A Strategy for Success

Presentation o the <<m<30==a Town Council  QOUTHFIELD

December 16, 2013
CC: ALL COUNCILORS



How We Gof Here

Starwood has identified four major problems with the Southfield Project

CAPITAL GROUP

Starwood is proposing a solution to each of those problems:

Starwood is committed to working with the Towns ,
towards a comprehensive solution on the problems Qi

Water: Starwood will solve, finance and construct

Wastewater: Starwood will solve, finance and construct

Parkway: Commonwealth must assume responsibility for funding of Phase I
Parkway and restructuring of existing debt

Governance: Towns to assume governance for most purposes, with the

exception of minor permitting issues, and residents and businesses will be

citizens of the town in which they are located

Discussing changes since June 2013 with representatives of the towns -

Provided detailed proposal to SSTTDC on October 7, 2013 and then all three
towns individually

Provided financial projections to Weymouth and Rockland end of October, 2013
Presented legislation for review on November 7, 2013



How We Got Here

STARWOOD
CAPITAL GROUP

* Three Town Forum Held on December 10, 2013 to discuss
Starwood’s strategy for success

* Tri-Town also made a presentation at the Three Town Forum
but:

— Conclusions support Starwood’s evaluation that the
project is broken and in need of a major, structural repair

— Ma ny factual inaccuracies South Shore Tri-Town Development
— No solutions! corporation

— Faulty financial projections

* Board of Directors
* Joseph Connolly, Chalrman, Weymouth
* John Ward, Vice Chairman, Rockiand
* James Lavin, Clerk, Abington
* Gerald Eramo, Rockland
* Jeffrey Wall, Weymouth
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Factual Inaccuracies 9’

CATITAL GROUP

Tri-Town contends that all zoning changes must have
developer consent.

Local Control _f

* New Board of Directors
* New board is made up of 9 members; it takes only 4 W
votes to pass a measure, hence if 3 Towns opposed (5
votes) then remaining members are able to pass a
MEASUTE (see section Hd))
* Zoning
* All changes must have assent of Developer (section 14(b))
* Commercial zoning is to be changed initiated by .
Developer (see new section 14(e)) W
* Mandatory Road Acceptance including infrastructure
* (Parkway excepied) sce scction 19(b)
- Maintenance of all Infrastructure borne by Towns

¢ Road construction is approved by Board of Directors sce sections 19(c) and m.
W)




Factual Inaccuracies

CAPITAL GROUP

Not correct! S o i

i thin Sectiom 14, Nuch zonhy by-laws, as they be meditied in accordmce with this Section 14
Jrom time to time. shall supersode the zoning ty-laws of the towns,

(h) Nomwithstamting the tennination of the rewe plim pursisant to Section T4a), the following

l—l: m -.m m m : o qmg : m qm 3 m :ﬁ ”: mﬁ ” —J m 3 m M”m -. ¢clements of the rewse plan. as they may be modified below, shall remain applicable to the Project

331 | tvint and the residentinl maxi shall femain in effect. The zomng,
] LIy hy-laws »_s__ ?. Eu:.__._in?n and I:a:nnn 2% pecesRary 5 2..32 and ellectuate the
developer approve all zoning revision o il P, oot nthin i
shall b corstrucd to prevent cach towr, acting in ta S_r discretion and consstent with other
a. w® law. 1o allow Commuenial Development withm the portion of the NAS Suuth Weymomh
u m” —”— o : m Development Arcx within sty mumicipal bordens to ¢xeced an amount that would cause the total
e amount ol commencial development within NAS South Wevmouth to exceed 2,000,000 square
Feut:

(2) notwithsianding anything 1¢ the contrary: contained m this act or any other geneeal or special
Taw or hytaw or negulstion ol tive corporation, or in any existing agreement between the master

developer and the corporation or any other cntity. 3 mmimims of 10%6 of the revidential wmits a1
NAS South Wevmouth shall mest the nquirements of * Affordable™ and =W orkforce” hossmg as

mmn."mo : Hhﬁnv Wﬂm”mm N\g mhto “ No : m :m such terms are .T.,_.Sﬁ_ in the atfordable and workforee housme plan and the atfordable and

workfarce housmg regulations. \iTordable of workforce howsing constructed within NAS South
Weymouth prior to the ofTactive date of'this a¢t shall he counted towards the 10%s miramm

revisions shall not be effective until the B

(3) the Project shall be planted and iilt-obt consptent with the “smart growth™ and “sustamable*

town in which the land that is the i

{4) prssive and actis © pecreationa

ded in the finther & of NAS

13_:_ Weymouth, with swch tavilities to be of a 1ype seacted Trom the Facility types identified n

