November 12, 2015

To the Honorable, the City Council:

Below please find the Coolidge Place Land Disposition Report, pursuant to Chapter 2.110 of the
Cambridge Municipal Code:

I Background

As set forth herein, | am writing this letter to request that the City Council authorize the disposition of
Coolidge Place pursuant to Chapter 2.110 of the Cambridge Municipal Code. Under Chapter 2.110,
which governs the disposition of City-owned property, approval of this request requires a two-thirds
vote of the City Council. This report follows an action taken by the City Council on September 21, 2015
to declare available for disposition approximately 1,042 square feet of City owned land known as
Coolidge Place, which is an eight foot (8’) wide public way that connects the City owned Municipal
Parking Lot Number 6 to Massachusetts Avenue (the “Property.”) The City Council action followed
receipt of a letter to the City Manager dated September 17, 2015 from Normandy Real Estate Partners
and Twining Properties (“Normandy/Twining”), which controls land adjacent to the Property, indicating
its desire to acquire the Property in order to facilitate the development of a 200,000+ square foot
residential project with ground floor retail in a new multi-family residential building to be constructed
on land that includes the City Property in combination with adjacent land controlled by
Twining/Normandy (the “Project”). The September 17, 2015 letter from Normandy/Twining is attached
to this report.

Massachusetts General Laws Chapter 30B requires that whenever land owned by a public entity is
disposed of, a Request for Proposals must first be advertised and issued. The City therefore issued a
Request for Proposals (“RFP”) that was duly advertised and which publicly solicited proposals from any
interested buyer to acquire the Property. Proposals were due on November 9, 2015. By the advertised
deadline of 10:00 A.M. on November 9, 2015, the City had received one proposal, which was from
Normandy/Twining.

After review and evaluation by the RFP evaluation committee, the proposal was determined to be a
responsive and responsible proposal and advantageous to the City. | am therefore forwarding the
proposal to the City Council together with this report in which | make a favorable recommendation for
disposition of the Property (the “Report”). The RFP and selected proposal are attached to this report.

In addition to Chapter 30B, Section 2.110.010 of the Cambridge Municipal Code (the “Disposition
Ordinance”) requires that the City Manager prepare a report to be submitted to the City Council,
Planning Board and City Clerk for public dissemination, providing information on a specific set of
considerations in connection with the evaluation of any proposal to dispose of City-owned property,
which are enumerated and discussed further below. The Disposition Ordinance requires at least one
community meeting to be held in connection with the evaluation process and the preparation of the
report. A community meeting was held on October 20, 2015. A copy of the meeting notice is attached
and a summary of issues raised at the meeting is discussed further below.



The Planning Board will hold a public hearing to consider this report and submit a recommendation to
the City Council. That public hearing has been scheduled for November 17, 2015. The City Council must
also hold a public hearing prior to final action. The disposition may then be approved on a two-thirds
affirmative vote of the City Council.

1l Description of the Property and the Proposal

The City Property that is being considered for disposition is an eight (8) foot wide public way that
connects Massachusetts Avenue to the City-owned Municipal Parking Lot # 6 on Bishop Allen Drive.
The Property is approximately 1,042 square feet and is shown on the attached plan.

The proposed disposition will be contingent on Normandy/Twining constructing approximately two
hundred thousand (200,000) square feet of residential space and ten thousand (10,000) square feet of
ground floor retail space in a new multifamily residential building to be constructed on land that
includes the City Property in combination with adjacent land controlled by Normandy/Twining.
Conceptual plans and images were included with the Proposal. Pursuant to zoning requirements, the
final building design will require review and approval by the Planning Board. Pursuant to Section 5 of
the RFP, Normandy/Twining has committed to providing a minimum of two hundred thousand (200,000)
square feet of housing which will include a minimum of 17% affordable units for low and moderate
income households meeting the requirements of Section 11.200 of the Cambridge Zoning Ordinance
(“Zoning Ordinance”) and 3% middle income units (as defined in Section 20.307 of the Zoning
Ordinance), all in a manner consistent with the requirements of the Mass and Main Residential Mixed
Income Subdistrict.

Normandy/Twining has further agreed to undertake the following infrastructure improvements
concurrently with the construction of the Project:

(1) design and construct two (2) pedestrian pathway connections between Massachusetts
Avenue and the City owned Municipal Parking Lot 6 (“Lot 6”) as shown on Exhibits C-1 and C-2
attached to the Proposal and as further described in the Proposal (the “Pedestrian Pathway
Connections”), at Normandy/Twining’s sole cost and expense, each such connection to be a



minimum of ten (10) feet wide on property to be conveyed in fee and/or easement to the City
on terms acceptable to the City;

(2) construct and install drain and sewer force mains under and within the boundaries of one or
both of the Pedestrian Pathway Connections in locations determined by the City in cooperation
with Normandy/Twining that will support the City’s construction of stormwater management
tanks in Lot 6 and Clement Morgan Park, pursuant to plans to be developed by the Cambridge
Department of Public Works (DPW”) in cooperation with Normandy/Twining, and on such
further terms and conditions set forth in the Proposal.

