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A.

LETTER OF TRANSMITTAL

February 4, 2013

Ms. Angela M. Allen
Purchasing Director
Somerville City Hall
93 Highland Avenue
Somerville, MA 02143

RE: Response to RFP# 13-53, Davis Square Hotel Project

Dear Angela,
Davis Square Partners, a joint venture between K.S.S. Realty Partners and Gate Residential Properties, is pleased to respond to the City of Somerville’s Request for Proposals for the Davis Square Hotel Project. We look forward to the prospect
of furthering the City’s vision for Davis Square with our proposed project, which includes a 126-key boutique style hotel,
5,475 SF of ground floor restaurant space, and a 2-level, below grade, parking garage for 110 spaces.
Below please find my contact information:
Damian Szary
Principal
Davis Square Partners, LLC c/o
Gate Residential Properties, LLC
100 Franklin Street, 9th Floor
Boston, MA 02110

Best Regards,

Damian Szary
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STATEMENT OF QUALIFICATIONS

Davis Square Partners Management Approach

We are real estate owners, operators and advisors. With a 360 degrees view of the real estate
world, our perspective is broad and all encompassing. We lead with experience. We believe in
putting together the best team for each assignment, and in the case of the Davis Square Hotel,
we have assembled a world-class set of professionals to execute this project.
The Team History and Track Record
Each project we work on is unique, but all require leadership and collaboration. We have successfully leveraged
our organization’s structure and deep industry relationships to assemble the best team for this Project. Our
team members are:
• Davis Square Partners
• Pyramid Hotel Group
• Pinnacle Advisory Group
• Law Office of Richard Di Girolamo
• Group One Partners Inc.
• Landworks Studio
• Nelson/Nygaard Consulting Associates
• Polaris Consultants
• EndPoint

Davis Square Partners
Davis Square Partners (“DSP”) is pleased to respond to
the City of Somerville’s Request for Proposals for the Davis Square Hotel Project. Our partners have worked together for an average of 15 years. Although each project
is unique, we are led by our tried and true principles of:

We believe that an open and public process produces the
best results. Instead of resisting improvement through a
public dialogue, we have improved communities by managing thoughtful public / private design and regulatory
processes. Early outreach and gauging early stakeholder
input is a key component of our management style and
approach. We fuse this public comment with industry
leading financial analysis, thus assuring a feasible project. Recent examples of our proven process leading to
regulatory and construction success include:
• 3.2 MSF at the Fan Pier, South Boston Waterfront,
Boston, MA
• 5.2 MSF at NorthPoint, East Cambridge, MA
• 199 residential units at Maxwell’s Green, Somerville,
MA
• 1 MSF Kendall Square, Cambridge, MA
• 113 Acre Master Developer at Puerto Rico Convention Center District

Trust & Integrity: We believe in long lasting relationships
and a proven track record. Long term positive impacts to
the community will be our legacy. We are committed to
the project and our team.
Experience: Each partner has over 20 years of end to end
real estate experience.
Commitment: We have never started a project that we
could not successfully finish. We deliver feasible projects
that are implementable.
Leadership: We take an owner’s perspective and we are
accountable to the community we work in.
Results: Delivering results with all product types from
museums to hotels.

Team Composition
Davis Square Partners, LLC (DSP) was formed in 2010 to
3

STATEMENT OF QUALIFICATIONS
projects with other experienced developers, land owners, institutions, investors, and other stakeholders. We
bring a strong track record of permitting, designing, financing, and building outstanding projects on time and
on budget under the most difficult of circumstances. In
fact, we specialize in managing the entitlement process
with federal state & local government officials, impacted
abutters, and neighbors. Our strength lies in our ability
to understand the unique needs of all concerned and
impacted parties and to create solutions that work for
everyone.

converge on mixed-use development opportunities in
the Davis Square neighborhood. The partnership immediately went to work to approve, finance, build and
currently oversees the management of the ‘Class A’ residential community of Maxwell’s Green (www.maxwellsgreen.com). The partners in DSP are K.S.S. Realty Partners, Inc. and Gate Residential Properties, LLC (a Redgate
Company).
Redgate						
					
Redgate is a multifaceted real estate investment and development firm specializing in the creation of unique and
vibrant neighborhoods. Through a combination of innovative design, a comprehensive understanding of user’s
needs and desires, and a strategic focus on high barrier
to entry markets, Redgate strives to provide desirably located projects that are on the cutting edge of form and
function.

KSS is committed to working collaboratively with communities to help meet housing needs and development
goals. KSS believes in smart growth; we redevelop contaminated and other challenging sites, implement green
building technology, and incorporate architecture that is
sensitive to the local community context. We believe that
it is possible to operate a successful business while being
socially responsible; to make a profit and make a difference. We believe that what we create will be our legacy.

Redgate, as an Owner and Developer inherently has an
investment perspective. Redgate deploys capital into
hospitality, life science, office, multi-family residential,
mixed-use, and industrial projects.

Pyramid Hotel Group 					

Redgate’s partners have successfully worked together on
more than 25 million square feet of projects throughout
the country. Redgate collaborates to take advantage of
individual expertise in strategic advisory, master planning, development and project management and bring
partner involvement to every project.
KSS Realty Partners					
				
KSS Realty Partners is a team of talented, experienced
real estate professionals with a collective experience in
the real estate industry of greater than 45 years. Our
experience includes residential, commercial, and institutional development projects in dense urban neighborhoods, as well as in the suburbs.

Pyramid Hotel Group, established in 1999, is a privately-owned, Boston-based hotel and resort management
company with more than 35 years of experience and a
portfolio of properties throughout the United State, Hawaii, and Caribbean. The Pyramid Hotel Group currently
manages 55 properties, including the Boston Harbor Hotel and Marriott Residence Inn Boston Harbor, with over
22,000 hotel rooms across the U.S. Pyramid has decades
of experience in managing a diverse collection of hotel
assets, ranging from conference centers to luxury independent hotels, and from mid-market to select-service
properties. Furthermore, Pyramid was ranked the second-largest Management Company, by revenue, in Hotel
Management Magazine’s Top Third-Party Management
Companies Survey for 2011.

As our name suggests, KSS is oriented to partnering on

Pyramid Hotel Group is comprised of an exceptional team
4
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of outstanding leaders and associates who are passionate
about the hotel business and work together to meet challenges boldly, thoughtfully, and creatively.

and corporate law, trusts, business law, zoning, municipal
work, and specialize in all aspects of real estate transactions. The firm also represents numerous lenders and
mortgage companies in residential and commercial real
estate closings.

Pinnacle Advisory Group				
			
Pinnacle Advisory Group brings more than 20 years of experience as a full-service hospitality consulting firm. Since
1991, when the company was founded in Boston by Rachel Roginsky, Pinnacle has been viewed as the consulting
industry leader – an icon among boutique firms. Pinnacle
provides consulting services to a wide range of clients including the traditional players in the hospitality industry
- investors, lenders and operators as well as the country’s
major real estate investment and development firms, pension funds, REITs, insurance companies.

Attorney Richard G. DiGirolamo has been practicing law in
Somerville since 1984. The firm practices in various courts,
including Federal, State Appellate, Superior and District.
The firm also appears before various Municipal Boards, including Zoning Boards of Appeal, Planning Boards, Licensing Commissions, and various State Tribunals. Richard is a
very astute and competent zoning attorney who has done
significant permitting work in Somerville.

Pinnacle executives are frequently cited as industry experts and the fruits of our research and analyses are used
by at the highest levels in the hospitality industry for key
decision-making purposes. We possess this level of expertise across the full spectrum of hospitality-related investments.

Group One Partners, Inc. is an award winning design firm
specializing in architectural, interior design, and purchasing services for hospitality properties. Using a collaborative design approach with an emphasis on client relations
and attention to detail, we create a streamlined design
process to ensure all client projects are completed on time
and within budget. Since the company’s inception in 1970,
Group One has designed and supervised nearly 3,000 projects across the globe, mainly hospitality, but also including residential, and multi-family properties, assisted living
and elder care facilities, and retail spaces. With an unwavering commitment to designing high quality and aesthet-

Group One Partners Inc.				

Law Office of Richard Di Girolamo
The Law Offices of Richard G. DiGirolamo are active in
the general practice of the Law, including litigation, civil
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ically pleasing properties, we capture our clients’ visions
– and turn them into reality.

ner in the City of Cambridge for seven years.
When the City of Somerville was awarded a grant in 2010
by the Institute for Transportation and Development
Policy to study changes to Somerville’s parking management practices, Nelson\Nygaard was selected to conduct
the work. What evolved is a detailed database of parking
utilization patterns at all times of day in the entirety of Davis Square – on-street and off, in every public and private
parking space. By combining extensive local knowledge
with industry-leading best practice, our team can develop
a successful approach to improve parking availability in
Davis Square.

Landworks Studio					
Landworks Studio is an award-winning design collaborative practicing regionally and abroad. Founded in 1996 by
Michael Blier as an alternative practice, Landworks Studio
consistently strives for design excellence and innovative
landscape solutions. The collaborative’s 16 members are
primarily landscape architects, but also share interdisciplinary backgrounds in design, arts, and architecture. Our
team has been assembled to practice landscape architecture at the highest levels of conceptual thinking and professional performance.

Jason’s team is willing to work creatively to get the right
solutions done in urban environments, as has also been
recently demonstrated in their design for the popular
head-out angle parking on Bow Street. We are happy to
have Nelson\Nygaard advising our team and responsible
for parking and transportation review.

As a design collaborative, Landworks Studio thrives on the
close participation of the entire project team. Frequent
input from our clients, allied design professionals, and
the community is a critical component of our design process as we seek to develop useful, meaningful, and lasting
landscape spaces. Michael Blier’s recent work is largely
urban and site specific in nature. It seeks to exploit the
inherent complexities that exist between economically
challenged site, ecological and cultural sustainability, material tectonics and program. Fundamental to our design
process is the need to ensure that the ultimate proposal
is responsive to the nature of its context and the scale of
inhabitation.

Polaris Consultants					
Polaris Consultants and its dedicated staff have extensive
public and private sector experience. Over the years, they
have worked on many public facilities; assisted local and
state governments with project-specific and town-wide
planning and implementation efforts; and designed and
permitted numerous private projects.
Polaris Consultants’ select areas of expertise include civil
and geotechnical engineering, environmental compliance and due diligence, and utility projects. Their extensive and diversified experience enables Polaris Consultants’ project team to manage all phases of civil and
geotechnical engeneering projects from the early stages
of the design process through bidding and construction
support. Polaris Consultants’ Paul Costello is a licensed
professional engineer with over 29 years of geotechnical
and civil engineering experience, including the design and
construction of Maxwell’s Green residential development
in Somerville. He was instrumental in assiting the client

Nelson/Nygaard Consulting Associates			
Nelson\Nygaard is nationally-recognized for its successful
parking planning and management work in large and small
cities, for developers and institutions, and in complex urban environments. Their national parking practice leader
for work east of the Mississippi River is Jason Schrieber, a
resident of Somerville from near Davis Square. Besides local familiarity, Jason brings a history of local parking experience, having been the parking and transportation plan6
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with permitting efforts with numerous state agencies, and
with the procuring and managing of TOD public funds.
In the early 1980’s, while working at Haley and Aldrich,
Mr. Costello was a geotechnical and resident engineer on
the MBTA’s Northwest Extension at Harvard Square, Davis
Square and Porter Square providing exceptional familiarity with this section of Davis Square. Paul brings to our
team a high level of practical engineering and upper management experience.