- » L3 L]
subject of such revisions is located ety g g copes s pet bt vl
aclected and detoemined by the masier developer in consufation with the board amd._ 1o the extent

approves the revision. No town shall _,,._néd_i.__,__,_,__.,_h,hria.L,_ahﬁ"ﬁ“a,ﬁﬂuﬁﬁﬁﬂu =

agreements with hat town nespecting such town’s usage of such Tacilitics.

con mm Q eram m.m or zon m —.—m —.m<m wmo n exce u.ﬂ (<) Major soming revisions shall motbe effictive vl th town in which the Tand that i the

subjext of such revixion i located approves the nevision, No town shall consder a major roning
revision except at the initiative ol the applicable town executive. the masier develer, ora

H - H 0 N ing land to be affected by the revision. Within 90 davs of receipt of itiou
at the initiative of the applicable town e L el Tt G O
(m Weymoutht of a town meating (if i Rockland or Abington) for the prspose of sdopting the
proposed major zoning revision. Fach 1own shall votc 1o adom or dinapprove the major ronmng

mxmn:.ﬂm<m\ ﬁrm BNWﬁmq Qm<m—°umq ox m revision @ submitted to the town counxit or town mecting. o the case may be. No mmendments

::.? _._.:1_.};. =§_._.}§5m ?<.._.54_.-=7.—.-&.._.:_7_35-.?..iia..y:!x.?:'
. sorputation of any major zoning revisions they mav u&&: such natice to be prvided withim
person owning land to be affected by

ﬂ_..m_.msmmo:.a

R
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Factual Inaccuracies a

CAPITAL GROUP

Tri-Town contends that Starwood is proposing to eliminate all of its obligations
under the DDA including those related to Homeless Assistance Providers, the

Naval Air Museum, PBC Elements, Demolition of Existing Buildings, dedication
of school site, and the construction of on-site roadways.

Disposition and Development
Agreement (DDA)

T

* Must be renegotiated with Tri-Town consistent with
proposed Legislation
~ Current Doveloper rosponsibilities under Federal Homeless Assistance
Act (EDC transfer of FOST 1| And FOST 2)
~ On-site Office Space
- Naval Air Muscum
- Demolition of Existing Buildings
— Golf Coursc. if not built no penalty (S1M)
- Public Works Parcel (2 acres)
- Existing Roadway improvements
~ PBC Elcments on FOST 1 and 2
- Conveyance of Excess Land (not currently transferred)
- Environmental Insurance

aanswd ol b il Ll




Factual Inaccuracies

CAPITAL GROUPD

Starwond - DRAFT - 11713

Not correct!

M (1) s muthorized in m«r.::: (1), the corporstion shall have esclusive authority fo isaue and

enfuree _.a..s._? apy ..-.u,...a W ol amd other entak 1 | o the roning
hyedaw, reg o Seetwom 1, subddivasion regulations, amd wetland
prrotection lnse m e_ﬂ.ﬁ #..___.: :z Uentral Hedevelopment Area. Such authonty shall melode
the e gurisdhction to sl 35 a pemin .wusiag?;a _....7..»5 tor sectm 15 of chapter
A of e Gremerald | A MUother g and ennt authority
vexted in or conli pal their e ives. o their various ..»4.!4.....5:.!_
H - - ] boards (including =..=_os limitatson their boards a..._o_.ss and inspectional sorvices der )

wmﬁ.ﬂ—o n Hm Q irects .H: e reco :m.ﬂ_.ﬂc.ﬂmn l—-—.—l prrstzant 1o the General Laws shall be vested m the tewn m which the spplicable portion of the
Projeet is lovated, Withoot limiting the lity of the fing cach town's
umpectional services dey will he rexponmible for isuing and enforcing huilding permits

qos: wom H.Q .Ho ﬂm<m mm .H: m U U> m : Q m — — w!.ﬂ_‘_.ﬂﬁnsﬂ of oxcupancy for construction adtivities ocetrming within the respective towa'y
other relevant documents “all for the e e o e N e B e o o