Normandy/Twining shall assume all costs associated with the construction and installation of the drain
and sewer force mains up to a maximum cost of three hundred thousand dollars ($300,000).
Normandy/Twining will be required to relinquish its rights under certain easements over Lot 6 and other
easements over City property in exchange for the establishment by the City of a general access
easement on terms and in a location to be determined by the City.

Normandy/Twining will be responsible for all soil disposal and any associated environmental
contamination or remediation required as a consequence of any construction that takes place on the
City Property, and will have the right, prior to the disposition of the City Property to perform its own
environmental testing at its sole cost and expense.

i, Community Meeting
The Disposition Ordinance requires at least one community meeting be held in connection with the
evaluation process and the preparation of this Report. A community meeting was held on October 20,
2015. A copy of the meeting notice is attached. In addition to city staff, approximately 9 people
attended the meeting.

City staff provided background on the Project, an overview of the process and solicited input from the
community. Summarized below are the key issues raised by the public at the meeting.
e Concerns about the zoning process; last minute changes and lack of understanding of what was
being voted on at the time.
e Concerns about micro-units; lack of a cap on the percentage of micro-units. Several residents in
attendance were concerned that the development could be almost entirely micro-units.
e Desire to see more affordable units required in the development.
e Concern about how the new pedestrian walkways would function and making sure they served
the pedestrian desire lines.
e Concern about what would happen to the existing fence that runs alongside Coolidge Place.

Iv. Considerations for Disposition

The following provides an analysis of the considerations set forth in Chapter 30B and the Disposition
Ordinance.

1. Alternative Uses for the Property

The analysis of current conditions is provided in Section IV (2) of this report.

This analysis of alternative uses looks at two alternative types of use:



e  Public uses (assuming the City retains independent ownership of the Property)
e Private uses (assuming the land is sold to an owner of adjacent property)

Potential Public Uses

Continued use as a pedestrian connection between Massachusetts Avenue and the City-owned
Parking Lot #6.

Public Benefits:
e City would retain flexibility to accommodate different uses in the future.
Drawbacks:

e Limited range of uses because of the Property’s size and shape.

e City would have to assume responsibility and costs of maintenance, oversight and
management, unless an agreement is reached with a private entity to assume
responsibilities.

Potential Private Uses

While the Property is of little if any development potential to the City, it would be valuable to a
private property owner if it could be combined with an adjacent property to create a developable
site for a residential building with ground floor retail uses. The adjacent property is controlled by
Normandy/Twining. Combining the City Property with the adjacent privately owned parcels could
support the development of approximately 240,000 square feet of total development including
residential and ground floor retail. .

Public Benefits:

e Addition of housing including affordable housing in Central Square.

e Combining the Property with existing private land would allow for better development
options.

e Addition of ground floor retail in Central Square.

e City no longer assumes responsibility for maintenance and operation.

e As part of the transaction with a private developer, the City would require construction of
two pedestrian pathway connections and sewer and force mains together with surface and
subsurface conveyances and easements providing public benefits equal to or better than the
present condition.

e Revenue to the City from the sale of the Property and additional property tax revenues.

Drawbacks:

e City would lose the ability to program the Property for alternate uses in the future.

2. Current Use of the Property

The Property is currently a public way that provides pedestrian access between Massachusetts
Avenue and the City-owned Municipal Parking Lot #6 on Bishop Allen Drive. If the Property is sold
for a private use, it would require a discontinuance of a portion of the Property as a public way.

There is no revenue to the City from the current use of the Property. The costs of maintaining this
Property in the short-term are also minimal, although at some point within the next five years there
may be a need to reconstruct the walkway.



The City has determined that the discontinuance of Coolidge Place would not impact the ability to
accommodate municipal and private utilities nor limit pedestrian access, assuming that the two
alternative pedestrian pathways and infrastructure improvements are constructed as planned.

Existing Zoning Status of the Property and Other Applicable Legal Requirements

Zoning Status

The property to be disposed of is located in and subject to the requirements of the Business B (BB)
base zoning district, the Central Square Overlay District and the Mass and Main sub district that was
created by the 2015 zoning amendment for this area. The overlay zoning for the subdistrict (Section
20.307 of the Zoning Ordinance) allows residential projects at a greater density (maximum Floor
Area Ratio of 6.5) and height (maximum height of 195 feet) than base zoning, in exchange for
certain public benefits including a guaranteed percentage of affordable housing units (17% of units
for low-moderate income households and 3% for middle-income households) and required retail
frontage with space dedicated for independent and local retailers (25% of total space).

Other Zoning Requirements

A project of this size would be subject to review and approval by the Planning Board through the
Project Review Special Permit provisions of Section 19.20 of the Zoning Ordinance. Also, a project of
this size would be subject to the Green Building Requirements in Section 22.20 of the Zoning
Ordinance, which would require that a project of 50,000 square feet of more be designed to meet
LEED standards at a minimum level of Silver.

Discontinuance of the Public Way

The Property is currently a public way and therefore a discontinuance of the public way by the City
Council would be required in connection with disposition of the Property in order to permit
development on the Property.