EndPoint						
EndPoint provides environmental consulting and regulatory compliance services to industrial and commercial
businesses, lending institutions, government, municipalities, and property owners. The company specializes in
environmental and building media characterization and
remediation of hazardous materials and oil with an emphasis on regulatory compliance.
EndPoint’s business model is simple: we are always thinking of an endpoint when solving a client’s environmental
problem, while focusing on their business productivity,
performance and profitability. To be effective, we stay
current on federal and state environmental regulations
and policies, as well as technical and scientific applications
specific to our services. As the Licensed Site Professional
for Maxwells Green, they oversaw the demolition and the
remediation of this reclaimed brownfield
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PROJECT TEAM ORGANIZATION CHART

THE DAVIS
SQUARE HOTEL

Advisory Resources:

Davis Square Partners, LLC

Pyramid Hotel Group

AT E

Hotel Operator

RESIDENTIAL

Pinnacle Advisory

a REDGATE COMPANY

Hospitality Consulting

Richard G. Di Girolamo
Legal Advisory

Darin Samaraweera
Ted Tobin		

Damian Szary
Kyle Warwick

Endpoint

Licensed Site Professional

John Myers
Nathaniel Wysor
Steve Perdue

Architect

Civil Engineer

Landscape Architect

Figure 1 - Project Team Organization Chart
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Damian A. Szary | Principal
Damian brings over 14 years of experience in real estate development and
acquisitions, with a specific focus on the mutlifamily and mixed use sector.
Damian is a Founding Member and Principal of Gate Residential Properties,
LLC, a multifamily investment and development firm.
Damian is a Founding Member and Principal of Gate Residential Properties, LLC (a “Redgate Company”), a multifamily investment and development firm focused on both high-rise and low-rise, market
rate, housing. Throughout his career, Damian has been involved in the planning and development of
over 2,000 housing units, ranging from small-scale adaptive reuse condomunium projects to luxury,
high-rise, apartment communities. Damian is currently overseeing the development of over 600
units in the greater Boston area including Somerville, Chelsea and Waltham, MA.
Experience
Principal and Founding Member, Gate Residential Properties:
• Maxwell’s Green | Somerville, MA: A $52.5 million residential development located on Lowell
Street in Somerville, adjacent to the future Lowell Street Green Line Station. Maxwell’s Green
offers a unique and vibrant living experience featuring 184 LEED Certified and Certifiable homes
and numerous amenities including a yoga studio, fitness center, theater room, unique wireless
workspace, roof deck, club suite, and direct access to a central park, the Somerville Community
Path and the anticipated Green Line Extension.
• One North of Boston | Chelsea, MA: One North of Boston will consist of a five-story, 230-unit
apartment complex with over 7,000 square feet of extensive landscaping around the building
perimeter. The project will have public water, sewer, drain, natural gas, and electrical service.
The Project will include over 5,000 square feet of interior amenity and administrative space.
• 36 River Street | Waltham, MA: “Acadia on the Charles” is a 200-unit luxury class ‘A’ apartment
community that will offer residents an unmatched commuter location along the border of Watertown and steps from Newton, at the heart of the Route 128 West office market, and a mere
fifteen minutes from downtown Boston and Cambridge.
Archstone NorthPoint & Avenir | Cambridge and Boston, MA: Damian was responsible for the
successful development of two premier high-rise communities, Archstone North Point (Cambridge,
MA) and Archstone Avenir (Boston, Ma). Archstone NorthPoint is a 426-unit, 22-story, luxury, highrise, apartment community adjacent to the Lechmere Green Line T Station. Archtone Avenir is a
241-unit, 10-story, apartment community constructed above North Station, with direct access in the
building to both the Green and Orange Line.
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Relevant Prior Experience
Prior to co-founding Gate Residential, Damian was an executive with Archstone, one of the nation’s
largest apartment owners and developers, and served as its senior development officer in the Boston office. He was responsible for the origination, underwriting and execution of multifamily development projects in both the greater Boston and New York City metropolitan areas.
Education
Colgate University | B.A. Economics
Columbia University | M.S. Real Estate Development
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Kyle B. Warwick | Principal
Kyle B. Warwick has more than 25 years of diverse real estate experience
with special expertise in mixed-use development, project management,
master planning, regulatory approvals and financing. Mr. Warwick is a
founding member and Principal of Gate Residential and Redgate Real Estate Advisors.
Kyle has guided clients and partners through the development process including millions of square
feet of mixed-use real estate with an aggregate dollar value in the billions. Mr. Warwick is a founding
member and Principal of Gate Residential Properties, a multifamily investment and development
firm; and of Redgate Real Estate Advisors, LLC, a real estate services and management firm that
works with partners on large-scale real estate projects.
Most recently, Mr. Warwick was the Director of Investment Development at Jones Lang LaSalle. Mr.
Warwick joined Spaulding & Slye/Jones Lang LaSalle in 1994 and served the company in several
leadership capacities, becoming a Principal in 2000. After serving as Managing Director of the Project Management and Development Group in 2003, he was named New England Regional Director
in 2004 where he oversaw the performance and long-term strategic direction of Spaulding & Slye’s
250-person Boston office. In 2006, Spaulding & Slye was merged with Jones Lang LaSalle (JLL). Mr.
Warwick was one of six key principals that led the JLL transition.
Experience
Principal and Founding Member, Gate Residential Properties:
• Maxwell’s Green | Somerville, MA: A $52.5 million residential development located on Lowell
Street in Somerville, adjacent to the future Lowell Street Green Line Station. Maxwell’s Green
offers a unique and vibrant living experience featuring 184 LEED Certified and Certifiable homes
and numerous amenities including a yoga studio, fitness center, theater room, unique wireless
workspace, roof deck, club suite, and direct access to a central park, the Somerville Community
Path and the anticipated Green Line Extension.
• One North of Boston | Chelsea, MA: One North of Boston will consist of a five-story, 230-unit
apartment complex with over 7,000 square feet of extensive landscaping around the building
perimeter. The project will have public water, sewer, drain, natural gas, and electrical service.
The Project will include over 5,000 square feet of interior amenity and administrative space.
• 36 River Street | Waltham, MA: “Acadia on the Charles” is a 200-unit luxury class ‘A’ apartment
community that will offer residents an unmatched commuter location along the border of Watertown and steps from Newton, at the heart of the Route 128 West office market, and a mere
fifteen minutes from downtown Boston and Cambridge.
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International Director, Jones Lang LaSalle: Director of Investment Development.
• Urban Opportunity Fund I, 2008: Created programmatic fund with a private equity real estate
investment firm, raising $200 Million of equity to focus on mixed-use distressed urban assets in
top-tier US markets.
Regional Director New England [2004-2007]: Managing Director of Spaulding & Slye’s 250 person
New England office. Mr. Warwick oversaw all Project Management, Brokerage, Capital Markets, Development, Construction, and Property Management activities, including quality control and P&L
responsibility.
Fan Pier | Boston, MA: Project Director for the master planning, approval process, design, due digence, overall coordination of development activities, selection of the project team, and oversight
of pre-construction for this 3 million SF, $1.2 billion project. Located on 21 acres along the South
Boston waterfront, this multi-use development encompasses 650 hotel rooms, office, retail, and
residential properties as well as a theater/museum and a waterfront park. Additionally, Mr. Warwick helped execute the sale of the fully-entitled Fan Pier development.
NorthPoint | Cambridge, Boston, Somerville; MA: Directed this 5.2 million SF development through
planning, approvals, and initial build-out. When completed, this new urban community will span a
45-acre parcel in Cambridge, Boston, and Somerville, and will include approximately 2.2 million SF
of commercial space, retail shops, a residential neighborhood, a new commuter rail station, a hotel,
and extensive green space.
Folio Boston | Boston, MA: Oversaw the investment and regulatory approvals process, structured
financing, design, and all development and sales activities for this 95-unit, $65 million residential
development in downtown Boston.
Puerto Rico Convention Center District | San Juan, PR: Project Director for this 5.2 million SF,
mixed-use development, which enhanced the economic development potential of San Juan’s new
cutting-edge convention center and revived an underutilized section of the City. Kyle, as part of the
master development team, oversaw the development of the Sheraton Puerto Rico Hotel and Casino,
a 503 room Convention Center Hotel with 40,000 square feet of meeting space.
Education
Colgate University, B.A.
UCLA | Real Estate Development Program, Project Management
MIT Center for Real Estate | Fundamentals of Real Estate Finance
Professional & Civic Affiliations
Massachusetts Real Estate Salesperson’s License
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Save the Harbor/Save the Bay, Chairman, Board of Directors
Sail Boston, Board Member
A Better City (ABC), Boston, MA – Past Board Member
Professional Acknowledgements
Commercial Property News, National Star to Watch, 2005
Boston Business Journal “Top 40 under 40” Business Leaders
Guest Lecturer, Regulatory Approvals, Harvard Graduate School of Design, Harvard Business School
Guest Lecturer and Final Exam Commentator, Design for Urban Development, MIT Center for Real
Estate, Spring 2001
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Darin S. Samaraweera | Principal
Darin has been acquiring and developing real estate assets since 1980, and
is currently President of K.S.S. Realty Partners. Mr. Samaraweera actively
pursues development opportunities that will ideally promote socially responsible goals which may include, affordable housing, exceptional design
and environmental compatibility.
Experience
President, K.S.S. Realty Partners: Created a real estate acquisition and development entity with
Steven Smith (Smith left the organization in 2010 to pursue other opportunities). Realty Partners is
100% owned by KSS Investments which is controlled 100% by Darin Samaraweera.
• Maxwell’s Green: Successfully permitted, environmentally remediated, constructed and rented
184 units of residential housing with a 12.5% affordable component in Somerville, MA.
• Maspenock Woods: Successfully permitted and environmentally remediated a 15 acre parcel
for the development of 31 townhomes in Hopkinton, MA.
• Lafayette Tides: Successfully permitted 45 units of housing under the state’s 40B affordable
housing law on 5 acres of contaminated waterfront property in Marblehead, MA. Stewarded
and managed the team that performed the remediation efforts.
Davis Square Partners, LLC: Formed Davis Square Partners in 2011 to finance, construct & lease 184
unit apartment project Maxwells Green in Somerville MA.
President, Kennedy-Smith & Samaraweera
• Americold Storage Facility: Purchased 13.7 acre site in Watertown MA. Began remediation of
this environmentally challenged site. The property was permitted for multifamily use with an
“as-of-right” for 350 units. Eventually sold property to Whitehall Partners of Goldman Sachs.
In Joint Venture: Identified, funded, repositioned and sold/retained numerous real estate opportunities:
• Taunton Corporate Center: 7.77 acres, 72,000 sq. ft. of industrial.
• Mid-State Corporate Center: 9 acres, 100,000 sq. ft. of office in Auburn, MA.
• Great Woods Corporate Center: 11 acres, 85,000 sq. ft. of office space, Mansfield, MA.
• 437 D Street: 100,000 sq. ft. industrial to lofts in South Boston, MA.
President, Darin Associates
• Identified, purchased and renovated a 980 unit complex in Alexandria, Crystal City and Arlington, VA with a privately held family partnership, The Green Trees Fund. Rezoned and developed,
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•
•

constructed and leased 300+ additional units on underutilized portions of the Virginia properties. Sold the entire 1300+ unit portfolio in 2001.
Converted 586 Washington Square in New York City, NY into 42 units/88,000 sq. ft. of housing.
Purchased and developed over 200 units in Boston communities including: Brookline, Charlestown, Cambridge, Somerville, South End and Back Bay; retained 25% for personal rental portfolio. Mr Samaraweera over saw the various redevelopment opportunities by directing design
initiatives, entitlement strategy, financing, construction and marketing.

