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Join ZoomGov Meeting
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AGENDA

1. OPEN SESSION
Question of entering into Executive Session for the reason stated in item 2.
2. EXECUTIVE SESSION
Through a Request for Proposals process, a potential developer was identified for the
Kent/Station Municipal Parking Lot, a parcel of Town-owned land. A Negotiation Committee
was formed to determine whether the Town and the developer can reach agreement on
acceptable terms and conditions for the redevelopment of the Kent Street lot for affordable
rental senior housing. If the chair declares that an open meeting may have a detrimental effect
on the negotiating position of the committee, the committee will vote to enter Executive Session
to discuss the disposition of the real property to the developer.

The Town of Brookline does not discriminate on the basis of disability in admission to, access to, or operations of its programs, services or activities.
Individuals who need auxiliary aids for effective communication in programs and services of the Town of Brookline are invited to make their needs known
to Lloyd Gellineau, Town of Brookline, 11 Pierce Street, Brookline, MA 02445. Telephone (617) 730-2328; TDD (617) 730-2327; or e-mail at
llgellineau@brooklinema.gov

Kent/Station Street Affordable Senior Housing
Negotiation Committee
Monday, November 8, 2021
Meeting Minutes

Committee Members present:
Heather Hamilton, Chair
Roger Blood
Virginia Bullock
Steve Pratt-Otto
Don Warner
Staff:
Joe Viola
Materials Presented:
 Agenda
 Draft minutes from February 23, 2021
 Revised sources and uses updated by 2Life Communities
 Memorandum to the Select Board laying out the charge of the Negotiation
Committee
 Kent Street Updates document
At approximately 3:105 PM in Open Session, the Chair stated the committee’s reasons
for moving the discussion to Executive Session – which were noted in item 2 on the
meeting agenda. The Chair noted that the Committee would not reconvene following
the Executive Session. After reading the purpose for the Executive Session as stated on
the agenda, the chair made the flowing motion:
Chair’s Motion: To enter Executive Session
Seconded: Blood
Vote: Unanimous
Executive Session:
The Committee discussed meeting minutes and took the following vote:
Chair’s Motion: Approve the minutes of the February 23, 2021 meeting

Seconded: Pratt-Otto
Vote: Unanimous
Staff summarized the points found in the document “Updates for Kent Street – 11/8/21”
for the committee’s consideration. Staff highlighted the following points (refer to the
document for more detail):





The current unencumbered balance in the Housing Trust is $1.1 million following
the Town’s commitment to Hebrew Senior Life’s 108 Centre Street project
Since 2Life’s original proposal was submitted in 2019, updated costs provided in
May 2021 show that project costs had risen by approximately $800,000
2Life’s subsidy request had increased by $1.1 million to account for changes in
housing and parking costs
2Life’s total subsidy request is $8.9 million – which represents a significant increase

Staff noted that discussions with 2Life reveal that more accurate structured parking
costs would require more extensive geotechnical work and that parking costs could
change again depending on what that work revealed about unexpected site
conditions.
A discussion ensued about cost increases and the amount of funding available for the
Kent St project. Committee members discussed Housing Trust funding projections, the
Town’s ARPA funding and CPA funds. The Committee discussed that the amount of
subsidy required was significant and that there are variables that could make the
project even more expensive to the Town.
At a previous meeting there was a discussion about how much parking could be
adjusted downward without running afoul of the community process or the
requirements of MGL Ch. 30B procurement process. Staff updated the Committee
about discussions with the Chief Procurement Officer and Town Counsel. Both the CPO
and Town Counsel opined that a significant change from the number of spots required
in the RFP does would go against open and fair competition required by MGL Ch. 30B.
The Committee discussed the very limited adjustments that the Town could make to
address parking given the requirements of the RFP. There was a discussion of revisiting
offsite parking options to potentially reduce the amount of parking to be built on site.
There was a discussion of how to move forward with the developer to create a letter of
intent, which could incentivize the developer to allocate resources for due diligence
purposes, such as site work needed to inform parking structure costs. The Committee
discussed site control and whether an instrument like a letter of intent would sufficiently
incentivize the developer to bring resources to the table.
The Committee discussed the creation a 2-person subcommittee to meet with the 2Life
team to discuss next steps, and what questions would be posed to the developer. The
Committee discussed that these meetings should include discussion on the primary
terms and conditions under which the Town and the developer would try to advance

the project such as site control, needed due diligence, Town subsidy, and whether the
developer could bring more to the table with increased fundraising and philanthropy.
The Committee agreed that Roger Blood and Steve Pratt Otto would represent the
Committee and participate along with staff in discussions with the developer.
Staff agreed to reconvene the Committee to update all members of discussions with
2Life and to discuss completing the Committee’s charge. This would include an update
and recommendation to the Select Board, including a draft letter of intent/term sheet if
discussions with the developer advanced to that point.
The next meeting was not scheduled.
The meeting adjourned at 4:15 PM.