Wesmouth in accordance with chapter 138 of the General Laws, and the town of Rockland is
authorized 10 issue 2 maximom of° 2 alcohalic beverage licenses within the portion of the NAS

purpose O._“ con ._"O rmin g suc —.— regu | ati ons, South Weymuntth Redevwlopment Arva located within Roskland i accondanos with sad chapter

138; provided. however. that <aid livemses shall wot diminish the number of lcenses permitted by

the fth 1o be granted elsewhere within the towas of Weymatth or Rockland, None

agreements and other documents to this et e S BB Al e St e o

t” ﬁ,as T it oosug b e ?ﬁé; e s nd
mﬁ () A\l decisions md d o the cory . whether | ive or adjudicatory m

nutime, shall be appeaable by pensons sparicied by such devisi ar & ination in

with spplicable provisions of the General Laws, Where any applivable Gomeral Law requires
notice o any such appeal ta he filed with & municipal clerk. such fiting shall be made wah the
¢lerk of the corporation, and with the clerk of'the town or towms in which the laad directly
affected by such decision or determmation is lovted.

Sectim 15, The baard 19 hereby directed, within 90 dayy ol its initizl instaflation pursuat to
Section wx&, 10 fevise, | e 1SRNy, and it ol 1!

Therefore, the only changes that are Pyl comratn eyl sl il s (i e

_u_u : ._. effect ?_?9.: =a comomtion and the master developer, all for the purpose of

g such ctits aned other o 1o this act. Without limiting the
anm .ﬂo .":m UU> no:nm-: Bm#mq—m q. ...o_.__s u d_slu_v.rx, 1,_._.._..:...:_.:...:3.3_7?..:

() awign 1o the mader developer the nespomsibility: for procuring and (mamving the

addressed in the legislation, such as golf, i s v o el o ol Coml71n. e o
Prnanent siter supply and wastewatét capacity s ore adequate and pecesmary 16 sanve
water, wastewater and parkway.

commereial devolopment withn sad 2ume. The DDA shall provide that the forgong

16
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Factual Inaccuracies a

CAPITAL GROUP

Tri-Town contends that it only

takes 4 votes to pass a measure
on the new 9 member Tri-Town
Board, regardless of how many

Local Control
members are present at a - New Board of Directors
. . . * New board is made up of 9 aa_.s_xa“ it takes only 4
particular meeting, with the ) U raire e T e
. measure (see section %d))
result that the 2 SouthField = nirel, .
. C E.wwm BEJ _Sq.a assent of Un<n._wnﬂ (section 14(b))
resident members and the 2 e ol e ey
* Mandatory Road >n8.v8=8 including infrastructure
Commonwealth members could _ Nimeraer ol e by Tows
pass a measure over the |

objections of the

Lhbe

representatives of the three
towns.

T YT T e T—




Factual Inaccuracies

Starwood - DRAFT 11713

10 be suffivient and proper. AN buand nrembers shall e cligible For reappeimment to additional
terms at the expirtion of their current terms, Vacancees shafl be filled, 3 applicable, by the
reapetive appomnting authorty for vivh auch yacamey

© ‘The town apporntess shall have d d expertise and education and experieme in |
or more of the following areas: real estate development. howing, fimanee. plaming, or
engineering. The towns shall coor o avsure the oy of di from as many off

the foregoing a:r.s__..ﬁ s possible, At least one of" _-—4 commomvealth appoirtees shall _an:
demanstrated ...4:..:5» in _"._.m»..f._r real estate develop and the other

n_!__ have d :_..u.:._e mlar mure of the followmy weas: howwing, finaee,

husiness, T

ing. envi T x T or munwipal govermment

() Five membuers of the hoard shall constitite o quonem. A mmimom of' 3 affirmative votes of
the quarim shall be neqind for any action of the boml

{¢) Dircctors may receive compersation as determined (rom tinw to te
catablished by section 11, Dinevtars shall nevive reimburseraent of such i
detemiined by the boand 16 be neoctary: provided, kowever. that the anmaal corm
dinectors shafl not exeed $6.230 or 80 per cent ol the total combined avernge of the
satarics of the fown comcilors of the town of Weymouth. whichever i higher,

() Dircvtors shall be residonts of the commonweal
corporstion shall be a foenl elocted publne
Weymouth, except that revidents of the tov

o director or employes of the

rexpeetive town mestings shall not be restricted from sery e a3 a dinvetor or employee of the
corporatiom,  Each residont appointee shall in a legal within NAS South
Weymouth at all times .:.::w s or frer respective term on the board.  Any rovident appointec
who [xils to maintain his or her fegal nndidenee ax nequined <hall be automatically disgualified
from further senvices an the hoamd withsit need tor Hurther action by the hoand or the relevant
appointing anthority.