Education
Tufts University, Somerville, MA | B.S. Economics
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Ted B. Tobin | Principal
Ted brings over 20 years of real estate experience and is currently the Director of Acquisitions and Development at K.S.S. Realty Partners/K.S.S. Investments, promoting and negotiating all aspects of the development agenda
with integrity.
Experience
Director of Acquisitions & Development, K.S.S. Realty Partners / K.S.S. Investments: Sheppard
each project through various permit granting authorites (PGAs), including planning boards, zoning
board of appeals, conservation commissions, as well as various boards’ commissions, which promote the general health and well being of the communities in which the project lies. Duties include
due diligence, property management as well as financial, market and legal analysis. These duties require close working relationship with public officials, public agencies, architects, engineers, licensed
site professionals, attorneys, financial institutions and various third party consultants.
• Maxwell’s Green: 199 Units in Somerville, MA located on a former brownfield re-zoned as
Planned Unit Development and achieved special permit. This development is currently 95%
complete and met all criteria for a smart growth & transit oriented development. Received TOD
grant and brownfields loan.
• Maspenock Woods: Obtained special permit for the development of 31 townhomes in Hopkinton, MA.
• Lafayette Tides: Achieved permits via Mass General Law 40-B statute for this 45-unit residential
development in Marblehead, MA.
• Marco Commons: Assisted and independent living complex consisting of 120 - 140 units in
Marco Island, FL, designed to provide a luxurious living environment and a continuum of healthcare services for its residents. The independent living units will be owned by the residents with
amenities normally provided in a resort or private Country Club, but in the context of an exclusive senior living community.
Investment Broker, Nordblom Company | Burlington, MA: In September of 1999, Tobin Real
Estate merged projects and brokerage contracts with the premier multi-family brokerage group in
Massachusetts. Retained Rights to Tobin Real Estate.
• Established and maintained relationships with REITs, developers and owners of large apartment
communities in order to create real estate brokerage and development opportunities.
• Located land suitable for multi-family development.
• Created Nordblom’s multifamily signature Picture Mailing marketing campaign.
Owner Operator, Tobin Real Estate | Scituate, MA: As owner and licensed broker, Mr. Tobin was
responsible for identifying, marketing and selling numerous real estate opportunities
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Director of Acquisitions / Market Analyst, Hicks Management Group (HMG) | Milton, MA
• Identified underutilized assets, generally not in the marketplace and matched them with highest/best users for office, hotel and predominately multi-family residential.
• Evaluated properties via discounted cash flow and appraisal methodology for potential acquisition.
• Provided debt analysis for acquisitions and assets used as collateral for HMG hard money lending.
• Negotiated multi-million dollar real estate transactions on behalf of developers.
• Assisted with the in-house acquisition of 13,000 acres outside of Salt Lake City, Utah to be developed as a major ski resort.
• Managed the rehabilitation of a fire damaged twenty-seven unit condominium building in Boston and assisted with the disposition of two historical office/retail buildings in Salem, MA.
• Analyzed real estate market conditions and developed corresponding profit-driven recommendations for HMG assets.
Education
Boston College, Carroll School of Management | M.S. Finance
Boston College | B.A. Political Science
Boston College High School, Dorchester, MA
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John L. Myers | Project Executive
Mr. John Myers has over 25 years of experience as a Real Estate Executive
in all aspects of real estate development, including programming, site feasibility and due diligence, entitlements, valuation, disposition, and project
management.
Mr. John Myers advises clients on strategy, structure, implementation, and exit for a variety of uses
including office, residential, hospitality, life sciences, healthcare, and retail.
Experience
W-Boston Hotel | Boston, MA: Mr. Myers provided development management services to Sawyer
Enterprises for the development of a 235-room, 4-star W Hotel and 123 condominium units. He
managed the development process for this 26-story high-rise by coordinating design, permits, approvals, site preparation, financing, construction, furnishings, marketing, budget, and master project schedule. The project successfully opened in the fall of 2009.
Kendall Square | Cambridge, MA: Project Director for a planned 2 million square feet of new development on 25 prime acres in the innovation district around MIT. The project is being developed by
Massachusetts Investment Management Company and includes significant mixed use commercial
and academic buildings around a planned lively and transformative retail and public space. Included
are provisions for a variety of uses including residential, R&D, office, community, local and national
retail, and campus. Mr. Myers is managing the efforts on strategy, entitlements, construction, financing, logistics, and marketing.
PerkinElmer Life Sciences | Boston, MA: Project Director on the consolidated disposition of the
company’s Life Sciences Headquarters and Research Facilities. Mr. Myers led the effort to prepare
the site and landmarks building for a sale and future development. Included was the remediation of
an existing facility, site feasibility studies, and a successful negotiation of purchase and due diligence
terms.
Technology Square | Cambridge, MA: On behalf of MIT, Mr. Myers led the due diligence for the
purchase of this 1.1 million square-foot development. Following the purchase, he was retained as
Project Director and charged with overseeing the completion of 620,000 square feet in four new
buildings, as well as the addition of 600 parking spaces to an existing garage. Mr. Myers also successfully managed the landlord over site for the fit-up of a 265,000 square-foot laboratory building
for Novartis’ Institute of Biomedical Research, and led the effort to convert two 200,000 square-foot
office buildings to biotech use including turnkey occupancy of multiple tenants for MIT.
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Russia Wharf | Boston, MA: On behalf of Equity Office Properties Trust, Mr. Myers led the team
in the initial entitlement and design of Russia Wharf, a redevelopment on the Boston Waterfront.
Russia Wharf’s mixed-use master plan transforms three historic buildings on the Fort Point Channel
into planned 500,000 square feet of first-class, high-rise office space, 300 units of residential and
a vibrant waterfront, including retail uses to activate pedestrian areas. Prior to the sale, the team
prepared the existing structures by remediating the premises and providing significant structural
support for the historic façade.
International Place | Boston, MA: As Project Manager for the developer of this downtown Boston
office complex totaling 1.8 million square feet, Mr. Myers managed approvals, design, site remediation and preparation, construction, and tenant fit-outs to occupancy. His ability to coordinate various tasks while satisfying countless stakeholders resulted in the successful delivery of both phases
on time and within budget.
MGH Institute of Health Professions | Charlestown, MA: Project Executive for the design and construction of 55,000 square feet of renovated space at the historic Civil War-era Building 36 in the
Charlestown Navy Yard for this medical graduate school client.
200 Newbury Street, NikeTown | Boston, MA: Mr. Myers managed the design, pre-construction,
site preparation and construction processes for this 4-story, 65,000 square-foot retail/office building
in the heart of Boston’s historic Back Bay.
33 Arch Street | Boston, MA: Assisted Kingston Investors in the development of a planned, 32-story
office building totaling 800,000 square feet. Mr. Myers coordinated the efforts of the design and
construction teams through construction documents and a guaranteed maximum price proposal,
resulting in the value-added sale of development rights.
BankBoston (now Bank of America) | Boston, MA: Over the course of four years, Mr. Myers assisted
the bank’s Corporate Administrative Services Group during the restack of a one million square-foot
headquarters renovation, including landlord upgrades, conference facilities, executive dining, employee cafeteria, trading floor, and executive spaces.
Relevant Prior Experience
Prior to founding Redgate Real Estate Advisors, Mr. Myers worked for Jones Lang LaSalle as a Managing Director for the New England Region in the Project and Development Services group providing
leadership and contract management for over 100 projects annually and 65 employees. His group
planned, entitled, and managed over 10 msf including such notable projects as Northpoint and Fan
Pier. Additionally, he served on the Executive Management Committee responsible for strategy,
policy, performance, and operations for the 1,400 professionals in the national business line. Mr.
Myers also chaired the Development Services national practice, a group of 200 people across the
nation managing $10 Billion in project volume.
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Prior to Jones Lang LaSalle, Mr. Myers was a partner in Spaulding and Slye, working in the Development and Advisory group where he was responsible for operations and managing numerous client
accounts. Spaulding and Slye merged with Jones Lang LaSalle in 2006. Mr. Myers was also a partner
in Mead Consulting, a boutique project management and advisory firm, where he was a Project Executive for a number of notable clients. Mead Consulting merged with Spaulding and Slye in 2001.
Prior to joining Mead Consulting, Mr. Myers was a Project Director at the Chiofaro Company responsible for the development of One and Two International Place, a 1.8 million square feet mixed use
facility in Boston’s financial district.
Education
Babson College, M.B.A.
Clarkson University, B.S., Civil Engineering
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Nathaniel P. Wysor, SVP, LEED AP | Senior Project Manager
Mr. Wysor has experience in a wide variety of product types including office, laboratory, industrial, residential, and hospitality, and has led some of
the Boston area’s most high profile and challenging projects over the past
12 years.
Mr. Wysor has led some of the Boston area’s most high profile and challenging projects over the
past 12 years including the W Boston Hotel and Residences, a 28-story 400,000 SF mixed use development in Boston’s theater district, and is currently acting as the development manager for a new
200,000 SF research facility being built in partnership with Pfizer and the Massachusetts Institute of
Technology. Mr. Wysor is a LEED Accredited Professional, and a member of the Urban Land Institute.
Experience
W Boston Hotel and Residences | Boston, MA: Project Manager on the $250 million W Boston
Hotel & Residences project, a 400,000-square foot, mixed-use high rise in Boston’s Theater District
including 235 hotel rooms, 123 residential condominiums, 130-seat restaurant, and 6,000 SF spa
facility.
610 Main Street & Pfizer | Kendall Square, Cambridge, MA: Mr. Wysor is managing on behalf of
MIT Investment Management Company the base building construction of a 500,000 square foot
commercial research complex, including 180,000 square foot tenant fit-out for Pfizer.
Dassault Systemes Americas Campus | Waltham, MA: Mr. Wysor served as Project Manager for the
tenant interior fit out of Dassault Systemes Americas Campus, a 200,000-square foot, North American headquarters for a leading international software company.
allen & gerritsen (a&g) | Boston, MA: Mr. Wysor is serving as Project Manager for the office relocation of the advertising agency, a&g, from Watertown, MA to approximately 33,200 SF at 2 Seaport
Place East in Boston’s Innovation District.
Hancock St. | Quincy, MA: Project Manager for the repositioning of 200,000-square foot office
tower at 100 Hancock Street in Quincy, MA including window replacement, lobby renovation, installation of full service cafeteria, and construction of 300 car parking garage. Project awarded LEED
Silver Certification by the United States Green Building Council.
NorthPoint | Cambridge, Boston, Somerville; MA: Project Manager for the $130 million first phase
of the North Point development in Cambridge, MA including 329 residential condominium units in
two buildings totaling 350,000 SF and construction of a 7-acre network of roadways, open space,
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and supporting infrastructure.
Shelter Harbor Golf Club | Westerly, RI: Project Manager for the $40 million Shelter Harbor Golf
Club in Westerly, RI including 18-hole golf course, 9-hole par3 course, 40,000-square foot clubhouse,
and 20,000-square foot maintenance building.
200 Ballardvale St. | Wilmington, MA: Project Manager for the repositioning of 200 Ballardvale
Street in Wilmington, MA, a 350,000-square foot sale/leaseback of former single tenant office building turned into multi-tenant ready core & shell including window replacement, lobby and cafeteria
upgrades and new storm water retention system and landscaping.
1414 Massachusetts Ave. | Cambridge, MA: Project Manager for the repositioning of 1414 Massachusetts Avenue, Cambridge, MA, an 80,000-square foot core & shell renovation of two historic
buildings in Harvard Square including fit out of 20,000 flagship branch location for Bank of America.
Relevant Prior Experience
Prior to joining Redgate Real Estate Advisors, Mr. Wysor spent 12 years in the Project and Development Services Group at Jones Lang LaSalle / Spaulding & Slye, leading some of the firms most
high profile and challenging assignments including the W Boston Hotel & Residences and the North
American Headquarters for international software company Dassault Systemes.
Education
Bowdoin College, B.A. | Environmental Studies
Professional & Civic Affiliations
Urban Land Institute, Member
LEED Accredited Professional (LEED AP)
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Stephen Perdue, LEED G.A. | Project Manager
Stephen Perdue has over 10 years of experience in architectural and real estate project management in all aspects of development, including programming, site feasibility and due diligence, and project and asset management.