Updates for Kent Street – 11/8/21
Confidential: Please do not discuss outside of executive session or redistribute

Available Unencumbered Town Funding
Housing Trust Resources have decreased:



February ’21 - $3.3 million – Housing Trust (est.)
November ’21 – $1.1 million – Housing Trust (est.)

Changes to Development Budget
The Development Budget included in 2Life’s original proposal was updated in May 2021.
8/21/19:

2Life Communities’ Original Financial Proposal

$26,690,775

TDC - Residential + 9 Parking Spaces

$ 3,760,657

Subsidy required to construct 39 public parking spaces

$30,451,432

TOTAL

Subsidy Request

$6,910,775 (Housing and Parking) + $900,000 (No RE Tax Waiver) = $7,810,775

Subsidy for Residential Program $ 3,150,000 – included in development cost
5/28/21:

2Life Communities - Updated Development Budget for MassWorks

$26,707,194

TDC - Residential + 9 Parking Spaces

$ 4,542,260

Subsidy required to construct 39 public parking spaces

$31,249,454

TOTAL

Subsidy Request

$8,042,460 (Housing and Parking) + $900,000 (No RE Tax Waiver) = $8,942,460

Subsidy for Residential Program $3,500,000 -- included in development cost
Increase from 8/21/19 to 5/28/21
The Development Budget and the subsidy request to the Town have increased based on 2Life’s May
2021 update:
$350,000
$781,603
$1,131,603

On budget subsidy increase
Off budget subsidy increase – hard/soft costs + contingency - unknown site conditions
TOTAL subsidy increase

Moving Forward
The Committee’s charge voted upon by the Select Board is the following:
Charge the Negotiating Committee to appear before the Select
Board at the end of negotiations to report on the status of a Term
Sheet, to offer a recommendation on the designation of 2Life as
site developer and to advise on the pursuit of next steps, including
Town Meeting actions required for the disposition of the Kent
Street parking lot for affordable senior housing

What we know:


Based on discussions between staff and the developer, an accurate cost for structured parking
will require more extensive geotechnical exploration. The current May 2021 costs are an
estimate based on the limited due diligence that the Town has provided. The added subsidy
request in the May 2021 Development Budget reflects this.



Since the real cost for replacement public parking is not known, it is difficult to have a back-andforth discussion and/or negotiate with the developer about value engineering and other
potential cost savings. It’s too early to have this discussion.



Town Counsel’s opinion on a potential parking reduction is that a significant change from the
number of spots required in the RFP does not preserve open and fair competition, keep
proposers on a common footing and allow manageable and meaningful comparisons (mandates
of the MGL Ch. 30B process).

Staff Recommendations:






A 2-person subcommittee and staff should meet with the 2Life team to discuss next steps. The
meeting would include discussion on the primary terms and conditions under which the Town
and the Developer would try to advance the project.
After a meeting with the developer, staff will meet with Town Counsel to understand how to
move forward with a Term Sheet, which would include conditions under which the Town and
2Life could move forward. While not site control, a Term Sheet could incentivize the developer
to allocate resources for due diligence purposes.
Staff will reconvene the Committee to update all members and to discuss completing the
Committee’s charge. This could include a review of a draft Term Sheet and a potential update
and recommendation to the Select Board.

2Life Kent/Station Street
Development Budget

SOURCES
Permanent Loan
Fed Tax Credit Equity
State Tax Credit Equity
Brookline Trust/HOME Sub Debt
Brookline - Other
DHCD Sub Debt
Utility Rebates (Sponsor Loan)
2Life Philanthropy (Sponsor Loan)
Deferred Developer Fee
Total Sources

USES
Acquisition
Construction
Hard Costs - Building
Hard Costs - Parking
Hard Costs - Landscape/Hardscape
Design/Escalation Contingency
General Requirements/Conditions
Overhead, Profit
Cost of Construction
Contingency
Subtotal Construction
Soft Costs
Architect & Engineering
Survey and Permits
Clerk of the Works
Environmental/Geotech
Bond Premium
Legal
Title/Recording
Accounting/Cost Cert
Marketing & Rent-Up
Real Estate Taxes
Insurance (Construction)
Relocation
Appraisal/Market Study
Pre-Construction Services
Construction Loan Interest
Construction Loan Fees
Perm Loan Fees
MIP
Testing and Inspections
Commissioning
Inspecting Engineer
Other Financing Fees
Development Consultant
Energy/Green Consulting
FF&E
Utility Connection Fees
Pre-dev loan fees/interest
Syndication Fees
DHCD Processing Fee
Soft Cost Contingency
Subtotal Soft Costs
Developer Overhead
Developer's Fee
Replacement Reserves
Operating Reserves
Subtotal Fees, etc.
Total Uses
SURPLUS/(GAP)