{g) Public employess or appointed officials of the federal govermment and the commonwealth
and its politeal sbdivisions may serve as dmectons of the comomtion so kng ax thair servive as
director does not constitite a conflict af imerest with iheir dutres os public cmployees or
appoimed ofTicials,

(h) Directors shall be subjoct to chapter 268\ wl'the General Laws,

(i) The directors may, from time 1o ime. by majority vote dosignate emplovess 3.:#
corporation. comnhants md other imfividuats To participate o boards, i
ard other organizstions cxtablished by the 2:.:3_:.: or othervise related to the Project as o
representative of the duinectory.

(J) The directors may., from time (o fime, by majority vote. autherize 2 penion, :_#ﬁ.-_—!_ a
mayjority of the board. 1o ixstne s ifi and other mine | m
furtherance of actions taken by the boand,

I L TS ST e Y T

CAPITAL GROUP

Not correct!

The legislation does not disenfranchise
the town members of the Board. It does
not say that the Board may routinely
take action based on only four votes. If
there are more than 5 members present,
a majority of votes is required.

Section 9(d) states that “Five members
of the board shall constitute a quorum”
and that “a minimum of 4 affirmative
votes of the quorum shall be required
for any action of the board.”




Factual Inaccuracies

CAPITAL GROUP

Remaining Development under Phase I of
Existing Reuse Plan

» Remaining Residential permits in Phase |
» 371 residential units
* Remaining Commercial permits in Phase |
» 244,658 square feet. !
» No plans for future progress have been submitted s
by Master Developer 5

* Last plan submitted on January 28, 2013 for Corcoran Building
Project IV for 72 residential units

*» Master Developer has voluntarily stopped construction
progress

Tri-Town contends that the Master
construction progress.”

eveloper “has voluntarily stopped

10
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Factual Inaccuracies a

CAPITAL GROUP

Not Correct!

* The Master Developer sells land to vertical builders.

* Because the project is broken, no vertical builder has
been willing to invest and purchase land.

* |In fact, as recently as early December, one of our vertical
builders was denied construction financing by its lender
“due to the problems with the project.”

1

1



Factual Inaccuracies

CAPITAL GROUP

Tri-Town is not correct on:

» Entitlement Fees: Master Developer’s obligation to pay Tri-Town a
total of $4.5 million remains intact. Paid to date = $1,530,188.71

leaving a balance of pay of $2,969,811.30 (not $2.47 million as stated
by Tri-Town)

 Roadway Improvements: Master Developer’s obligation to construct
all roadways remains intact. Punch work secured by bond!

* Land Reserved for School: Master Developer’s obligation remains
intact

e PBC Obligations: Same

Developer Benefits

If legislation is adopted
- One Time Benefits
+ Golf conrse: $ LOK000
= Entitlement Fees: ¥ 2470000
* Roadway Improvements OO0
* Tatsl S 4370900

— Towns must accept roads when Des cloper turns them oy or imcluding
{avoiding street acceptonce legixlation, SSTTDC has $900.000 of
impros cments thet has not been completed) see section 19(¢) ;

+ Onher bencfits
~ Land resenod for public facilitics  § R.AKM.000
- Amcnitics 3 !
~ PBC obligations on FOST1 &2  § ”
= Amemities 3t Develapers sclection s "
And timing see new soetion ()

1

2



SOUTHFIELD

The Project is Broken

\ e
= et )

TOWN HALL

223 SHEA MEMORIAL DRIVE

13




No Solutions from Tri-Town SOUTHFIELD

« SSTTDC’s presentation at the Three Town Forum was 38 slides and 80 minutes in
length

e On page 37, Tri-Town finally presents its “concerns” and “plans”
« No mention of Phase |l Parkway funding, which is a Tri-Town obligation
» Tri-Town “concerned” about Claw Back, but no realistic strategy to obtain relief