No other special regulations apply to the Property.

Attempts to Rezone the District

In May, 2015, the City Council adopted the zoning for the Mass and Main overlay subdistrict, as
described above.

Development Potential of the Property

The Property, on its own, has little if any development potential. This is because the site is too
narrow to enable the construction of a building. The Property would have development potential if
it were combined with adjacent private property to form a developable parcel. As described in
Section 3 above, the 2015 zoning amendment for the district would permit approximately 240,000
square feet of development if the Property were combined with adjacent parcels controlled by
Normandy/Twining, up to a building height of 195 feet.

Proposed Development Plans

As more fully set forth in Section 2 above, the goal of the proposed land disposition is for the buyer
to develop a residential building with approximately 240,000 square feet of development, with
approximately 230 total dwelling units including a minimum of 17% affordable housing for low-



moderate income households and 3% for middle income households and retail space at the ground
floor. Normandy/Twining, which controls adjacent property, proposed such development in its
attached September 17, 2015 letter to the City.

Traffic and Parking Studies

The disposition of Coolidge Place as proposed is not expected to negatively impact pedestrian
access, as two new pedestrian pathway connections will be constructed. These new connections
will increase connectivity between Massachusetts Avenue and Bishop Allen Drive and meet more
pedestrian desire lines.

The Project Review Special Permit requirements in Section 19.20 of the Zoning Ordinance would
require that the developer of the Property prepare and submit a Traffic Impact Study addressing the
specific impacts of the proposed Project. The Planning Board, in approving the Project, could require
mitigating measures to address any anticipated impacts.

Other Impacts on the Neighboring Area and the City as a Whole

The disposition as proposed would enable the completion of a project that was expressly
contemplated in the City Council’s adoption of the Mass and Main zoning in 2015. As with any
development project of this scale, it would be required to undergo review by the Planning Board
and receive a special permit after review of the project’s urban design and transportation impacts.
The Planning Board could place conditions on a special permit to ensure that impacts are
appropriately mitigated.

The proposed development in its conceptual form was illustrated in the Normandy/Twining
proposal for the disposition of the Property. The evaluation committee found that in a conceptual
form, the development responds positively to the Citywide Urban Design Objectives and the Central
Square Design Guidelines. The aesthetics of building design and environmental impacts such as
shadows will be reviewed in detail by the Planning Board when considering the Project Review
Special Permit requirements.

Request for Proposals

Pursuant to Chapter 30B, the City issued an RFP to solicit proposals to purchase the Property subject
to the following criteria (full RFP is attached to this report):

e The buyer must have the ability to assemble the Property together with adjacent parcels
under the buyer’s ownership or control in order to to enable the construction of a
multifamily residential building with approximately 200,000+ square feet of residential uses
and ground floor retail. Aside from residential and retail uses, no other development would
be allowed.

e The buyer would provide 17% housing units affordable for low and moderate income
families and 3% middle income housing units.

e The buyer would design and construct two pedestrian pathway connections at its sole cost.

o The buyer would construct drain and sewer force mains between Massachusetts Avenue
and the City owned Parking Lot #6 to support the City’s construction of stormwater
management tanks in Parking Lot #6 and Clement Morgan Park at its sole cost up to
$300,000.



e The buyer would grant a combination of fee simple ownership and easement rights to the
two pedestrian pathway connections to the City, including utility rights under the pathways,
in terms acceptable to the City.

o The buyer would extinguish existing easement rights over Parking Lot 6, with a new general
access easement to be established by the City.

e The Project would be subject to design review and approval by the Planning Board, as
specified in the applicable zoning for the area and would be subject to any and all other
federal, state and local laws, rules and regulations.

Selected Proposal

On November 9, 2015, one proposal in response to the RFP was received. In accordance with
Chapter 30B and the rule for award as set forth in the RFP, an Evaluation Committee convened at
my direction and evaluated the proposal according to the price offered and the other evaluation
criteria set forth in the RFP. The Evaluation Committee submitted a report to me supporting my
submission of a favorable recommendation to the City Council that it award the contract for the
disposition of the Property to Normandy/Twining.

The new residential building Project described in the Normandy/Twining proposal would be subject
to review by the Planning Board in accordance with the Project Review Special Permit requirements
of Article 19.000 of the Zoning Ordinance. The review would consider urban design and traffic
impacts of the proposed Project in greater detail.

The new residential building Project would also include a minimum of 17% Housing Units affordable
to low and moderate income families and 3% Middle Income units.

7. Recommended Financial Arrangements
The City Solicitor received an independent, confidential appraisal for the Property. The purpose of
the appraisal was to determine the value of the Property to a prospective buyer. | have reviewed the
appraisal and find the offered price of three hundred twenty five thousand dollars ($325,000),
together with the cost of up to three hundred thousand dollars ($300,000) for the construction of
drain and sewer force mains, construction of and conveyance to the City in fee and easements
acceptable to the City of the two Pedestrian Pathway Connections as well as the other conditions
set forth in the RFP, to be within an acceptable range. | find that the amount offered is a responsive
and responsible offer, that it appropriately reflects the value of the Property and that it is
advantageous to the City.