11/4/2021

Residential
(+9 spaces)

Total
4,965,000
9,699,030
2,695,000
3,500,000
4,542,260
3,500,000
59,400
1,838,764
450,000
31,249,454

Total
-

4,965,000
9,699,030
2,695,000
3,500,000
3,500,000
59,400
1,838,764
450,000
26,707,194

4,542,260

Residential
(+9 spaces)

Town
Parking &
Open Space

-

13,090,691
3,222,037
93,232
3,055,228
2,207,514
915,801
22,584,503
1,129,225
23,713,728

2,550,342
1,842,715
764,462
18,852,342
942,617
19,794,959

1,580,915
451,690
150,000
75,000
180,676
300,000
50,000
45,000
50,000
125,000
25,000
550,000
120,000
49,650
6,206
60,000
30,000
20,950
7,500
75,000
275,000
50,000
25,000
55,500
217,904
4,575,992

1,319,664
377,047
125,212
62,606
150,819
250,424
50,000
45,000
50,000
104,343
25,000
459,111
100,170
49,650
6,206
50,085
30,000
20,950
7,500
75,000
275,000
50,000
25,000
55,500
188,214
3,952,501

1,250,000
1,250,000
459,734
2,959,734
31,249,454

1,250,000
1,250,000
459,734
2,959,734
26,707,194

-

Town
Parking &
Open Space

13,090,691
604,132

-

-

4,542,260

-

2,617,905
93,232
504,886
364,799
151,339
3,732,161
186,608
3,918,769
261,251
74,643
24,788
12,394
29,857
49,576

Res P/U
91,944.44
179,612
49,907
64,815
64,815
1,100
34,051
8,333
494,578

Res P/U
242,420
11,188
47,229
34,124
14,157
349,117
17,456
366,573

29,690
623,491

24,438
6,982
2,319
1,159
2,793
4,637
926
833
926
1,932
463
8,502
1,855
919
115
927
556
388
139
1,389
5,093
926
463
1,028
3,485.45
73,194

4,542,260

23,148
23,148
8,514
54,810
494,578

20,657

90,889
19,830
9,915

-
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TO:

Brookline Select Board

FROM:

Kent Street Developer Evaluation Committee
Planning Staff

DATE:

July 15, 2020

SUBJECT:

Committee Recommendation – 2Life Communities

2Life Communities (f/k/a JCHE) was one of three developers to respond to a Request for Proposals (RFP)
issued by the Town to solicit responses for the redevelopment of the Kent/Station Street parking lot, a 15,997
s.f. +/- Town-owned parcel. The RFP stated the Town’s interest in exploring opportunities to redevelop the site
as affordable rental senior housing while also retaining the number and uses of the existing parking spaces for
merchant and overnight resident parking as part of the development program.
After extensive review of two proposals, the Kent Street Developer Evaluation Committee recommends
that the Town begin negotiations with 2Life Communities in order to determine if satisfactory terms can be
reached between the Town and the developer.
Kent/Station Street Affordable Senior Housing Committee - Community Process
Long before the issuance of the RFP, favorable action on a citizen-petitioned Warrant Article at the fall 2016
Town Meeting led to a planning process for the Kent Street parking lot. The Warrant Article asked Town
Meeting members to adopt a resolution requesting that the Town study the Kent/Station Street Town-owned
parking lot for the purpose of redeveloping it for affordable senior housing. Following passage of the
resolution, the Select Board appointed the Kent/Station Street Affordable Senior Housing Committee.
The Kent Street Committee’s focus was to determine the feasibility of redeveloping the municipal parking for
senior housing while retaining the existing public parking spaces. Beyond determining feasibility, the
Committee’s charge was to consult with the neighborhood and report back to the Select Board with
recommendations for site redevelopment. To meet its charge of seeking public input, the Committee held
thirteen public meetings, including two site visits, from July 2017 to January 2019. During that time, the
Committee reviewed and discussed information relevant to redevelopment of the site, including the historic and
contemporary context of the neighborhood and how a potential new development would fit within the built
environment.
Over the course of many meetings, the Committee completed the following tasks:
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Worked with the Massachusetts Housing Partnership to explore the site’s reuse potential, including
review of a preliminary construction budget and operating pro forma that considered a number of
Town-mandated requirements and their effects on project feasibility
Created a Request for Information (RFI) document -- authorized for release by the Select Board in
March 2018 -- to solicit feedback from the development community concerning the Town’s
proposed development program for the site
Hosted a Public Information Meeting (public hearing) on October 29, 2018 to solicit community
input on the redevelopment of the parking lot, including feedback on design considerations and
acceptable parameters for the reuse of the site for affordable rental senior housing
Created an RFP that was responsive to community feedback received at public meetings and
public hearings and that utilized public comment to inform the creation of development
requirements and guidelines that developers must address in their RFP responses