Stephen Perdue manages projects at a variety of scales from interior fit-outs to ground-up construction for a variety of uses including office, residential, life sciences, and retail. Mr. Perdue is a Project
Manager at Redgate Real Estate Advisors, LLC, a real estate services and management firm that
works with clients on large-scale real estate ventures.
Experience
Fraunhofer Center for Sustainable Energy Systems | Boston, MA: Project Manager for a 51,000 SF,
interior fit-out of a historical building in the Fort Point Channel area of South Boston for a non-profit,
clean-tech company. Mr. Perdue is leading the design and construction teams through permitting
and construction.
Maxwell’s Green Residences | Somerville, MA: Project Manager for the construction and delivery
of a 200,700 SF, 186-unit, Transit-Oriented Development (TOD) multi-family project.
T.D. Ameritrade Corporate Headquarters and Operations Center | Omaha, NE: Project Architect
for a 14-story, 540,000 SF LEED Platinum corporate office building and interior fit-out. Responsible
for all construction documentation, coordination of engineering teams and quality management
processes.
Park Summit Apartments | Minneapolis, MN: Project Architect for an 11-story, 200-unit multifamily apartment building in Minneapolis, MN. Mr. Perdue managed a fast-track schedule, scope
and contractor procurement process and ran all estimating and value engineering processes.
21, 23, and 25 Drydock | Boston, MA: Project Manager for the redevelopment of an 800,000 SF
industrial building into Class B office space in the Boston seaport, including entitlement and permitting, the design and construction of capital and tenant improvements, marketing and leasing, and
asset management.
Boston Cargo Terminal | Boston, MA: Project Manager for the entitlement of a 600,000 SF industrial development in the Boston seaport.
Mandarin Oriental Hotel and Residences | Boston, MA: Project Architect for the design of a
450,000 SF mixed-use development on Boylston Street. Responsibilities included documentation for

23

STATEMENT OF QUALIFICATIONS
PROJECT TEAM RESUMES

the private residences.
Relevant Prior Experience
Most recently, Mr. Perdue worked for Hellmuth Obata Kassabaum (HOK) as a project architect. Prior
to Hellmuth Obata Kassabaum, Mr. Perdue worked as a project manager with Cargo Ventures, a
commercial real estate development company focused on port and airport related properties in and
around major cities across the U.S. Mr. Perdue has also worked as a project architect for various
architectural firms in New England including Childs Bertman Tseckares and Machado and Silvetti
Associates. He is a LEED Green Associate and is affiliated with the AIA and the Urban Land Institute.
Education
Massachusetts Institute of Technology | Master of Architecture
Baylor University| Bachelor of Arts
Professional & Civic Affiliations
Urban Land Institute, Member
American Institute of Architects, Associate Member
LEED Green Associate (LEED G.A.)
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Lizbeth Bello | Associate Project Manager
Lizbeth Bello is trained in urban planning and sustainable architecture. She
is experienced in managing and coordinating team consultants for large,
master planned and mixed-use projects; managing project budgets and
schedules; and conducting market research/analysis.
Experience
Marina Bay | Quincy, MA: Ms. Bello is managing project budget and schedule, assisting in the development of financial underwriting, conducting market research/analysis and managing the consultant team for this 200,000 SF, mixed-use development.
Hudson Properties | Massachusetts: Ms. Bello is performing asset management for a variety of
properties recently acquired by an affiliate of LoneStar. She is tracking costs, managing the properties, and overseeing improvements.
Southeast Inlet | New Jersey: Ms. Bello conducted research/analysis for pre-development strategies and public-private financial structures for a master planned project in New Jersey. Her responsibilities included developing and managing project budget and schedule and coordinating a large
group of team consultants.
Schoolhouse | Frederick County, VA: Ms. Bello conducted research on historic rehabilitation regulations and procedures; performed on-site project documentation; and generated façade and interior construction drawings for the rehabilitation of an abandoned, 19th century schoolhouse.
Relevant Prior Experience
Prior to joining Redgate Real Estate Advisors, Lizbeth Bello formed part of Design Concepts Inc., a
private architectural firm in Virginia, where she worked on schematic design through construction
development stages of commercial and residential developments. In addition, Ms. Bello worked on
several historic renovation and rehabilitation projects in Frederick County, VA.
Education
Boston University, M.A. | Urban and Regional Planning
University of Puerto Rico, B.A. | Architecture / Environmental Design
Professional and Civic Affiliations
American Institute of Architects “AIA” (2008 – 2010)
BRA EITC Initiative Volunteer at Codman Square, Dorchester, MA (Spring 2011)
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COMPARABLE PROJECTS & REFERENCES

Our team members have delivered over 25 million square feet on a wide variety of real
estate projects. Redgate/KSS is currently overseeing construction for approximately $900
Million in construction volume and 1.9 Million SF of products. In the following section,
we provide our firm’s selected relevant experience in providing development and project
management services for corporate, hospitality, build-to-suit and large scale, mixed-use
developments.
Project:
Reference:
		

W Boston Hotel & Residences
Mr. Bill Bunce, General Manager W Boston Hotel
617-261-8700 | Email: Bill.Bunce@whotels.com

			
Project:
Reference:
		

Onyx Hotel
David Leatherwood, Norwich Partners
603-643-2099 | Email: david@norwichpartners.com

Project:
Reference:
		

Autograph
David Leatherwood, Norwich Partners
603-643-2099 | Email: david@norwichpartners.com
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W BOSTON HOTEL & RESIDENCES
BOSTON, MASSACHUSETTS

Client
SW Boston Hotel Venture, LLC
Project Type
Hospitality / Hotel
KEY PROJECT STATISTICS
Timeline: 2001 - 2011
350,000 SF
235-Room hotel, 122 luxury residential condos, 142 below-grade parking spaces
$160 Million Construction Costs
B.R.A. Article 80; MEPA; & Chinatown and Bay Village Neighborhood
Groups
Services Rendered
Strategic Advisory
Design & Construction
Development Management
Project Management
28

W BOSTON HOTEL & RESIDENCES
BOSTON, MASSACHUSETTS

Transformed a city parking lot into a sleek glass
tower to accomodate the W Hotel & Residences.
Location:		

100 Stuart Street, Boston, Massachusetts

SW Boston Hotel Venture, LLC – an affiliate of Sawyer
Ownership: 		
			Enterprises
Financing: 		

Prudential and HUD 108

Development Cost:
			

$232.5 Million, with approximately $10.5 million in a
HUD 108 load administered by the City of Boston.

The Boston W Hotel and Residences redefines the Midtown / Theater District area, and bolsters the high-end hotel living
lifestyle options in the heart of the city. The upscale W Boston Hotel and Residences replaced a privately-owned parking
lot with a 26-story mixed-use project consisting of 235 hotel rooms, 122 luxury residences, 14,300 square feet of high-end
retail and restaurant space, and 142 underground parking spaces.
Redgate provided development and project management services for this project, including permitting, design and construction oversight, the full fit-out, and FF&E procurement to meet the hotel standards and the owner’s requirements.
Redgate coordinated the development team, which included traffic, environmental, counsel, entitlement, multiple engineers, three architects, Starwood technical services, and contractors.
The project’s entitlement process began in 1997, subject to Article 80 with the Boston Redevelopment Authority; MEPA;
and various other permits and approvals. In 2001, a building permit was obtained for a 391 room Loews Hotel. The September 11, 2001 (9-11) events caused the hotel development plan to be put on the shelf. In 2005, the development program was changed to a W Hotel with 235 rooms below 123 condominium units, and parking for 142 valet spaces below
grade. Construction began in 2007 with an occupancy in 2009.
As a development in Boston’s Theater District, the community process included multiple community and neighbor meeting with Chinatown and Bay Village neighborhoods. The initial community benefits included a planned performing arts
center for Emerson College, which was changed to a contributory medium when the project reemerged after 9-11. Community benefits included linkage payments for job creation, affordable housing, and cultural uses. The construction project contributed significantly to the City of Boston minority, women, and resident jobs program.
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ONYX HOTEL

BOSTON, MASSACHUSETTS

Ownership
Kimpton Hotels
Project Type
Hospitality / Hotel
KEY PROJECT STATISTICS
Timeline: 2003 Completion
Urban Infill
60,106 SF
112 Guest Rooms
$13 Million Construction Costs
B.R.A. & Bullfinch Triangle Neighborhood Groups

Services Rendered
Architecture
Interior Design
Purchasing
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ONYX HOTEL

BOSTON, MASSACHUSETTS

A downtown Boston hotel with boutique style.
Location:		

155 Portland Street, Boston, Massachusetts

Ownership: 		

Kimpton Hotels

Financing: 		

Corus Bank

Construction Costs:

$13 Million

The Onyx Hotel is a luxurious boutique hotel situated in historic downtown Boston, one block away from TD Bank Garden
and near Faneuil Hall and the historic North End. This hotel offers all the amenities a business traveler is looking for, including high speed wireless internet. exercise room, roof deck and penthouse suites. The lobby contains the Ruby Room
Lounge with its illuminated bar, etched glass accents and serpentine banquette is an inviting atmosphere for a martini or
a morning coffee.
The project’s entitlement process began in 2001 shortly after September 11 and was subject to Article 80 with the Boston
Redevelopment Authority; MEPA; and various other permits and approvals. In 2002, a building permit was obtained for
a 112 room Kimpton Hotel. The complicated urban infill construction project opened in the first quarter of 2004. For
this urban location, all parking is located offsite and the team worked closely with BTD to ensure this plan would be well
executed with minimal to no traffic impacts.
The design approach of this project was to pay homage to the materials located throughout the Bullfinch Triangle area
with a modern feel and approach. The building with its use of vertical glass, oversized cornice lines and articulated masonry patterns does just that. Upon opening the ONYX was well received within the historic area and was a great improvement to the community over the parking lot that was once in this location.
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AUTOGRAPH

BOSTON, MASSACHUSETTS

Client
Norwich Partners
Project Type
Hospitality / Hotel
KEY PROJECT STATISTICS
Timeline: Currently in Branding &
Design
Approximately 82,000 SF
136 Guest Rooms
$42.6 Million Construction Costs
LEED Target
Services Rendered
Architecture
Interior Design
Purchasing
Programming
Branding
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AUTOGRAPH

BOSTON, MASSACHUSETTS

An upscale luxury boutique hotel and restaurant
Location:		

Innovation District, Boston, Massachusetts

Client : 		

Norwich Partners

Financing: 		

Bank Financed

Construction Costs:

Approximately $42.6 Million

Autograph hotel is set to be located in Boston’s innovation District in a gate way site to the Seaport that is currently a surface parking lot. The hotel’s architecture is finely detailed and organized like a transparent jewel box partially contained
within a solid armature. The playfulness of the positive and negative facades allows for sprawling views of the City and
Harbor with framed views of the emerging Innovation District.
Modern use of time honored materials such as glass, metal, stone and wood ground the building to its historic site and
sets it off from its contemporary surroundings. Glass and steel signal the entrance to the hotel at street level while the
building’s massing identifies the pedestrian point of entry from afar. Innovative exterior lighting will dramatically bring the
boutique scale of the hotel to the foreground as seen from downtown Boston and its historic harbor.
The Hotel will house 136 guest rooms and have all of the luxury amenities you would expect an upscale boutique hotel to
have such as luxurious bathrooms, built in technology for the guest rooms, room service, upscale restaurant and a 5,000
SF rooftop bar / lounge. The design and furniture pieces within the hotel will set the property above its competitive set.
In addition the Project will also house the future location of the Fort Point Channel Arts Community Gallery and Visitors
Center.
The Autograph is currently in branding and design phase and is on schedule for permitting in late June 2013 or early July
2013, subject to B.R.A. Article 80. The Hotel is planned to receive a LEED silver rating and has worked with the City to reduce parking counts, promote public and bicycle transportation and is also providing a Pedestrian Plaza that will connect
the Boston Harborwalk that is currently interrupted at this location.
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D.