V. Diminution Of Process

| believe that this disposition may properly be subject to Section 2.110.010(G) of the ordinance, which
allows for a diminution of the full process otherwise required by the ordinance for “disposition of city
property that is of such little significance that the [full] process would be unduly burdensome”. Limiting
the scope of review for the requested disposition would be consistent with the expressed objective of
the procedure required by the Chapter: to render “a fair analysis of how the greatest public benefit can
be obtained from the City property in question.” | believe that subsection (G) is appropriate for the
recommended disposition of Coolidge Place. Under this section, the City Manager may request of the
City Council a diminution of the full process set forth in the ordinance; approval of this request requires
a two-thirds vote of the City Council. For reasons stated herein, | recommend such approval at this
time.



| therefore recommend that the City Council approve diminution of two requirements in the City’s
Disposition Ordinance, as permitted in Section 2.110.010 (G). The Ordinance requires two
independently prepared impartial appraisals of the Property and that the Planning Board hearing be
held not sooner than two weeks after receipt of the City Manager Report. Given the limited value of the
property and the end of the year schedules, | am requesting the use of a single independently prepared
impartial appraisal of the Property and that the Planning Board receive this report less than 14 days in
advance of their hearing. All other requirements of the ordinance have been met. Diminution of the
process requires a two-thirds affirmative vote of the City Council.

| further recommend that the City approve the disposition of Coolidge Place, and authorize me to
execute and deliver a deed conveying the property to be disposed of in such form and substance as |
determine is necessary or advisable.

VI. Conclusion

Based upon the review and evaluation of the Normandy/Twining Proposal, which | have determined to
be a responsive, responsible offer and have concluded it to be advantageous to the City, | recommend
that the City Council authorize me to diminish the process (as summarized in Section V of this report)
and enter into an agreement to dispose of the Property to Normandy/Twining, subject to the terms and
conditions set forth in the RFP and any conditions and limitations the City Council may deem necessary
and appropriate after full consideration of the Proposal, this report, the recommendations of the
Planning Board following its hearing and a hearing on the proposed disposition before the City Council.

Respectfully submitted,

Richard C. Rossi
City Manager

Attachments:
Map of Property
September 17, 2015 Letter from Normandy/Twining
Request for Proposals
Proposal from Normandy Twining
Community Meeting Notice
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File No.7046 - Real Estate Disposition Coolidge Place
Monday November 9, 2015 @ 10:00 am

CITY OF CAMBRIDGE
REAL ESTATE DISPOSITION
REQUEST FOR PROPOSALS

Coolidge Place, Cambridge Massachusetts

SECTION 1. OVERVIEW

The purpose of this Request for Proposals (RFP) is to solicit proposals for the disposition of
property owned by the City of Cambridge ("the City"), consisting of approximately 1,042
square feet of land in the Central Square area of Cambridge MA. The property available for
disposition is Coolidge Place; connecting Massachusetts Avenue to the City’s Parking Lot 6
on Bishop Allen Drive (the “Property”).

The City will consider selling this Property and discontinuing Coolidge Place as a public
way in order to allow the development of a residential building with ground floor retail
uses on the disposed Property and adjacent parcels. Building design will be subject to
review and approval by the Planning Board, based on applicable zoning requirements.

Offerors must meet all minimum evaluation criteria, must complete the enclosed proposal
form and price summary form, and must include the requested documents. The City has
attempted in this RFP to be as accurate as possible, but is not responsible for any
unintentional errors herein. No statement in this document shall imply a guarantee or
commitment on the part of the City as to potential relief from state, federal or local
regulations.

SECTION II. INSTRUCTIONS TO OFFERORS

2.1 Failure to complete the attached form, to answer any question, or to provide the
documentation required will be deemed non-responsive and result in an automatic
rejection of the proposal unless the City determines that such failure constitutes a
minor informality, as defined in and pursuant to M.G.L. c.30B.

2.2 All requests for clarification or any questions about information contained in this
RFP must be submitted in writing and addressed to Amy Witts, Purchasing Agent,
City of Cambridge, City Hall, 795 Massachusetts Avenue, Cambridge, MA 02139
(FAX: 349-4008, email; awitts@cambridgema.gov ). No requests or questions will be
accepted after 5:00 p.m. on October 28, 2015. The name, address, telephone number,
FAX number (if available) and email address of the person to whom such additional
information should be sent must be provided by the offeror. An Addendum with
questions and answers will be mailed to all offerors on record and posted to the
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Purchasing website.

2.3 Five copies of the proposal must be received by Amy Witts, Purchasing Agent, City
of Cambridge, Third Floor of City Hall prior to 10:00 a.m., Monday, November 9,
2015. Proposals must be delivered in a sealed package labeled "Proposal for
Disposition of Real Estate - Coolidge Place." Late proposals will not be accepted.

2.4 Offerors may correct, modify or withdraw proposals prior to the proposal opening.
An offeror who wishes to withdraw a proposal must make the request in writing.
Any corrections or modifications to a proposal must be submitted in writing.
Corrections or modifications must be in a sealed envelope when submitted.