» Tri-Town’s FY ‘14 budget for water/
wastewater solution is SO

Tri-Town Concerns and Plans e Tri-Town Chairman told this Council 6

« Adjustment needs to Parkway Claw Back agreement Bosﬁ_am mmo ._“—Jm.n ._“_._m_‘.m EOF-Q Um a
» Lack of devel en 3 3 ent yields lack of flexibility for -
i e | water/wastewater solution by September
« Developer has not performed since January, 2013 _ )
371 residential within Phase 1 * No progress on locating a water source or
o 244658 sq. feet of commercial space yet to be permitted within Phase R
o e wastewater solution
. .NMOH |
e S ' * No indication of how much the necessary
* Wastewater i . : :
+ Working DEP tofind on-site solutions | infrastructure will cost or how Tri-Town

proposes to pay for it

* No mention of when water and wastewater
will be operational so that development
can continue 14




Where Do These Problems Lead? SOUTHFIELD

* No Residential Development

* No Commercial Development

* No Amenities

* No Off-Site Improvements

* No Tax Revenues

* No New State Revenue to Pay Parkway Bond
* No Host Community Agreement Payments

* No Parks or Recreational Facilities

15




Proposed Solutions SOUTHFIELD

Scope and Breadth of Proposed Solutions
Can Only be Achieved Legislatively

Revised Enabling Act = SOLUTIONS

16




Water SOUTHFIELD

 Problem? Tri-Town has not sourced, financed or
constructed a permanent water supply even though
it is their obligation to do so.

* Solution! Starwood is agreeing to assume Tri-Town’s
obligation—specifically, Starwood will pay for the

costs necessary to source, finance and construct a
permanent water supply.

i




Legislation

SOUTHFIELD

Section 15 (a) (page 16):

The DDA shall assign to the
master developer the
responsibility for procuring
and financing the permanent
water supply and
wastewater capacity .

Srrwesd  DRAFT 11713

(1 €17 Ao autherizad mn Section 641). the ooy shall barve exctus ety to pase and
@ & prnills, approvals, andens of comditions amd other entith e gt e e romng
b=l regul promulgated 1 1o Section F4A), subdivision regulatony, amd wetland

protection faws jn el withm the Central Redevelopment Arcn. Such autherity shall inchwde
e exelimive jurisdietion 10 41 3« a permit q_.u.._::, -_____::_.. _.__?...n_.__ tovsection 15 ol chapter
407 of the Gueneral Lane. M odher p 1 annd cotith anthuority
vented in or confemed on ipality _72_.,. cutives. or the __éamnﬁ._:.ﬁ_:..i
Toardy (nclinding :.__.x‘: Yisnitation thiir bosrds of boalth s i pectional sarvice J
prmaant fo the Cenorl Laws chall be veaed m the town in which the _.__"a.__?.ur.f _.a.:c.._ althe
Project i locared. Withow Tinviting the & fitx of the p i
il serviees dey will b e il tor aping and enfrcing building permin.
u.x__ cermilicates of oovupancy _..._......_..&_.:a.nan.._: ithes ogvurmnim witlin e ropective town's
horders

(2) The town of Wesmouth is anthonized 1o fsvue 2 masi of 13 aleololiv beverage
licere I poetiost of the NAS South Wevmouth Bedevelopment ren loeaned "
Wevmouth m aeconlmee with chapter 138 of the Gonenal Lavs. and the town of Rockband

lorizad o b o maimien of 2 aleoholic heverage Beetmes within the portion of the NAS
Switth Wevmouth Redevelopment Area hocated within Rockland n accordance with smid chapter
138 provided, Tow ever. that said Teorees sall not diminivh the mmaber of Tieenses permitted by
the commwmtealth 1o be gramted elsewhors within the towns of Wevmouth o Rockland None

! orized by this section shall be transferable outsidye e NAS South Wevmouth
Redevetopment Arva. Nothing in this section shell be deemed to fimit the abitine of fhe tonwm: 10
P entertaimment Hoenses and temporary alooholic beveraps Rosmies o it dovmms noodssary il
apprvpriate Tor activithes doecimring within their respective borders

(33 A decisions and imtions of the eory . whather K&g_ﬁ:niu._:..__.ﬁ_a m
matoee. shall be appealable Iy pemmons aggeicved by such decidion o det, ton in d.
with applicable provisions of the General Laws. Where any apphicable Gieneral Law requires
netice of amy such appeal to be filed with a mumicipml clerk, such {ifing shall e mede with te
elerk of the corporation. and with the clerk of the Yowm or tewns in which the fend diccerly
sftected by strch decision or dutermination is located.