PURCHASE PRICE

The added costs associated with the replacement of existing public parking (below grade)
and with the construction of a first-class hotel, have resulted in a residual land value of
$2,000,000, which is Davis Square Partners’ offer price.
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DAVIS SQUARE HOTEL PROJECT NARRATIVE
energy of Davis Sq down Day Street, enlivening the sidewalk with an active retail storefront. The Hotel will turn
itself inside out onto Day and Herber Streets, thus contributing to street activation. Our retail square footage
will be the passive beneficiary of Davis Sq patrons as well
as hotel guests, with equal access and invitation. We have
planned for two distinct retail establishments within the
retail space, a smaller café serving breakfast and lunch,
and a larger restaurant serving lunch and dinner.
The lobby of the hotel will flow into the retail space seamlessly and the retail space will embrace the Day Street
sidewalk. The lobby in total will be flexibly designed to accommodate the feel of a community meeting room, and
will have the intimacy and ability to host private dining
functions.

Summary Description

The proposed project consists of 126 guestrooms and
5,475 SF of ground floor restaurant space and a two-level, below grade, public parking garage consisting of 110
spaces. Guestrooms are currently programmed to range
in size from 336 SF for standard rooms to 763 SF for suites.
A limited number of rooms will also feature private terraces. Food and beverage for breakfast, lunch and dinner will be provided by the two restaurants located on the
ground floor. The hotel will also feature a fitness center
located on the 2nd which overlooks a 3,754 SF green roof,
as well a network lounge/business center. Please refer to
Appendix I for a detailed hotel program matrix and conceptual plans.

Hotel Concept

Our proposed hotel concept would be an affiliated boutique brand or potentially an independent unaffiliated hotel. The debt markets currently favor hotel projects that
have access to a national reservation system, particularly
when located in a geographic area that is not considered
“core” (i.e. Back Bay in Boston). Brands which have been
evaluated include Kimpton (Nine Zero Hotel, Onyx Hotel,
Hotel Marlow), Indigo, Andaz, and Autograph. An extensive boutique brand study will be initiated by Davis Square
Partners and Pyramid Hotel Group upon designation as
developer.

Relationship to the Community
“Streets and their sidewalks, the main public places of a
city, are its most vital organs.”
-Jane Jacobs, ‘The Death and Life of Great American Cities’

An independent/unaffiliated boutique hotel has potential,
however project feasibility is a function of market conditions. If the debt markets continue to improve and the hotel asset class continues to perform strongly, Davis Square
Partners and Pyramid Hotel Group will thoroughly explore
the option on an independent boutique hotel. Pyramid
has extensive operational and marketing experience with
independent hotels including the Boston Harbor Hotel,
Hanover Inn at Dartmouth College and The Claremont in
Berkley, CA.

Members of our team have planned extensions of neighborhoods in Somerville (Maxwell’s Green), Boston (South
Boston Waterfront, Fan Pier, and City Crossroads initiative), Cambridge (NorthPoint and Kendal Sq), and Puerto
Rico (Convention Center District, including a hotel and
residences) and the common urban planning thread has
been our sensitivity to the public realm. Stressing connections has always been a guiding design and planning
principle. Here in Davis Square we plan on directing the

There are potentially significant operational savings,
which can equate to over 10% of the gross revenue, by
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operating an independent hotel. This structure could be
advantageous so long as the hotel can independently attract reservations and not sacrifice occupancy rate.

Boston or a local university looking for reasonably priced
accommodations, convenience, and a fun local area/night
life which Davis Square offers. We expect the weekend
guest to be primarily couples or families in their mid-20s
to late-40s. University (especially Tufts) teams, clubs, and
student organizations will also drive weekend demand.

Project Timeline

The ultimate goal is to deliver the project in the Spring of
2016. The window for hotel development is historically
short and the market is just coming back to life after an
extended downturn. A Spring 2016 opening is also optimal and critical to the first year operational success of
the hotel and sets the tone for ongoing operations. In
order to achieve this critical goal, construction must commence in the Summer of 2014. We are currently estimating a 19 month construction schedule. There is potential
for schedule compression, but at this stage there are too
many unknowns related to subsurface conditions and design. The permitting and community outreach process
would need to be completed in the early Winter of 2014
in order for this schedule to be achieved. From that point,
until construction commencement, the drawings would
be advanced to 100% CDs, financing would be finalized
and closed, and the construction general contract would
be bid and bought out. Davis Square Partners is committed to expeditiously finalizing and executing the Exclusive
Negotiating Agreement, commencing discussions with
OSPCD in order to initiate the community outreach and
formal permitting process and attaining its stated goal of
delivering the project in the Spring of 2016.

The weekday guest will primarily be comprised of individual business travelers looking for a trendy area with strong
night-life/F&B scene and easy access to Somerville and
Cambridge. The corporate demand in Cambridge and next
to Alewife station will drive business to the Davis Square
Hotel location which has superior amenities in the immediate area and is convenient to public transportation providing great access to the greater Cambridge/Somerville
area. We see the business traveler guest being mid-20s
to late-30s and focused on convenience, accessibility, and
choice of options.
The Hotel will benefit from weekday compression being
experienced in Cambridge as a result of the growing office
and lab space market (over 2.7MM square feet of housing and commercial developments broke ground in Cambridge in 2012) and business traveler needs combined
with an undersupply of quality hotel product in this area
(reflected in the 75% Comp Set occupancy) . The Hotel’s
convenience to the Red Line and varied restaurants & bars
will make it particularly desirable to both the business and
transient visitor. Additionally, the hotel will benefit from
weekday/weekend and ‘special event’ transient guests
from Harvard, Tufts, and Lesley University during commencement, convocation, graduation, parent’s weekend,
homecoming weekend, general student activities (sports
teams, clubs, organizations), and regular college tours.

Forecasted Occupancy Rate

According to a January 25, 2012 Market Study executed by
Pinnacle Advisory Group on behalf of Davis Square Partner, LLC, which examined the subject site, reviewed general economic conditions and analyzed the lodging supply
and demand characteristics in the general market area,
we are projecting an average annual occupancy rate of
68% in the first year of operation, 71% in the second year
and 73% for the third, fourth and fifth years of operation.

Marketing Plan

The Marketing Plan is the hotel’s road map reviewing the
year-over-year performance while also setting goals and
an actionable plan to improve the hotel’s returns through
occupancy and rate growth. Ultimately, the Marketing
Plan supports how we will/can accomplish our projections
and budget.

Target Market

The desired target market is separated into two distinctly
different, weekend and weekday segments. In general,
the weekend target market will be transient guests visiting
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The Marketing Plan will consist of:
• A positioning statement and vision/direction for the
coming year
• Strengths, Weaknesses, Opportunities, Threats Analysis
• Local Market Trends and Update
• New Hotel Supply
• Corporate Demand Generator changes
• Leisure Demand Generator changes
• Competitive Set Hotel reviews with Action Plans to
compete directly against each hotel (and opportunities to ‘steal’ market share from the Comp Set)
• Market Performance review of previous year from
Comp Set and greater area
• Hotel Operating Budget (Detailed Financials)
• Target Accounts for the Business Traveler, Group, and
Leisure guest
• Sales Deployment
• Ecommerce, Marketing (traditional and electronic),
and Media Plan
• Revenue Management Plan

•
•
•
•

agement and operational perspective
Understanding the local trends and what is happening
in ‘our backyard’
Understanding the exact target market, their needs,
wants, and how to keep them coming back
Determine who will be on the Sales Team and how
they will be deployed
Determine the ideal customers who will buy our hotel
at the right time for the right price

Proposed Green Building Design

The Hotel will be designed with Green Building Design
techniques with the goal to be LEED certifiable. A copy of
the LEED 2009 for New Construction Checklist has been
included in Appendix II of this submission. The following
is a brief summary narrative of a few of the green measures to be employed.
The building site was previously developed as a parking
lot with no pervious surface. It is within ½ mile of a residential area or neighborhood with an average density of
10 units per acre, and is within ½ mile of at least 10 basic
services with pedestrian access between the building and
the services including public transportation. There will be
preferred parking for low emission vehicles, bicycle storage, and a changing room and shower for employees who
may choose to walk or bike to work.

The Marketing Plan is developed by:
Regular review of the Comp Set/Market hotels to
understand how they perform by segment (Business
Traveler, Group, Leisure)
• Can’t be accomplished without in-market hotel operating knowledge and experience (Pyramid has extensive coverage and experience in the greater-Boston
area)
• Review of the ‘wins’ and ‘loses’ from a revenue man-

•

The main roof will be light colored PVC and there will also
be a terraced area with roof pavers both with high SRIs of
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to reduce the “urban heat island effect.” There will also
be a small green, vegetated rooftop area that will provide
guests with interesting views as well as help reflect the
heat, slow rain runoff, and provide insulation.

which we have been jointly exploring:

1. Grove St. Parking Lot: This location would require ad-

ditional area along the Community Path and would require approval from stakeholders, but Grove St. could
offer a viable alternative;
2. Maxwell’s Green: We discussed relocating to our
Property at Maxwells Green because although not directly in Davis Square, it has parking, close proximity
to the soon to be extended Community Path (coming
this August!) and a built-in customer base. We may
offer a trial run for some of their vendors at Maxwell’s
Green during our Earth Day celebration planned for
April 22nd at “The Green”. The Farmer’s Market is reviewing the proposed locations internally.

Abundant natural lighting will be achieved with large energy-efficient windows in guest rooms also connecting the
guests to the outdoors by achieving direct lines of sight
from most of the regularly occupied spaces. Water usage
will be reduced by installing high-efficiency plumbing fixtures. All the major components of the building, including the envelope, HVAC (designed without the use of CFC
or HCFC refrigerants), lighting, and domestic hot water
will attempt savings over the baseline minimum requirements of ASHRAE 90.1 Energy Standard for Buildings.

Our hotel retail concept will include restaurants that will
be independently owned and operated. We hope to attract a restaurant which has a ‘farm-to-table’ concept that
requires a link to, and sourcing of, local ingredients from
the Somerville Farmer’s Market vendors.

Construction materials with high post-consumer recycled
content will be specified including steel, sheetrock, and
concrete with fly ash; the mineral residue left after the
combustion of coal that is diverted from landfills. Regional vendors and artists will be used for materials to reduce transportation and packaging. Low-emitting volatile
organic compound (VOC) paints, adhesives, carpets, etc.
reduce indoor air contamination. There will be dedicated recycling area as a part of the trash collection for the
building.

