EXECUTIVE SESSION

Needham Finance Committee

Minutes of Meeting of February 28, 2018
The Executive Session of the Finance Committee was called to order by the Chair, Richard Reilly, at approximately 7:00 pm in the Selectmen’s Chambers at the Town Hall after a unanimous roll call vote by the Committee during an open meeting to enter Executive Session under Exception 6.  The meeting was held jointly with the Board of Selectmen

Present from the Finance Committee:

Richard Reilly, Chair
Members: John Connelly, Louise Miller, Kenneth Lavery, Joshua Levy, Richard Lunetta, Carol Smith-Fachetti

Board of Selectmen: Chair Marianne Cooley, Vice Chair Dan Matthews, Matt Borrelli, Maurice Handel, John Bulian
Others present:

Kate Fitzpatrick, Town Manager

David Davison, Assistant Town Manager/Finance Director

George Kent, Chair, Permanent Public Building Committee

Steve Popper, Director, Public Facilities Design and Construction

Real Property
Mr. Reilly stated that the proposal to purchase the 43 Lincoln St. property remains the same, but what is new is the potential significant savings in certain construction related costs.  Ms. Cooley stated that since May, there have been additional discussions with the property owners and while the price remains fundamentally the same, new efforts have been made in looking at the design to see how owning the property would affect the public safety project.  She stated that the family does not want to sell the property, and did not request a nonrefundable deposit last time, and got nothing.  Now they are seeking a nonrefundable deposit of $20K and lost rent contingency for any tenants who move out early because of the sale.
Mr. Reilly stated that the recent appraisal shows that the purchase price includes a 13% premium which is not out of line with other purchases.  He stated that he does not have the expertise to take issue with the appraisal. Mr. Connelly stated that he is highly critical of the appraisal. Appraisals are speculative, and this one is unreliable. It included only one comparable sale in Needham.  The other was in Newton.  The first appraisal had a value of $750K, and found the best use of the property to be as a teardown.  The assessed value is in the mid $500 thousands.  The first appraised value was updated to $1.125 million saying it could be rebuilt as a 3-unit condominium.  Mr. Connelly stated that he does not support that, and feels that an owner could not get that level of financing for this property.  He stated that the current appraisal used a comparable property on Webster St. that was torn down and replaced with a 2-unit property.  That was valued at $770K, and then inflated to place a value on a 3-unit property.  The other comparable was in a different community.  He stated that the logic fails, and that the appraisal is without value and should not be relied upon.
Mr. Reilly stated that parking spaces have been claimed to be worth $25K each.  He stated that using that assumption, the value to the Town would be approximately $840K, which is far from the $1.5 million property purchase price. He stated that construction efficiencies have been described to create as much as $573K in savings.  Mr. Popper stated that if the Chestnut Street parking lot is disturbed, the Town will need to open the permit, and will have to make upgrades, particularly for drainage.  Mr. Popper stated that the lot will have to be reconfigured somewhat to make the project work without the 43 Lincoln St. property.  Ms. Miller stated that this purchase is not to provide parking spots for the Town, but parking spaces for the public safety building, which will be fenced off from the public parking lot. Ms. Fitzpatrick stated that there is a need to meet the required parking load for the building if possible, and this will allow that.  Mr. Reilly stated that without a waiver, and without the 43 Lincoln St. property, the only way to meet the parking requirement is the use space from the public parking lot. Ms. Fitzpatrick stated that the number of spots is determined  based on the number of employees and space needed for shift changes.  She stated that they have not gone before the Planning Board.   
Mr. Popper stated that the work that will be needed to the Chestnut St lot if it is disturbed will be $828K, and much of that will be unnecessary with the 43 Lincoln St property.  Mr. Connelly suggested just taking three of the spaces as needed, and avoiding disturbing the lot which might not trigger opening the permit.  Mr. Borelli stated that he has been involved with parking in a number of matters, and that the Planning Board treats the Town the same as anyone else, including the hospital and businesses. He does not believe a waiver would be granted. He stated that the Planning Board wants properties brought up to code where possible.  Ms. Miller noted that there are NPDES pollution requirements, and that a new stormwater by-law is being introduced, and that the Town should be taking a leading role on this issue.  This is an opportunity when the site is open to make progress and address drainage issues. She posited that the Town should incur these costs.
Mr. Reilly stated that, assuming the Town will have to come up with all of the required parking, the acquisition of 43 Lincoln St. would save $573K compared to not having the property.  If 33 spots are worth $25K each, then with the savings, the total value to the Town is approximately $1.41 million, roughly equal to the acquisition cost.  He noted that the validity of the appraisal has been questioned, and asked whether that weighed strongly against the purchase.  Ms. Cooley noted that the plan for the Public Safety project is clearly better with the 43 Lincoln St property.  Mr. Matthews stated that there were issues with the first two appraisals, and that he agrees that he would like to see more comparables, but finds that the $1.3 million value is reasonable.  One could build three $900K units there.  The Town needs it because not having it will impair the public safety project.
Mr. Reilly asked for a show of hands from the Finance Committee members who favored the purchase.  Mr. Reilly, Mr. Lavery and Mr. Lunetta supported the purchase.  Mr. Connelly, Ms. Miller, Mr. Levy, and Ms. Fachetti did not support the purchase.
Mr. Lunetta stated that this is the final piece of the long-term plan to acquire a group of parcels, and it makes sense and will enhance the maneuverability at the public safety building and will make better use of space.  Arguing over a few hundred thousand dollars at this stage is not worthwhile.  Ms. Miller stated that is it important to have the best parking plan for the whole area, and that the plan should be redesigned to make better public parking.

MOVED:
By Mr. Lunetta moved that the Finance Committee exit the executive session and resume the open session at approximately 7:50 p.m., there being no further business in this matter.  Ms. Miller seconded the motion.  The motion was approved by a unanimous roll call vote of 7-0. Mr. Lavery: Aye; Mr. Levy; Aye; Mr. Lunetta: Aye; Mr. Reilly: Aye; Mr. Connelly: Aye; Ms. Smith-Fachetti: Aye. 
Documents: Site Plan with 43 Lincoln St.; Site Plan Without 43 Lincoln St.; 43 Lincoln St. Appraisal; Needham Public Safety Building, 43 Lincoln Street ‐ Analysis; Cost of Incorporating future purchase of 43 Lincoln; 43 Lincoln Value Proposition

February 23, 2018; Sitework Detail and Summary.
Respectfully submitted,

Louise Mizgerd
Executive Secretary/Financial Analyst