4?._..... 15 The board is hereby directed. within 90 davs of it dmitial imstatlation purssant 1

: ), R VTR, Toep Tgate, re-festie, diate, and ne-esovtite all regnlitions
tedd by the corporittion and cormently m t¥ost amd all material anreements (inchuling the
elfeet hetween the comaration mid The aasder developer, all for e pumese of
i such repultions. agfeements and other docotnents 1 this act, Withot hmiting fhe
stverality of the foregolng. the DD a5 renegotiated presmmt 1o this section 15 vhall

{a¥  asvign to the manter developer the respronsibifity fos p g and fi g the
perimanent water supply andl wantewiter capracine. and shall reg : the nmster &.}Vra_s.. 0
one, such portions ol ths
pemmument water supply mnd woastewate copacily 2« are adequeate and NevesSEy W srve
cenmmereial develvpment within sabd zome The DA shall provide that the foregwing

16
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Wastewater SOUTHFIELD

 Problem? Tri-Town has not sourced, financed or
constructed a wastewater treatment system even
though it is their obligation to do so.

* Solution! Starwood is agreeing to assume Tri-Town'’s
obligation—specifically, Starwood will pay for the
costs necessary to source, finance and construct a
wastewater treatment system.




Legislation

SOUTHFIELD

master developer the

Section 15 (a) (page 16):
The DDA shall assign to the
responsibility for procuring and

financing the permanent water
supply and wastewater capacity

A atthorizod m S

Surwood  DRAFT 13763

61}, the vomoration L....__ _.a. g exchixive atdhotity to ke .._..._

ety in h_‘.-._n vl 2

_:v A in effiact hetwocn the corporation wmt the muster developer, all fir the prrpose of

P T

sich

w foregoing the DA renegetinted pursunnt e

and other docements to this act. Without limiting the

20




101—h<<ﬂ< SOUTHFIELD

» Problem? Tri-Town is obligated to pay for Parkway
Phase Il and also obligated to pay the deficiency

“claw back” under the existing Parkway Bonds that
funded Parkway Phase I.

» Solution! Shift the funding obligation for the
833_2_03 odn the Parkway to the Commonwealth
ST S and restructure the existing

Parkway debt to remove the
deficiency claw back.




1Q1—hiﬂ< SOUTHFIELD

Claw Back

* Financing MOA is between Tri-Town and the Commonwealth

 Commonwealth financed Parkway Phase | on the premise that
redevelopment of the Base would generate annual sales taxes, personal
income taxes and hotel taxes (defined as New State Tax Revenues) in an

amount at least 1.5 times greater than the annual debt service on the
Parkway bonds.

* Inthe event New State Tax Revenues < Annual Debt Service, Tri-Town
responsible for the deficiency.

* Deficiency is a general obligation of SSTTDC to
be paid by:

* Assessment on commercial property in an amount not to exceed
$6.50/51000 in value and, if that does not raise the full

deficiency, then:

* Other SSTTDC Revenue (but not assessments)

)
I




194—0(<ﬂ< SOUTHEIELD

Claw Back

Must have development to generate New State Tax Revenues
No development in the absence of a water and wastewater solution
No development in the absence of Parkway Phase Il

Parkway Deficiency Assessment in the amount of up to $6.50 per
thousand on commercial development is a deterrent to commercial
development

Current arrangement does not work for Commonwealth, Master
Developer or the three Towns!




_.O@mm_ﬂ__.mos SOUTHFIELD

Section 34 (page 29):

Staraood  DRAFT 11713

Within 180 days of the effective
date of this act, the corporation, the
secretary, the secretary of the
department of transportation, and
the master developer shall enter
into an agreement amending the
Parkway Financing MOA to (a)
eliminate the data collection and
reporting obligations described in
sections 3 and 4 thereof, (b)
eliminate the corporation’s
obligation to reimburse the
commonwealth any “Deficiency
Payment,” as defined therein, and
(c) provide for the financing by the
commonwealth of “Parkway-Phase
2” and the “East Side Connectivity "

v
Conmevtivits: lrmprovements,” re defined therein

Improvements,” as defined therein.