Based upon our experience collaboratively working with
communities, neighborhoods, and municipalities we
know that we can continue to play a positive role and
help create a positive relocation outcome with input from
many invested parties.

Davis Square Partners is committed to sustainable development. Group One Partners has extensive experience
in sustainable building design in hospitality and has three
USGBC LEED Accredited Professionals on their team.

Parking

Overview (Post Completion)
The proposed development includes a total of 110 marked
parking spaces on two below-grade levels. Parking will be
accessed via a one-way driveway that circulates around
the property, running from Herbert Street to Day Street
and serving as a setback and landscaping buffer from
abutting parcels. Front door vehicular access to the Hotel
site will be via a porte-cochére just off Herbert Street, allowing for the retention of the existing on-street parking
around the site.

Farmer’s Market Relocation

We have already embraced the Farmers Market and it was
listed in our “Top 10 Reasons we love Somerville” marketing piece that we developed for Maxwell’s Green. We
have had numerous discussions and email correspondence with Jeff Cole, the Executive Director of the Federation of MA Farmers Markets, which operates the Farmer’s
Market in Davis Square, regarding its pending change of
venue. Relocation is not an easy task as Somerville has
limited open space, convenient access to shoppers, and
adequate parking. Two immediate ideas come to mind,

The 110 on-site marked spaces will serve the hotel development needs and replace the 61 existing parking spaces
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in the Day Street Municipal Lot. According to the RFP,
these 61 existing spaces contain a combination of metered, business permit, and Zipcar spaces. As described in
the narrative and figures below, the proposed 110 spaces
will be more than sufficient to accommodate the parking
needs of the new development and retain the amount of
spaces available to the general public.

neers (ITE) in its Parking Generation Manual for hotel uses
vary based on type, but on average they range from 0.6 0.86 spaces per occupied room, inclusive of all guests and
staff and including accessory bar/restaurant space (the
Somerville zoning requires additional parking for these accessory uses). While this may ring true in the suburbs, the
ITE rates are notoriously high themselves when applied in
urban environments like Somerville, where shared parking
benefits and access by alternative modes is maximized.
This is particularly true of Davis Square. Mid-sized hotels
in transit-accessible neighborhood business districts are
more likely to attract staff and guests that take advantage
of the transit amenities, or do not drive to the facility. The
garage for the proposed hotel will charge hotel guests,
staff, and the public at large for parking using hourly, daily
or monthly rates as appropriate. In discussions with potential hotel operators with experience in similar facilities,
a parking ratio of about 0.3 spaces per room was seen as
more than adequate. Moreover, Nelson\Nygaard recently
completed a parking analysis at a similar hotel facility in
Kendall Square for a proposed expansion. With 77 rooms,
that facility recorded a typical midday parking rate closer
to 0.17 spaces per room, with a max in the evening of

Existing Zoning
Existing zoning regulations specify that hotel uses provide
a minimum of 0.8 parking spaces per guest room, plus 0.5
spaces per employee at peak shift times. When the proposed restaurant spaces are included, with 126 proposed
guest rooms and a peak shift of 12 staff, this equates to
107 parking spaces.
Comparative Examples
As mentioned in our team qualifications section, our parking engineer lives in Somerville and is intimately familiar
with Davis Square and the local zoning ordinance. The
parking required per City of Somerville zoning is comparatively high using almost any standard. Parking generation
rates developed by the Institute of Transportation EngiPARKING- EXISTING ZONING CALCULATION
Hotel
0.8 Spaces per Guest Room
0.5 Spaces per Employee on Peak Shift

126 Guest Rooms

101

12 Employees

6

16 Employees

3

160 Seats

10

Restaurant / Bar w/o Dance Floor or Staging
1/4 x 0.75 Spaces per Employee
1/4 x 1 Space per 4 Seats
Subtotal
Located within 1000 ft of Rapid Transit

120
20% Reduction

(24)

Total Required Parking

96

Total Required Parking Spaces

96

Existing Public Parking Spaces

61

Total Parking Spaces Required
Figure 2 - Existing Zoning Calculation

157
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0.20. Of its 20+ staff, only 4 drive. Only 22% of guests arrive by car.

Boston is less expensive. Similarly, employees will prefer
monthly passes, which will only be sold to match current
demand patterns, unless the garage shows regular availability. This approach to public parking in the square is an
ideal way for the City to encourage appropriate behavior
for the broader business community’s benefit without relying on excessive enforcement.

The parking supply reflects this understanding of parking
demand in Davis Square, as summarized in Figure 3.
Shared Parking Concept
Further described in Section H of this proposal, the garage is intended to be a fully-shared parking facility that
is designed to maximize utilization by almost all potential
users, which greatly increases efficiencies – effectively
increasing public parking supply in the square, even with
the new on-site hotel demand. A free 30-minute incentive
will further help to improve on-street availability, improving customer access and overall City parking revenues.
One of the most important parts of the pricing program
is the escalating rate. With hourly rates low for short-term
customer stays but escalating to as much as $2 or $3/hour
for longer stays, commuters will not want to pay rates that
will exceed $15/day to ride the T when parking closer to

Overview (During Construction)
Effectively dealing with the temporary loss of parking during the construction period is critical to the project team.
During the permitting phase, Davis Square Partners and
Nelson\Nygaard will engage the local business community and City officials to create a plan that will help mitigate this temporary loss. At the high points of demand
(evenings and weekends), there is insufficient supply in
the Square – period. By adding to the supply long-term,
our approach will be worth the temporary supply loss.
However, we clearly understand that even during lower
demand periods the Day St. Lot, as a principal interceptor,

PROPOSED PARKING CALCULATION
Hotel
0.3 Spaces per Guest Room
0.5 Spaces per Employee on Peak Shift

126 Guest Rooms

38

12 Employees

6

16 Employees

3

160 Seats

10

Restaurant / Bar w/o Dance Floor or Staging
1/4 x 0.75 Spaces per Employee
1/4 x 1 Space per 4 Seats
Subtotal
Located within 1000 ft of Rapid Transit

57
20% Reduction

(11)

Total Required Parking

45

Total Required Parking Spaces (In Garage)

45

Replacement of Displaced Public Parking Spaces (In Garage)

61

Total Parking Spaces Required

106

Additional Public Parking Spaces Provided (In Garage)

4

Total Parking Spaces Provided (In Garage)
Figure 3 - Proposed Parking Calculation

110
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is a key facility for the Square, so replacing as many spaces
as possible in a similarly convenient/gateway location is
important. Potential options include:

•

•

•
•

75,640 GSF, the resulting FAR is 3.16. Also, although the
building conforms in height, it manages to do so in 5 levels versus the allowed 4 levels. With respect to parking,
which is addressed in extensive detail in the section above,
the proposed project replaces the existing 61 spaces and
conforms to the employee and capacity requirements of
both the hotel and restaurant uses. It, however, assumes
a ratio of 0.3 spaces per guestroom versus the required
0.8 spaces per guestroom. If the proposed ratio is accepted, which we strongly feel is the appropriate ratio for an
urban-infill hotel, this actually creates 4 additional public
parking spaces in the garage.

Directing parkers through signage to the Buena Vista
Lot. Nelson\Nygaard’s detail parking utilization survey data reveals that during the peak of weekday utilization when the Day Street lot is effectively full, the
Buena Vista lot still has an average of 40 spaces available that our team will direct parkers towards during
the project construction phase (along with the expanded on-street customer parking described above)
Entering into a temporary lease agreement with another parking facility for the duration of construction
and directing parkers there through signing. The other
Day St. lot would be the first choice if the landowner
is willing. The VFW lot off Summer St. is another good
candidate.
Expanded on-street customer opportunities by extending metered parking up the streets away from
the Square
In partnership with the City, piloting the addition of
new on-street parking on Grove between Highland
and Elm by making this one-way like all the other
streets in the Square. This would gain about 15 spaces. This could also be potentially possible on Buena
Vista, which could add another 25 spaces.

Conformance to Existing Zoning & Required Relief

The proposed building conforms to the allowed height of
50 feet and provides the required rear setback of 16’-8”
up to 40 feet in height and the required rear setback of 30
feet above a height of 40 feet. In addition, the proposed
side setback of 32 feet is 15’-4” feet greater than the required setback of 16’-8” feet. Lot coverage is at 67.17%
and approximately 13% less than allowable 80%. As required by zoning, 10% of the site is landscaped open space
and this does not include the proposed green roof which
adds an additional 5.69% of landscaped area.
Although the building envelop is smaller than what is
allowed by the dimensional regulations (height and setbacks), it violates the allowed FAR of 2.0; at the proposed
43

DAVIS SQUARE HOTEL PROJECT NARRATIVE

44

F.

FINANCIAL INFORMATION

The project would be owned by Davis Square Partners, LLC through a single purpose LLC
structure. Equity for the project would be provided by the principals of Davis Square Partner, LLC. In addition to utilizing its existing banking relationships, we would hire a leading
mortgage brokerage firm for the debt placement and have successfully worked with HFF,
LP and Goedecke & Co. LLC in the past.
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January 29, 2013
Mr. Damian Szary
Principal
Gate Residential Properties, LLC
100 Franklin Street, Boston, MA 02110
RE: Hotel in Davis Square
Dear Damian,
It was a pleasure to discuss your concept and vision for a hotel in Somerville and importantly the
numbers appear to make economic sense.
We realize that the project is in its preliminary stages and will require extensive fine tuning until the final
product is achieved; however, we would be happy to review the development at certain milestones and
offer advice from our end in order to achieve the best results for all parties.
We have great confidence in the ability of the Gate Residential Properties and KSS team to structure,
design and complete a successful project of this scope and complexity as we have enjoyed a successful
relationship with Gate Residential Properties and KSS.
As always, we appreciate you reaching out to discuss this development and please feel free to share this
letter of interest/recommendation to any party involved with designation.
Sincerely,

Frederick H. Murphy, Jr.
Vice President
Commercial Real Estate

G.

CONSTRUCTION METHODS / DESIGN

Construction Phase Impact Mitigation

concerns will be further outlined during the community
process and likely new ones will arise. Our hope and belief
is that with our neighbors’ help, understanding and cooperation, disruption during this 19 month timeframe could
be significantly reduced. By meeting early and often we
can identify these nuisances and impacts and create solutions that will reduce the burden on all of the stakeholders while allowing the construction to move ahead unimpeded. It is crucial that the chosen General Contractor be
involved in these discussions and be made aware of promises made to our neighbors. At the end of the day, these
are our neighbors and this is our community. We will rely
on the community to help make our hotel a success.

The property is located on a well-travelled corner across
from Flatbread Pizza to the west; the Davis Square Post
Office and Davis Square Plaza to the north; and single and
two family homes to the east. To the south of the project
is a 25 unit apartment building owned by one of our own
project principals. Lets face it, no one wants to live next
door to a major construction site for many of the reasons
we discuss in the Neighborhood Impacts section I. It can
get messy and it can get loud. No one wants to lose business or have a reduced quality of life during the anticipated 19 month construction process. We can all guess what
the major and valid concerns will be: traffic, noise, dust
and fear of loss of business.

Construction Methods / Design

The proposed design is five story hotel of approximately 121,500 gross square feet with 126 guestrooms and
ground floor retail, plus two levels of below grade parking
for 110 cars.

We feel that by communicating and engaging in a fair
and open manner, we can provide common sense solutions that can minimize impacts to abutters and reasonably work for both sides. These solutions will include site
fencing, screening, dust control as well as street sweeping throughout the construction phase. We will review
the noise ordinance with the ISD and adhere to the prescribed hours of operation. We have reached out to the
Sacco family the owners of the Flatbread Pizza Company,
as well as long time Somerville resident and Herbert St
resident Mike McCarthy to inform them of our interest in
their neighborhood and to begin a dialogue with them.