The Select Board heard an update from the Committee in February 2019 and then held a public hearing on
April 23, 2019 to discuss the Committee’s draft RFP. Prior to its vote, the Board reinforced the Town’s
commitment to issue an RFP that was responsive to the comments and concerns of abutters, neighbors and local
businesses. After considering comments received at the public hearing and the recommendations of the
Kent/Station Street Affordable Senior Housing Committee, the Select Board voted on April 30, 2019 to
authorize the release of an RFP to solicit development proposals for the Kent Street lot. The RFP was issued by
the Town’s Chief Procurement Officer (CPO) in July 2019.
Kent Street Developer Evaluation Committee – Proposal Review Process
The Town received three proposals from developers in August 2019. The Chief Procurement Officer then
appointed and convened a Kent Street Developer Evaluation Committee and tasked it to review all proposals
deemed responsive to the RFP and to make a recommendation on whether the Select Board should designate a
site developer at the conclusion of proposal evaluations. After an initial review, only two of the three
proposals were shortlisted for further consideration.
The Town was fortunate to receive proposals from two accomplished, mission-based developers whose
capabilities as both developer and operator of affordable senior housing were held in high regard by the
Evaluation Committee. The Committee met seven times from October 2019 to May 2020 to conduct a review
of proposals, which included in-person interviews in November 2019 with teams from 2Life Communities and
B’nai B’rith Housing - the two developers whose proposals were shortlisted through the Committee’s evaluation
process.
To complete its work, the Evaluation Committee initiated three rounds of follow-up questions for both
developers. The questions honed in on details of site and building design, public and private financing, the
developers’ proposed role as housing operator and the methods they would employ to assist residents as they
age in place. To support the review of proposals, the Committee employed the services of an experienced
development consultant, who was brought aboard to analyze the feasibility and the practicality of the overall
development plans from both a technical and fiscal perspective. The consultant’s supplemental analysis
informed the Committee’s recommendation to the Select Board.
After many months of work by the Kent Street Developer Evaluation Committee in vetting two responsive
proposals, the Committee took the following vote on May 21, 2020, hereby offered for the Select Board’s
consideration:
VOTED: That, while it finds both the 2Life and B'nai B’rith proposals
to be of high quality, the Selection Committee prefers 2Life, while
recognizing that its financial request is excessive and needs to be
significantly reduced. The consensus of the Selection Committee is
to authorize the Town to enter into negotiations with 2Life to see if
the Town and 2Life can reach agreement on an appropriate subsidy
amount and a mutually acceptable Letter of Intent.
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While the Committee’s vote falls short of recommending the Select Board’s designation of 2Life
as site developer, the vote does recommend that the Board authorize a negotiation process. To
support the vote of the Kent Street Developer Evaluation Committee, planning staff asks that
the Select Board vote the following:
1. Authorize the Housing Advisory Board to form a Kent Street Negotiating
Committee, to be staffed by the Planning and Community Development
Department, to begin a process of negotiation with 2Life Communities for the
purpose of determining whether the parties can reach agreement on a Term Sheet
that lays out acceptable terms and conditions, including cost and subsidy level, for
the redevelopment of the Kent Street parking lot
2. The Negotiating Committee shall consist of five individuals, no fewer than two of
whom shall be current members of the Housing Advisory Board and no fewer than
two of whom shall be members of the prior Kent Street Developer Evaluation
Committee or the prior Kent/Station Street Affordable Senior Housing Committee
3. Charge the Negotiating Committee to appear before the Select Board at the end
of negotiations to report on the status of a Term Sheet, to offer a recommendation
on the designation of 2Life as site developer and to advise on the pursuit of next
steps, including Town Meeting actions required for the disposition of the Kent Street
parking lot for affordable senior housing
Kent Street Developer Evaluation Committee
Heather Hamilton (Committee Chair)
Roger Blood (HAB)
Virginia Bullock (Housing Staff)
Bill Madsen Hardy (HAB)
Yvette Johnson (Neighborhood Resident)
Jonathan Klein (HAB)
Liz Linder (Neighborhood Resident, Business Owner)
Don Warner (EDAB)
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