2.5 An offeror's proposal will remain in effect for a period of 90 calendar days from the
deadline for submission of proposals or until it is formally withdrawn, a contract
(Purchase and Sale Agreement) is executed or this RFP is canceled, whichever occurs
first.

SECTION III. EVALUATION OF THE PROPOSALS

All proposals will be reviewed in accordance with M.G.L. ¢.30B by the Evaluation
Committee, and final selection will be based upon an evaluation and analysis of the
information and materials required under this RFP. The contract will be awarded to an
offeror who meets the minimum evaluation criteria, submits the required documents, has
the demonstrated experience and resources to fulfill the contract, and best meets the
evaluation criteria.

The City will award a contract to only one responsive and responsible, eligible offeror. The
City reserves the right to reject any and all proposals if it determines that it is in the best
interest of the City to do so. The City also reserves the right to waive any informalities in
the proposal process or to accept the proposal deemed to be in the best interest of the City.

SECTION IV. DESCRIPTION OF PROPERTY TO BE DISPOSED

41  Overview
The City property to be disposed is Coolidge Place, consisting of approximately 1,042
square feet in the Central Square area (see attached map).

42  Coolidge Place

At present, Coolidge Place is an accepted public way in the City and accommodates
pedestrian traffic between Massachusetts Avenue and the municipal Parking Lot 6 on
Bishop Allen Drive. Coolidge Place abuts a three story brick commercial building on its
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eastern side and is separated from an at-grade parking lot by a four foot high wrought iron
fence on the west. This public way is eight (8) feet wide and has a continuous brick surface
from the Massachusetts Avenue sidewalk to the Municipal Parking Lot 6. The street is
shown on the attached Assessor's Map #91.

44

Zoning Status

The property to be disposed of is subject to the requirements of the Business B (BB) base
zoning district, the Central Square Overlay District and the Mass and Main sub-district that was
created by the 2015 zoning amendment for this area.

4.5

Discontinuance of Coolidge Place as a Public Way

Coolidge Place is currently a public way in the City of Cambridge; discontinuance as a
public way requires a two thirds vote of the City Council. The City Manager intends to
request its discontinuance as a public way prior to the signing of a purchase and sale
agreement. This disposition is contingent on the discontinuance of Coolidge Place as a

public way.
SECTION V. CONTRACT TERMS & CONDITIONS
51 Upon the conditional designation of the successful purchaser, the City will enter into

52

53

54

a Disposition Agreement with the successful offeror contingent upon matters set
forth in this RFP.

This Agreement will require a $ 100,000 good faith deposit to be held in escrow in an
interest bearing account. The successful offeror will be responsible for obtaining the
necessary approvals for all permits for the proposed use of the site and for paying
the out of pocket costs incurred by the City in connection with the disposition
process, including attorneys’ fees, appraisers’ fees, and any other consultants’ fees.
The deposit and interest shall be applied to the City’s costs set forth above. Any
remaining amount of the deposit and interest shall be applied to the full purchase
price at the closing or refunded if the conveyances, discontinuance and permits are
not granted by the City council and other applicable authorities, within 12 months
of the conditional designation of the successful offeror.

Disposition shall be subject to the discontinuance of Coolidge Place as a public way;
this requires a two thirds vote of the City Council.

Disposition shall be conditioned upon use of the Property, in conjunction with
adjacent parcels, for the construction of a new multifamily residential building with
retail uses at the ground floor, as permitted by applicable zoning regulations. No
alternate uses or development shall be allowed on the Property. The residential units
must include not less than seventeen (17) percent “affordable” dwelling units and
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55

5.6

57

58

three (3) percent “middle income” units for a combined twenty (20) percent
permanently and privately subsidized housing units consistent with the 2015
rezoning for this area.

The successful offeror must receive a special permit from the Planning Board
pursuant to the project review requirements set forth in the Zoning Ordinance
applicable to the residential development described above. Nothing in the
Disposition Agreement shall prevent the Planning Board from imposing special
permit conditions as would be customary to a project of this type.

Disposition of the Property shall be subject to the agreement by the successful offeror
to undertake the following infrastructure improvements in conjunction with its
development of the site, with final construction plans to be approved in writing by
the Cambridge Department of Public Works:

a) Two pedestrian connections between Massachusetts Avenue and Parking Lot
6; each a minimum of 10" wide on property to be conveyed by the successful
offeror to the City on terms acceptable to the City.

b) Drain and sewer force mains between Massachusetts Avenue and Parking
Lot 6 to support the City’s construction of stormwater management tanks in
Parking Lot 6 and Clement Morgan Park, pursuant to plans to be developed
by the Cambridge Department of Public Works. Construction of these
utilities must be completed in advance of the City’s construction project.

Final disposition of the Property shall be subject to the procedural requirements set

forth in Section 2.110.010 et. seq. of the Cambridge Municipal Code, titled
“Disposition of City Property.” Disposition of the Property requires a two-thirds
vote of the City Council. Disposition of the Property shall be subject to further
restrictions that may be deemed reasonable by the City Council and accepted by the
successful offeror which may be identified during the public processes necessary for
the disposition of the Property.