Inefficient and Unreliable Governance SOUTHEIELD

e Problem? Municipal services provided to SouthField
businesses and residents are already provided by Weymouth
but at much higher costs because of the Tri-Town
“Middleman”. Under the current scheme, services are not
even guaranteed year to year, and their future costs are
unknown, resulting in another deterrent to private investment.

* Solution! Residents and businesses become citizens of the
town in which their business or home is located. Towns
provide standard municipal services in exchange for receipt of
taxes on the land and development within their borders.




Inefficient & Unreliable Governance

SOUTHFIELD

In FY '14 the CEO and CFO expenses will exceed those for police,

fire and public works:

Police
Fire
Public Works

Office of the Chief Executive
Office of the Financial Officer

SSTTDC Pensions

Source: SSTTDC Measure 13-041 (passed 11-4-13)

Total

Total

$290,000
$290,000

$227,000
$807,000

$475,000
$398,000
$873,000

$205,000




Inefficient & Unreliable Governance SOUTHFIELD

* Executive Overhead
* Weymouth 2% of recurring revenue
 Rockland 2% of recurring revenue
* Tri-Town  27% of recurring revenue

Source: Town Budgets

27




Inefficient & Unreliable Governance SOUTHFIELD

Tri-Town budget issues are a burden on commercial development
because Tri-Town shifts its costs to the commercial tax rate:

Plus Parkway

Deficiency
FY ‘13 Commercial Rate Assessment st s
SouthField $26.35 $6.50 @
Weymouth $21.14 - $21.14
Braintree $25.44 - $25.44
Rockland $17.58 $17.58
Plus Parkway
Deficiency
FY ‘14 Commercial Rate Assessment Dtz
SouthField $30.73 $6.50 @
Weymouth $21.71 - $21.71
Braintree $26.06 - $26.06
Rockland $18.34 $18.34

Source: DOR Website
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Inefficient & Unreliable Governance SOUTHFIELD

The Services Cost Too Much Because of the “Middleman”

SSTTDC Weymouth
Water & Wastewater $21.34 (for first 900 cf) $11.38 (first 900 cf)
Rate (per 100 cf) $29.87 (thereafter) $19.34 (thereafter)
Building Permit Fees $20 Residential: $10
(per $1000 value) Commercial: $15

* Weymouth provides Water, Wastewater and Building Permit
inspection services at SouthField. Tri-Town marks up the cost.
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—.mmmm_n__.ma-a SOUTHEIELD

Section 19 (page 19): NI
(a) Property taxes upon
personal property, persons,
residents and estates lying
within the NAS South
Weymouth Redevelopment
Area, including both the central TN
redevelopment area and the O
perimeter area, shall be
imposed, levied and
administered by each town for
its respective portion of NAS
South Weymouth . ...

FOPRTTY fikes,
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Legislation

SOUTHFIELD

Section 19 (page 20):

(b) In consideration of the
collection and retention of base
revenue pursuant to Section
19(a), by the later of 90 days
following the effective date of
this act and July 1, 2014, each
town shall assume responsibility
| for providing police and fire

| protection, emergency services,
schools, waste collection, public
way maintenance, public works,
and other municipal services to
its respective portion of NAS
South Weymouth ... on the
same basis and terms as it
provides such services to other

| parts of the town.

A

Strwood  DRAFE 11713

or providing pol
maintenance.
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What Stays the Same?  sournFieD

The SouthField development program remains as it has
always been:

—2,855 maximum residential units

—2,000,000 square foot maximum
commercial development (and 900,000
square foot minimum)




What Stays the Same?

SOUTHFIELD

SouthField will continue to be a smart-growth, transit-

oriented, sustainable development with recreational
amenities, open space

4




What Stays the Same?  sovtfino

A CENTRAL REDEVELOPMENT AREA
WVILLAGE CENTER DISTRICT (VD) — 106 Acres

ADED-USE WLAGE DISTRICT (MUWD) — 156 Acres

RESIDENTIAL OTSTRICT (R0) - % Acres

SHEA WLLAGE COMMIRCIAL DISTRICT (SVCD) — 8D Acrew

SHEA VILLAGE OVERLAY DISTRCY

MAN STREEY OVERLAY DISTRICT
GOLF COURSE/OPEN SPACE DISTRICT {GOSD) ~ 203 Acres
7 | RECREATION DISTRICT (RecD) ~ 54 Acven

OPEN SPACT—CORPORATION DISTRCT (05—C) — 297 Acres

COAST GUARD DRSTRICT (CaD) ~ 5 Acw
B PERMETER AREA

OPEN SPACE—ASWNGTON DISTRICT (0S-A) — 51 Acren

OPEN SPACL—ROOKLAND OISTMCT (0S-R) - 2X0 Aares

G8-W | OPEN SPACE-WEYMOUTH DISTRICT (0S-W) — 125 Acrew

Note — The oereoge’s wpectfied vra appromimats.




