dane (Parking Expert), Dane & Company |EIRIJJ§II\IE]1AL
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1l. Preliminary Plans

= Design and Sustainability
= Parking
= Traffic
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[ll. Preliminary Plans

Bob Michaud
MDM Transportation Consultants

Wellesley Sportsplex

= Transportation and Parking Studies
= Signal Improvements along Route 9 L e e i

i l e

Bocado Restaurant
=  Permitting
= Evaluation of Downtown Parking

Dan Drazen, Trinity Financial TRINITY
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[1l. Preliminary Plans

Uncontrolled
Vehicle/Pedestrian
Conflict Point

Bob Michaud, MDM Transportation Consultants




[ll. Preliminary Plans

Railroad Avenue

Bypass to Central
Street
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[ll. Preliminary Plans

. Reduce Vehicular/
PED Conflicts
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[ll. Preliminary Plans

A. Reduce Vehicular/
PED Conflicts

B. Enhance PED
Crossing/Traffic
Calming
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[ll. Preliminary Plans

A. Reduce Vehicular/
PED Conflicts

B. Enhance PED
Crossing/Traffic
Calming

C. Retain Unsignalized
Access to Post Office,
Town Offices, & Site
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[ll. Preliminary Plans

. Reduce Vehicular/
PED Conflicts

Crossing/Traffic
Calming

Access to Post Office,
Town Offices, & Site

. Retain Existing Signal
Patterns/Optimize
Timing
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[ll. Preliminary Plans

Comprehensive study of current and future transportation and parking
needs in Wellesley, including:

= Ride sharing

= Carsharing

= Autonomous vehicles

= Bicycle and pedestrian trips

Bob Michaud, MDM Transportation Consultants TRINITY
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V. Zoning and Permitting
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IV. Zoning and Permitting

Comparison of Existing Zoning to Project Proposal

TAILBY LOT
_ Existing Zoning Proposed Project
Limited Residence Multi-Family
Use District: Single Family Condominiums Not
and Elderly Housing Permitted
Density 32 units 45 units
Lot Coverage 20% Project > 20%
Maximum Height 2% stories or 30 feet Project > 30 feet tall
30 feet from property AR < SO
Setbacks from property
boundary
boundary
Parking 1 space per unit 2 spaces per unit
Larry Shind, Kertzman & Weil TRINITY

FINANCIAL




IV. Zoning and Permitting

Comparison of Existing Zoning to Project Proposal

RAILROAD LOT

Multi-family
Use Wellesley Square Commercial  Residential and

District: Mixed-Use Theater Use

permitted
. 1 ' ight; i i .
Density 6 units by rlg t; 21 l.JnItS with 45 units
special permit

Lot Coverage Max FAR = .3 Project FAR > .3
Parking None 1 space per unit

Larry Shind, Kertzman & Weil TRINITY
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IV. Zoning and Permitting

Summary of Required Major Development Approvals

= Project of Significant Impact (“PSI”) = new floor area exceeding 10,000 SF.
Planning Board Special Permit required.

Includes Design Review and Municipal Systems Impact Analysis from:
= Design Review Board

Department of Public Works

= Municipal Light Plant

" Fire Department

= Board of Selectmen

= Town Meeting Approval for Zoning Change

= Major Construction Project/Site Plan Review = new construction
exceeding 2,500 sf: Zoning Board of Appeals

= Natural Resources Commission: Land affected by Railroad Avenue
realignment under NRC jurisdiction.

= MBTA: Approval required for new ADA accessible platforms.

Larry Shind, Kertzman & Weil |E1RI~£§II\IEY1AL




IV. Zoning and Permitting

Benefits of Establishing 40R District

Regulatory Benefits

= Zoning overlay mechanism instead of drafting & adoption of new zoning
overlay district.

= Project meets 40R definition = Mixed-use project located near town center
and/or transit station. Minimum 20% affordable units.

= Eliminates need for multiple variances; project developable as-of-right.

= Streamlines municipal approval process; requires only Site Plan Review &
Design Review.

Financial Benefits
= 40R Incentive payment of $75,000 based on 90 residential units.

= 40R Density Bonus payment of $111,000 (53,000 x 37 qualifying units):
90 proposed v. 53 allowed

= Total One-time payment of $186,000

Larry Shind, Kertzman & Weil |E1RI~£§II\IEY1AL




V. Financing




V. Financing

Sources & Uses of Funds

Debt $65,519,687 65%
Equity $35,818,293 35%
Total $102,337,980 100%
T R T T
Residential Hard Costs $45,675,000 45%
Parking $19,600,000 19%
Amenity Spaces & Site Work $11,375,000 11%
Hard Cost Contingency $3,832,500 4%
All Soft Costs $21,855,480 21%
Total $102,337,980 100%

TRINITY
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V. Financing

Market Segments

= Market-rate condos and market-rate rental units: Empty nesters
looking to downsize but stay in Wellesley

= Affordable rental units at 80% area median income: Working
households and seniors/retirees

Rent at 80% of Market-Rate
AMI Rents

1 Bedroom 51,618 S2,764
2 Bedroom $1,942 S3,853
3 Bedroom $2,243 S4,858

Patrick Lee, Trinity Financial
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V. Financing

Financial Advantages to Town of Wellesley

= S1 million annually in new additional property tax
revenue to the Town

= Town continues to receive parking revenue from
commuter lot

= $600,000 Hold Harmless Fee paid to Town during
construction

= Spur economic activity along Central Street from
theater, residents, commuters, etc.

= Proposed Compensation to the Town

TRINITY

Patrick Lee, Trinity Financial |F1NANCIAJ_
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