The successful offeror shall be responsible for all soil disposal and any associated
environmental containment or remediation required as a consequence of any
construction that takes place on the Property. Prior to closing, the successful offeror
will have the right to perform its own environmental testing, bearing the costs of any
expenses associated with additional testing. If the testing reveals hazardous material
or environmental contamination by a substance that has not previously been
identified as existing or possibly existing on the Property that would cost more than
$125,000 to contain or remediate, the successful offeror will have the right to
terminate the Disposition Agreement and receive its deposit back, unless the
contamination is determined to be as a result of City operations; in which case, the
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City shall have the option to contain or remediate the hazardous material or
environmental contamination in compliance with the Massachusetts Contingency
Plan, Chapter 21E and the successful offeror shall not have the right to terminate the
Disposition Agreement or receive its deposit back.

5.9 Rule of Award: The most advantageous proposal from a responsive and responsible
offeror, taking into consideration price and all other evaluation criteria set forth in
this Request for Proposals will be selected.

SECTION VI. EVALUATION CRITERIA

The purpose of information requested in this section is to assist the City in evaluating each
proposal. Each proposal shall be evaluated based upon the price offered for the Property
by the offeror in conjunction with the other comparative evaluation criteria set forth herein.
Responses to the following areas should be complete and full:

6.1

6.2

Ability to develop: A proposal shall be evaluated based on the offeror’s ability to
assemble the Property to be disposed with adjacent properties under the offeror’s
ownership or control in order to enable the construction of a multifamily residential
building of approximately 200,000 or more square feet with ground floor retail
uses.

A rating of Acceptable will be given if the offeror can demonstrate the capability of
constructing the project described above.

A rating of Not Acceptable will be given if no sufficient evidence has been
provided demonstrating that the offeror can feasibly enable the project to be
constructed as described above.

Enhancement of the Urban Environment in Central Square. The design concept
shall be evaluated against the Citywide Urban Design Objectives set forth in Article
19.000 of the Zoning Ordinance and the Central Square Design Guidelines.

A rating of Acceptable will be given for a design concept that meets the intent of the
citywide and area-specific urban design principles.

A rating of Not Acceptable will be given for a design concept that only fairly or
poorly addresses the citywide and area-specific urban design principles.
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SECTION 7. DOCUMENT SUBMISSION REQUIREMENTS

The following documents must accompany the proposal. Failure to provide any of the
requested documents may result in the determination that the offeror is non-responsive.

1. Description of development intent and development concept, both in narrative form and
sketch plans.

2. Proposal Form

3. Price Summary Form

4. Disclosure of Beneficial Interest pursuant to G.L. c. 7 § 40]

5. Ownership Certificate demonstrating control of adjacent land

6. A copy of the most recent annual financial report (audited or reviewed by a Certified
Public Accountant).

7. A list of three financial references from a bank, mortgage company, investment
company or other licensed financial institution. The references shall include contact
name and telephone number. The City may contact the references in determining
whether the offeror is responsible.



File No.7046 - Real Estate Disposition Coolidge Place
Monday November 9, 2015 @ 10:00 am

CITY OF CAMBRIDGE, PURCHASING DEPARTMENT
795 MASSACHUSETTS AVENUE, RM. 303
CAMBRIDGE, MA 02139

PROPOSAL FORM FOR THE DISPOSITION OF REAL ESTATE

Coolidge Place
1. Name of person submitting proposal:
Address:
Telephone:

2. Please check one of the following:

() Corporation, incorporated in the State of:

( ) Partnership, names of partners are:

Submit this form with your proposal.
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3. Minimum Evaluation Criteria

The City of Cambridge will reject any proposal that does not meet the minimum
evaluation criteria. A “NQO” response or a failure to respond to any of the following
minimum evaluation criteria will result in a rejection of your proposal.

Please check YES or NO for each of the minimum criteria listed below:

A. The offeror has sufficient assets to undertake the project, as demonstrated by its
latest annual financial report (audited or reviewed by a Certified Public Accountant).

YES NO

B. The offeror has demonstrated that it controls land resources necessary to undertake
this project, as demonstrated by a duly notarized certificate of ownership.
YES NO

Submit this form with your proposal.
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The undersigned certifies under penalties of perjury that this proposal has been made and
submitted in good faith and without collusion or fraud with any other person. As used in
this certification, "person" shall mean any natural person, business, partnership,
corporation, union, committee, club or other organization, entity or group of individuals.
Asrequired by M.G.L. c. 62C, Section 49A, the undersigned also certifies under the penalties
of perjury that the offeror has complied with all laws of the Commonwealth relating to
taxes.