The structure of the building will be structural steel and
precast concrete plank for minimized floor to floor heights,
good STC ratings, inherent fire rating, and decreased construction time. The ground floor and garage levels will
be constructed of traditional steel and composite metal
deck. The below grade parking will be achieved with either sheet piles or slurry wall as determined by the site
conditions.

As the chosen developer, we would engage all our neighbors in a dialogue to understand their concerns. These

The building exterior skin will be rainscreen construction
49

CONSTRUCTION METHODS / DESIGN
with various façade cladding materials that are time tested, durable, and climate appropriate; such as masonry,
metal panel, cast stone, accents of wood, and energy efficient aluminum curtainwall glazing. The colors will be
mostly inherent to the natural materials and except for
any accenting will be predominantly earth tones, greys,
and light colors.
The signage employed will be a possible mix of building
signs, banners, storefront signage, blade signs, awnings
signs, canopy marquee signs, etc. intended to enliven the
streetscape experience while complying with Article 12 of
the Somerville Zoning ordinance.
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OPERATION METHODS

Green Lodging Practices

no reserved parking. Hotel guests will be able to purchase
daily or hourly parking, just like any other user. A limited
supply of monthly permits will be offered to match the
existing permit count in the lot, and the two ZipCar spaces
will be retained, along with three handicap spaces. By operating this facility as a completely open and shared facility at market rates, we can maximize its utilization for
the public and the hotel at the same time. Given the low
anticipated hotel parking demand, this approach will actually boost the effective public parking supply over the
existing 61 spaces.

As a leader in the hotel industry, Pyramid Hotel Group
takes proactive steps in developing sustainable practices
designed to reduce waste and limit the negative environmental impact of hotels. This goes beyond merely recycling and includes a positive impact on the surrounding
community. Green lodging practices that will be employed include:
• Establish and encourage recycling on properties (including soap recycling practices)
• Utilize environmentally friendly finishings
• Re-use torn/old guest towels & sheets as housekeeping and engineering rags
• Hire locally. Train and give job opportunities to the
immediate community (Managers regularly volunteer
in the community).
• Install low flow guestroom shower heads, sink faucets, toilets, and urinals.
• Monitor utility usage and regularly explore opportunities to decrease energy consumption
• Purchase locally grown and sourced food and beverage items (like the Farmers Market).
• Utilize motion detecting thermostats to limit/prevent
the heating or cooling of empty rooms
• Dim or turn off lobby, back of house, and public lighting when not in use/during evening hours
• Utilize energy efficient light bulbs
• Use recycled materials when available
• Purchase FF&E (furniture fixtures & equipment) with a
long useful-life thereby reducing the number of times
new products would need to be ordered and installed
and reducing waste
• Train engineering to repair and rebuild rather than
constantly buy new
• Install bike racks for employees to promote healthy
lifestyles and reduce pollution

To maximize sharing and incentivize the highly-successful
non-auto access patterns of Davis Square, the garage will
have no reserved spaces besides the ZipCar and HP spaces.
In order to achieve a balance between encouraging parkers to use the garage and free-up on-street parking - but
to discourage using the facility as a “Park & Ride” - while
encouraging reasonable turnover, the first 2 hours would
be at $1/hour (in balance with Davis Square’s prices and
overall parking program) with the first 30 minutes offered
for free to help unburden street parking; an escalating
rate, however, rather than enforcing time-limits, an escalating rate would be applied for additional time. After two
hours, the rate would increase to $2/hour which would
mean $15.50 to park for 9 hours (versus $8.50 without
escalation). Few commuters will be enticed to park in
the public garage below the hotel given the lower parking
rates charged at other parking facilities such as Seaport,
Lechmere, and Central Square,, nor will most employees
of the hotel or restaurants park long-term at those given
hourly rates, encouraging the use of public transportation
or other alternatice commuting methods. Furthermore,
potentially escalating the parking rate after 4 hours to $3/
hour would make a 9 hour stay $20.50, which could be
employed if reasonable turnover is not occurring to satisfy
the local demand. The limited number of monthly permit
holders would be charged $150/month for weekday-only
permit holders who leave by 6pm and $300/month for
full-access permit holders. These rates apply to the public, guests, and employees to incentivize use of alternative
modes.

Garage Operation Best Practices

To capitalize on the benefits of the hotel’s mixed-use
and transit-friendly surroundings in Davis Square, the
operating plan for the hotel garage is based on maximizing shared parking opportunities. The entire garage is
planned to be operated as a public parking facility with
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The facility would be fully-automated with gate access and
pay-on-foot equipment conveniently located in the entry
vestibules and at exit. On-site hotel management staff
would be trained to assist anyone needing help with payment or exiting. The new public pedestrian entry on Day
Street would be an attractively signed and lit, climate-controlled, remotely-monitored, and fully-accessible amenity open at all hours. Public access to the garage is also
expected through the hotel lobby. The access driveway is
envisioned to be lit with low-level lighting and screened
by landscaping to create an attractive setback and attractive buffer to neighboring properties that is missing today.
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MUNICIPAL BENEFITS / IMPACTS / COSTS

Real Estate Taxes

vis Square, although likely fewer. The Somerville Police
Department suggested this would equate to a maximum
of 18 man-hours of work with an additional cost of approximately $40 per man hour. This equates to $18,720 of
expenses related to first-responders providing emergency
services to the guests of the hotel.

Due to the inability to speak with the assessing department
during the RFP process, and the fact that Somerville’s existing hotel supply is older in age and inferior in quality to
what we are proposing, our projected estimates of taxes
should be considered rough estimates. Our estimates also
assume a $3% annual escalation to the current commercial tax rate and a land acquisition in early Q3 2014 (Q1
FY2015). In Q1 FY2015, the property is anticipated to be
classified as a vacant, non-revenue producing, developable lot. We are assuming it will be initially assessed at its
cost, resulting in approximately $50,000 of tax revenue.
In Q1 FY2016, the project will be approximately 50% complete and taxes are estimated at $150,000 - $200,000. In
Q1 2017, the project will be 100% complete and potentially operating for up to 3 months, with taxes estimated at
$300,000 - $400,000. For subsequent years, we assume
the project would be assessed on an income basis with
projected annual taxes of $400,000 - $500,000, during the
initial years of operation.

Neighborhood Impacts

The Hotel at Davis Square will ultimately benefit and help
‘complete’ the Davis Square neighborhood. Initially, the
construction will impact the neighborhood in the following areas:
Traffic
The site is relatively tight. Fortunately it is on a corner
with reasonable access. When the Davis Lot is no longer utilized for public parking, much of the current traffic
will no longer burden Day & Herbert St, we further anticipate, that we can re-direct parkers with well-placed
signage directing parkers to other less utilized lots (e.g.
Buena Vista). Certainly there will be material deliveries to
the site as well as crane operation during the construction
phase; this cannot be avoided, but with the cooperation
of the general contractor, a phasing plan can be created
that can help reduce impacts. As part of the Community
and Permitting process we will create a traffic plan that
will efficiently provide access to hotel residents and public
parkers without burdening the neighborhood. We look
forward to meeting with Traffic & Parking regarding solutions to these impacts.

Hotel Tax Revenues

Based upon our average daily rate (ADR) and occupancy
assumptions, we are estimating approximately $300,000
in State Hotel Tax (5.7%) revenue and approximately
$325,000 in Local Occupancy Tax (6.0%) revenue, during
the first year of operation. By the fifth year of operation, we are projecting that State Hotel Tax revenue will
increase to approximately $440,000 and Local Occupancy
Tax revenue will increase to $465,000, assuming that the
rates remain unchanged.

Noise
Clearly this will be a construction site which will include
heavy equipment, generators and temporary heaters.
We will work with the Inspectional Services Department
regarding hours of operation and identifying potentially
noisy construction methodologies and plan for their mitigation.

Municipal Services

The Hotel at Davis Square does not anticipate burdening
much of the City’s resources. Anticipated municipal costs
would stem from Fire, Ambulance and Police responses
that ultimately occur anywhere across the City where
larger groups are concentrated. Per data received from
the Somerville Fire Department, they make, on average
18 calls per year to LaQuinta and the Holliday Inn. Each
call is estimated to cost the City approximately $1000.
Per the Somerville Police Department, based upon past
experience with LaQuinta and the Holliday Inn, they anticipate not more than 56 calls to a 126 room hotel in Da-

Odor
We do not anticipate creating offensive odors during the
construction process; we are concerned about the community as well as the safety of our workers; if unpleasant or noxious oders are emitted from the development
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process we will identify and solve this issue with the assistance of the Board of Health / ISD. When the hotel is
operational, we will have private trash service. As the site
is rather tight, offensive odors during the operation of the
hotel will also be offensive to hotel guests as well. Our
goal is to promote wellfare for both the neighborhood as
well as our guests.

thoughtful manner.

Additional Benefits

We envision this hotel to immediately become part of the
fabric of the Davis Community. We intend to embrace
and enhance Davis Square and the City of Somerville as
soon as we break ground. As part of the community, we
aim to play a role with the Chamber of Commerce, local
business affiliations and community groups that work to
make Davis a better place to live and work. Throughout
the Maxwell’s Green project we partnered with local vendors and restaurants in order to promote local businesses
within the community. Enhancing Davis through community improvement projects is good business for everyone.
One such example could include creating additional Hubway bicycles. Certainly a hotel doesn’t have unlimited resources, however we intend to make a positive difference
in our community.

Lighting
Again during the Permitting and Community process we
will identify potential lighting issue from both the construction and design point of view. We will provide aesthetic lighting for our neighbors neighbors while thoughtfully evoking high design to attract visitors to the hotel
while simultaneously providing a safe pathway for public
parkers. Using photometrics we should be able to identify
any potential issues and rectify any unintentional offensive lighting. Fortunately there are many “green” alternative lighting choices that will be well received by the
neighborhood while still creating a “special place” we will
all be proud of.

Potential Infrastructure Improvements

Some immediate impacts that we foresee include a traffic study with proposed changes which could include oneway streets, new signage and re-timing of traffic lighting
for improved motorist experience in and around the area.
We will work with the comminty and Traffic & Parking in
order to create an optimized plan. We expect to play a
strong role in the improvement of streetscape along Day
and Hebert Streets. We feel that the pedestrian experience can be greatly improved and extended between the
heart of Davis Square and the various entrances to retail,
public parking garage and the main entrance to the hotel
lobby; improvements could include a raised handicap accessible pedestrian crosswalk connecting the hotel to the
Davis Square Plaza which would encourage traffic calming
and improve the pedestrian experience/connection to the
rest of the square.

Shadow Effects
Certainly with any new development of a vacant lot, there
will be shadow impacts. Our general design will be based
upon the current zoning in place while creating the volume required for a financially feasible hotel. As part of
the Community and Permitting process we will create a
shadow study which will identify impacts during different
seasons.
Of note is that on our development team is an abutter
of the project. Mr Samaraweera has owned 38 Day Street
for over XXX years; this hotel will have a tremendous impact on his apartment building during construction and
after the hotel is operational; if it effects a neighbor, it will
likely effect his interests to an even greater degree. Mr
Samaraweera will act as a built-in second set of eyes on
our project and provide a greater insight as to the needs
of the community.