What Stays the Same?  sovtrFie

e Current law does not allow individuals to put zoning articles in
front of Town Meeting.

 The proposed legislation does nothing to limit the ability of
individual citizens or citizen groups to lobby their Selectmen to
initiate a rezoning process.

* The proposed legislation actually enhances the ability of
individual citizens in a particular town to influence the zoning
applicable within their town’s portion of SouthField because it

eliminates the requirement that modifications be approved by
all three towns.

43
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What Stays the Same?  sovtHFieD

e Starwood will continue to pay Host Community Fees:

PAID TO DATE REMAINING TOTAL
WEYMOUTH $4,967,188 $9,672,812 $14,640,000
ROCKLAND $2,464,789 $5,095,211 $7,560,000
ABINGTON $737,691 $1,597,309 $2,335,000

$8,169,668 $16,365,332 $24,535,000
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Faulty Financial Projections

CAPITAL GROUTD

Year 1 Costs

* Tri-Town contends that the cost to the three Towns in Year 1 will be
$2.5 million if the legislation is enacted, resulting in a deficit of $133K

* Tri-Town utilized its own cost projections, rather than working with
the three Towns to determine what the costs to the towns will be

* Actual costs will be $1.6 million, as shown in Starwood’s financial
projections

* Starwood worked with the towns in arriving at the projections

* Profit of S400K (without host community fees) and $1.2 million with
host community fees



CAPITAL GROUT

For FY ’19 Projections, Tri-Town used an “actuary”

Starwood worked with the financial officers of the Towns

Tri-Town’s projections for FY “19 are illogical:
e Based on 1000 residential units/300,000 sq. ft. of commercial
« 23,000 total housing units in Weymouth (SouthField would be 4.2% of the total)
*  Tri-Town claims the need will be 15 firefighters
*  Weymouth has approximately 100 firefighters for 23,000 units

»  Tri-Town’s projection would require 13% of the force be dedicated to SouthField
for only 4% of the total demand

* Tri-Town claims the need for 8 police officers FY2019 Expenses
* />\0<30C.ﬂ—4 _Jmm ww _QO:A”m O._u._"mﬁmq.m * Expenses (persommel costs performed by independent actuary)
o Debt Service SLI0R095
1- ’ H i 1 [¢) = Education 492 56 students = 10 teachers
Tri-Town’s projection would require 8% of o G0 gt
the force be dedicated to SouthField for only 4% e e oo
of the demand 1O T e D
o . I . R ' ﬂ”hﬂhﬁﬂﬂa&ﬁi.:m. _AH.M..IA“.H.H.M: ol
* Tri-Town claims $1.5 million in education costs * TOTAL S8973,195
- o ¢ Surphes/Deficit $2.592.975
which is $9600 per student e St e

. Cost to Weymouth is $6900 per student

B A

(with state aid)
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Starwood Financials

CAPITAL GROUP

Study performed in September 2008—Pinehills had 1,163 residential units and
30,000 square feet of commercial development at that time

e Pinehills was generating $7.2 million in revenue

e Cost to revenue ratio was 0.10, meaning that to provide municipal services to
Pinehills, it cost the Town of Plymouth ten cents from every dollar generated

» “Halfway to completion, Pinehills has proven an economic engine beyond the
town’s wildest expectations. ‘It blows all our projections out of the water,” town
Planning Director Lee Hartmann said. ‘We predicted $6.4 million gross revenue at
full build-out, and they are generating more than that halfway through.” From

Pinehills Community is Cash Cow for Plymouth, Gatehouse News Service
(September 2008)

* Study cited to lower than average police costs and a high taxable value per
residential unit

* Some differences from SouthField (19 students at the time
and roadways privately maintained)

Source: Pinehills Planned Community Fiscal Impact Report (September 12, 2008)