Signature:

Name of person signing proposal:

Title of officer signing for firm, if applicable:

Name of business, if applicable:

Address:

Signature of all firm partners, if applicable:

Submit this form with your proposal.
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INSTRUCTIONS for PRICE SUMMARY FORM

The attached price summary form must be submitted with the offeror's proposal. Failure
to adhere to this instruction will result in automatic disqualification of your proposal. The
price summary form must provide (on the attached worksheet):

a. Your cash offer.

b. A plan of adjacent parcels owned or otherwise controlled by the bidder, with
ownership certificates, deeds, or other documents evidencing your ability to use the
disposed Property, and that will be used in conjunction with the disposed Property,
to accommodate the anticipated development.

c. Schematic plans, elevations and other drawings describing the development that is
proposed on the Property, along with adjacent properties.

d. A schedule indicating when the anticipated development will be completed.
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PRICE SUMMMARY FORM

(A) Cash offer $

in words (

Signature of Offeror:

Submit this form with your proposal.
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Attachments:

Plan of Coolidge Place
Assessor's Map #91
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City of Cambridge

PURCHASING DEPARTMENT
795 Massachusetts Ave. ¢ Cambridge, Massachusetts 02139-3219

Amy L. Witts
Purchasing Agent

To: All bidders

From: City of Cambridge

Date: November 3, 2015

Re: File No. 7046- Real Estate Disposition Coolidge Place, Addendum No. 1.

The following question was received:

Question:

Would you please clarify Section 5.6 section b... undertake infrastructure improvements
... Drain and sewer force mains between Massachusetts Avenue and Parking Lot 6 ... as
to what [and this is directing improvements on i.e. public vs private and where the
installation would begin and end as far as the required term and condition.

Answer:

Please add the following language to the Request for Proposal, Section 5.
Contract Terms & Conditions.

56 Disposition of the Property shall be subject to the agreement by the successful
Offeror to undertake the following infrastructure improvements in conjunction with
its development of the site, with final construction plans to be approved in writing
by the Cambridge Department of Public Works. The costs of such construction
shall be paid by the Offeror in accordance with the terms set forth below. Bidding
by the Offeror for the acquisition of the Property must reflect the value of the
Property pursuant to the requirements of M.G.L. ¢. 30B and Chapter 2.110 of the
Cambridge Municipal Code exclusive of the costs associated with the
improvements and other items set forth befow:

a) Two pedestrian pathway connections between Massachusetts Avenue and
Parking Lot 6; each a minimum of 10’ wide on property to be conveyed in
fee and/or easement by the successful Offeror to the City on terms
acceptable to the City. All contemplated improvements with respect to the
two pedestrian pathway connections including design and construction will
be done at the successful Offeror's sole cost and expense.

b) Drain and sewer force mains under and within the boundaries of one or
both of the pedestrian pathway connections between Massachusetts
Avenue and Parking Lot 6 in locations determined by the City that will
support the City's construction of stormwater management tanks in Parking
Lot 6 and Clement Morgan Park, pursuant to plans to be developed by the
Cambridge Department of Public Works. Construction of these utilities must
be completed in accordance with the City’s plans and specifications in
advance of the City’s planned construction project related to stormwater
management tanks in Parking Lot 8 and Clement Morgan Park. All such

Voice: 617.349.4310 Fax: 617.349.4008 TTY: 617.345.4242 Web: www.cambridgema.gov




construction of drain and sewer force mains will be undertaken by the
successful Offeror at its sole cost and expense up to a maximum cost of
$300,000. Additional costs, if any, associated with the construction of the
drain and sewer force mains in excess of $300,000 will be assumed by the
City.

5.6.1 Any existing access easements over Parking Lot 6 that may be held by the
successful Offeror must be extinguished and abandoned by the successful
Offeror; a new general access easement will be established by the City ata
location to be determined by the City in its sole discretion.

Please note the following clarifications

The price proposed by bidders should be EXCLUSIVE of costs associated with
infrastructure improvements and pathways required as part of this procurement.

All other details remain the same. All questions and answers are closed.

@M% Wckdp

AMY VITTS
PURCHAS!NG AGENT

ADDENDUM NO. 1







Normandy/Twining — Response to RFP (File No. 7046)

Page 2
November 6, 2015

EAST\L09307336.5

Normandy/Twining understands and agrees that the disposition of the
Property by the City shall be subject to the discontinuance of Coolidge
Place as a public way, which requires a two thirds vote of the City
Council.

Normandy/Twining agrees that the Disposition shall be contingent upon
the use of the Property, in conjunction with adjacent parcels, for the
construction of a new multifamily residential building with retail uses at
the ground floor consistent with the Mass and Main Residential Mixed
Income Subdistrict (the “Project™). The Project as currently proposed by
Normandy/Twining is described in further detail in Section Il below and
will include a minimum of 17% of the residential units as “Affordable
Units” for low and moderate income houscholds meeting the requirements
of Section 11.200 of the Cambridge Zoning Ordinance and 3% as Middle
Income Units (as defined in Section 20.307.8.2 of the Cambridge Zoning
Ordinance), all in a manner consistent with the requirements of the Mass
and Main Residential Mixed Income Subdistrict.

Normandy/Twining agrees that the Project will require special permit
from the Planning Board pursuant to the project review requirements set
forth in the Cambridge Zoning Ordinance applicable to the Project and
that the Planning Board may impose such special permit conditions as
would be customary to a project of this type.

Normandy/Twining will undertake the following infrastructure
improvements concurrently with the construction of the Project:

i.  The design and construction of two (2) pedestrian pathway
connections between Massachusetts Avenue and Parking Lot 6 at
Normandy/Twining’s sole cost and expense, cach such connection
to be a minimum of 10 feet wide on property to be conveyed in fee
and/or easement to the City on terms acceptable to the City. The
proposed location and configuration of these pedestrian pathways
is described in further detail in Section III below and is shown on
Exhibits C-1 and C-2.

ii.  The construction/installation of drain and sewer force mains under
and within the boundaries of one or both of the aforementioned
pedestrian pathway connections between Massachusetts Avenue
and Parking Lot 6 in locations determined by the City in
cooperation with Normandy/Twining that will support the City's
construction of stormwater management tanks in Parking Lot 6 and
Clement Morgan Park, pursuant to plans to be developed by the
Cambridge Department of Public Works in cooperation with
Normandy/T'wining, such installation to be completed concurrently
and in coordination with the construction of the Project and in any
cvent prior to completion by the City of the planned stormwater
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View from City Parking Lot 6
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Morristown, NJ 07960

Portfolio Advisors Real Estate Fund IV, L.P.

9 Old Kings Highway South
Darien, CT 06820

Portfolio Advisors Real Estate Fund V, L.P.

9 Old Kings Highway South
Darien, CT 06820

Robert Bertolini

7 Wright Lane
Far Hills, NJ 07931

Robert Flack

c/o Twining Properties
200 Park Avenue (17th floor)
New York, NY 10166

Robert Luciano

3030 Savannah Place
Vero Beach, FL 32963

Robert R. Frederick

PO Box 1426 - 4515 Shore Lane
Boca Grande, FL 33921

Ronald J. DelMauro

50 Sherwood Drive
Watchung, NJ 07060

Sharon Poole

18 Lenox Road
Summit, NJ 07901

Stephen K. Smith, Jr.

c/o Normandy Real Estate Partners
53 Maple Avenue
Morristown, NJ 07960

Steve Cusma

c/o Normandy Real Estate Partners
53 Maple Avenue
Morristown, NJ 07960

Susan M. Gately

c/o Normandy Real Estate Partners
53 Maple Avenue
Morristown, NJ 07960

Tennessee Consolidated Retirement System

502 Deaderick Street, 11th Floor
Nashville, TN 37243-0209

The Claudio Pincus 2001 A Trust

43 Clarkson Street, 3B
New York, NY 10014

The Claudio Pincus 2001 D Trust

18 Maurerbrook Drive
Fishkill, NY 12524

The Martin Sperber Grat Trust Dated: 9-19-
1994

13248 Provence Drive
Palm Beach Gardens, FL 33410

Travis Feehan

c/o Normandy Real Estate Partners
53 Maple Avenue
Morristown, NJ 07960

William Ferguson

12271 SE Birkdale Run
Tequesta, FL 33469

EAST\114617623.2


















































































CITY OF CAMBRIDGE, MASSACHUSETTS

Community Meeting
Coolidge Place Disposition

Tuesday, October 20, 2015
6:00pm

City Hall, 795 Mass. Ave.
Ackerman Room, 2" Floor

Background The City has received a request from Normandy Real Estate Partners and Twining
Properties to make available for disposition approximately 1,042 square feet of City owned land know as
Coolidge Place, which is an eight foot wide public way that connects Massachusetts Avenue to the city-
owned Municipal Parking Lot #6 on Bishop Allen Drive (see map on reverse side).

The City would sell the land with the condition that it would be combined with other land to enable the
construction of a residential building with ground floor retail. The residential units would include
seventeen percent affordable units and three percent middle income units for a combined twenty
percent permanently and privately subsidized housing units. The development would be consistent with
the 2015 rezoning and subject to a special permit from the Planning Board. The developer would also
be responsible for the construction of two pedestrian connections between Mass. Ave. and Parking Lot
#6 and drain and sewer connections between Mass. Ave. and Parking Lot #6 to support the City’s
installation of stormwater management tanks in the Parking Lot.

Process The City’s Municipal Ordinance, Section 2.110.010, requires that a public process be
conducted before public land may be sold (“land disposition”). Following the October 20" community
meeting, public hearings would be conducted at the Planning Board (November 17t") and City Council
(November 23™). A City Council vote will be required in order to approve a land disposition agreement.

State law (Chapter 30B) also requires that when land is disposed, proposals must be solicited from all
interested buyers prior to selecting a buyer. The City has issued a Request for Proposals, which will be
discussed in more detail at the meeting. Information is available from the City’s Purchasing Department,
http://www2.cambridgema.gov/purchasing/listBids.cfm

For More Information

Contact Katherine Watkins, Department of Public Works, at 617-349-4751 or
kwatkins@cambridgema.gov

The City of Cambridge does not discriminate on the basis of disability. The City will provide reasonable
accommodations to people with disabilities upon request. Please make requests for alternative formats
in advance by contacting the staff member listed above.
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