Our immediate goal as preferred developer is to keep
the duration of the project as short as possible, while respecting the needs of the neighborhood and their right to
quiet enjoyment of their homes and businesses. In short
we want to be a good neighbor and promote a successful
hotel in the City that we can be proud of. After reviewing

During the anticipated Community Process we will identify additional issues that will need to be addressed in a
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the financial impacts of this project we see a very strong
net positive to the City of Somerville in terms of dollars as
well as quality of life. When you hear “Let’s Meet at the
Davis”, this should evoke a positive feeling from everyone
to a local community group that wants to hold a meeting as it would to a business traveller, a parent visiting a
child attending one of the local schools, a neighbor, or local business.
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JOB CREATION

Job Creation

jobs including various architecture, engineering and marketing professionals. Many are part of the same team that
brought Maxwells Green to fruition.

Creating jobs is one of the most rewarding aspects of
real estate development. As part of Maxwells Green we
worked very hard and successfully incorporated firms and
individuals with ties to Sommervile. Part of this process
included solicitation of bids from various trades and disciplines that are located within the City. We hope to continue this positive track record as we develop the Davis
Hotel.

Our best estimates suggest that approximately 400 construction jobs will be required in order to build this hotel
over the course of time. At its peak, 100 workers will be
on the job while simultaneously contributing to the Davis
Square economy. The hotel operation will create approximately 30 full and part-time jobs (see Figure 4- Estimated
Hotel Job Creation).

Of note is the fact that KSS Investments, applied for MBE
(Minority Business Enterprise) status with the Commonwealth of MA in October 2012. Although final certification is unlikely by the submission deadline of this RFP, we
are pleased to hear that our certification is anticipated by
the end of February 2013.

The retail is anticipated to have a restaurant / bar with a
capacity of up to 160 seats; the job requirement to manage this establishment has been estimated at 40 to 60 full
and part-time employees (see Figure 5- Estimated Restaurant Job Creation).

Moving forward, we anticipate 20+ professional service
Hotel Job Creation
Title
Approximate Wage
General Manager
$67,000-77,000
Director of Sales & Marketing
$58,000-68,000
Director of Engineering
$44,000-52,000
Executive Housekeeping
$40,000-50,000
Front Office Manager
$40,000-50,000
Corporate Sales
$33,000-42,000
Housekeeping Inspector
$9-13
Housemen
$8-12
Housekeepers
$8-12
Front Desk Agents
$11-15
Van Driver Rooms
$9-13
Night Audit
$12-16
Admin
$11-15
Accounting Clerk
$16-20
Security
$12-16
Maintenance
$12-16

Frequency
Annual
Annual
Annual
Annual
Annual
Annual
Hourly
Hourly
Hourly
Hourly
Hourly
Hourly
Hourly
Hourly
Hourly
Hourly

Approx. 25-30 employees
12 employees peak
Wage rates will be competitive with the market and will be determined by a pre-opening
wage survey of the Comp Set and market hotels. There will be 30 to 40 Full-Time Equivalent
employees hired for the daily operation of the hotel (depending on the final programming and
positioning of the hotel); however, additional employees may be needed based on operating
business levels.

Figure 4 - Estimated Hotel Job Creation
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Restaurant Job Creation
Title
General Manager
Asst. Manager
Chef
Sous Chef
Kitchen Staff
Dishwashers
Waitstaff
Bartenders
Host/Hostess
Overnight Cleaners
Repair & Maintenance

Approximate Wage
$65,000-75,000
$45,000-55,000
$60,000-70,000
$40,000-50,000
$13-15
$12-14
$2.63
$2.63
$12-14
$13-14
$15-17

Frequency Tips
Annual
Annual
Annual
Annual
Hourly
Hourly
Hourly
Plus Tips
Hourly
Plus Tips
Hourly
Hourly
Hourly

Approx 40-50 employees
16 employees peak

Figure 5 - Estimated Restaurant Job Creation
Wage rates will be competitive with the market and will be determined by the owners of the
concept restaurant. There will be 35 to 45 Full-Time Equivalent employees hired for the daily
operation of the restaurant; however, additional employees may be needed based on
operating business levels.
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K.

EXCLUSIVE NEGOIATING AGREEMENT

Davis Square Partners has reviewed the Exclusive Negotiating Agreement and finds the
terms to be generally reasonable. Proposed modifications may include a cure period if
the City determines that the Developer has not adequately met a deadline and a return of
the entire Good Faith Deposit in the case of default by the City. We see no major hurdles
that would prevent signing this Agreement.
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L.

FINANCIAL DEPOSIT

Davis Square Partners has included a $10,000 deposit with this response and is allowing
the City to use this deposit to fund site activities needed. In addition, if selected as the
Preferred Developer, Davis Square Partners agrees to make the deposit of 10% of the purchase price at the time of execution of the LDA.
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M. CERTIFICATION OF GOOD FAITH
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N.

DISCLOSURE STATEMENT
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APPENDICES

APPENDIX I:
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CONCEPTUAL PLANS
& PROGRAM

Group One Partners, Inc.

TOTAL PARKING AND RETAIL/COMMUNUITY AREAS

410

52,615

5,475
45,910
1,230

110 spaces
3

100
250
105
250
98
77
25
248

1
2
2
1
1
1
1
1

6,800
400
2,000
840
1,000
392
77
100
992

1,008
763
1,188
45,897

PARKING AND RETAIL/COMMUNITY AREAS
Retail/Community Space
Parking Levels
Public Garage Access

Unit Area

336
763
396
364

Per Floor

3
1
3
126

27,552
1,526
13,860

12,601

2%
1%
2%

S.F.
336
763
396

200
650
180
5,430

800

672

0
0
0

150
2,778

TOTAL GUESTROOM SUPPORT

GUESTROOM SUPPORT
Guestroom Corridors, Upper Floor Lobbies
Storage
Stairs
Elevators
Housekeeping/Linen Storage
Vending @Upper Floors
Guest Laundry
Linen Chute
Mechanical/Electrical/Telephone

Accessible King Suite
Accessible Double Queen Suite
Accessible One-Bedroom Suite
TOTAL GUESTROOMS

QTY
82
2
35

GUESTROOMS
King Suite (12'-0" x 28'-0")
King Corner Sutie
Double Queen Suite (12'-0" x 32'-0")
65%
2%
28%

Seats

Bays

Seats

Lobby & Public Area Support
Lobby
and Reception Area)
Main Vestibule
Public Restrooms
Public Corridors
TOTAL HOTEL/PUBLIC SPACE

HOTEL/PUBLIC SPACE
Food & Beverage
Market
Dining, Bar/Lounge areas
Function
Meeting/Conference (2 bays)
Meeting Storage
Board Room (1 bay)
Recreation
Fitness

Unit Area Total (nsf)

Proposed Boutique Hotel
Davis Square, Somerville, MA
1-Feb-13

Construction Type = steel and concrete
Number of Stories = 5
Rooms

HOTEL PROGRAM MATRIX
Project Name:
Project Location:
Date:

Boston, MA 02127

21 West Third Street

F.A.R. (Parking NIC)
Additional Landscaped Area for Green Roof
Total Landscaped Area and Green Roof

DEVELOPED SITE SUMMARY
Building Coverage
Net Hardcape Area
Net Landscape Area
TOTAL DEVELOPED SITE AREA

PROGRAM AREA SUMMARY
Total Guestroom
Total Guestroom Support
Total Hotel/Public Area
Total Parking and Retail/Community Areas
Total Back-of-House
TOTAL NET BUILDING AREA
Walls & Shafts/Total Estimated
TOTAL GROSS BUILDING AREA
Total SF per Room (includes parking)

Employee
Employee Break Room
Employee Toilet / Locker Room
Laundry
Main Laundry & Housekeeping
Linen Storage
Kitchen
Preparation Area
Dry Storage
Engineering
Engineering Office
Miscellaneous Service
Receiving / General Storage
Main Mechanical/Electrical
Elevator Equipment
Video/Telephone Equipment Room
Cart Storage
Luggage Storage
TOTAL BACK-OF-HOUSE

BACK-OF-HOUSE
Administration
Reception/Front Desk
Work Room
Work Center
Manager's Office
Assistant Manager's Office

0.55

5.69%
15.69%

67.17%
22.83%
10.00%
AC.

0.87%

3.16
1,362
3,754

16,070
5,461
2,392
23,923

45,897
12,601
5,430
52,615
3,954
120,497
1,053
121,550
965

200
350
50
150
74
100
3,954

90

550
150

550
150

400
115

0
300
400
175
150

Total (nsf)
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LEED CHECKLIST

2

Y

4

2
2

Y
Y
Y
2

6

Y
4

4

1
1

1

2

6
1

2
2

4

3

2

2

3
1

7

3

17
7

2 27

2

2

1

1

1
1

3

1

?

Y
1
5

7

Y

N

18 1

Water Use Reduction—20% Reduction
Water Efficient Landscaping
Innovative Wastewater Technologies
Water Use Reduction

Credit 3

Credit 2

Credit 1.2

Credit 1.1

Prereq 1

Possible Points:

Possible Points:

Storage and Collection of Recyclables
Building Reuse—Maintain Existing Walls, Floors, and Roof
Building Reuse—Maintain 50% of Interior Non-Structural Elements
Construction Waste Management
Materials Reuse

Possible Points:

Fundamental Commissioning of Building Energy Systems
Minimum Energy Performance
Fundamental Refrigerant Management
Optimize Energy Performance
On-Site Renewable Energy
Enhanced Commissioning
Enhanced Refrigerant Management
Measurement and Verification
Green Power

Materials and Resources

Credit 6

Credit 5

Credit 4

Credit 3

Credit 2

Credit 1

Prereq 3

Prereq 2

Prereq 1

Energy and Atmosphere

Credit 3

Credit 2

Credit 1

Prereq 1

Possible Points:

Construction Activity Pollution Prevention
Site Selection
Development Density and Community Connectivity
Brownfield Redevelopment
Alternative Transportation—Public Transportation Access
Alternative Transportation—Bicycle Storage and Changing Rooms
Alternative Transportation—Low-Emitting and Fuel-Efficient Vehicles
Alternative Transportation—Parking Capacity
Site Development—Protect or Restore Habitat
Site Development—Maximize Open Space
Stormwater Design—Quantity Control
Stormwater Design—Quality Control
Heat Island Effect—Non-roof
Heat Island Effect—Roof
Light Pollution Reduction

Water Efficiency

Credit 8

Credit 7.2

Credit 7.1

Credit 6.2

Credit 6.1

Credit 5.2

Credit 5.1

Credit 4.4

Credit 4.3

Credit 4.2

Credit 4.1

Credit 3

Credit 2

Credit 1

Prereq 1

Sustainable Sites

Project Checklist

1 to 3
1
1 to 2
1 to 2

14

1 to 19
1 to 7
2
2
3
2

35

2 to 4
2
2 to 4

10

1
5
1
6
1
3
2
1
1
1
1
1
1
1

26

LEED 2009 for New Construction and Major Renovations

1
1

2

1
1
1

3

1
1

2

1

1
1

N

1
1

1
1

4

1

?

46 15 49

1
1

2

1

1
1

3

1
1

1
1
1

1
1
1
1

Y
Y

9

1
1

Y

Recycled Content
Regional Materials
Rapidly Renewable Materials
Certified Wood

Regional
Regional
Regional
Regional

Specific
Specific
Specific
Specific

Silver 50 to 59 points

Priority:
Priority:
Priority:
Priority:

Certified 40 to 49 points

Total

Credit 1.4

Credit 1.3

Credit 1.2

Credit 1.1

Title
Title
Title
Title
Title

Gold 60 to 79 points

Credit
Credit
Credit
Credit

Innovation in Design: Specific
Innovation in Design: Specific
Innovation in Design: Specific
Innovation in Design: Specific
Innovation in Design: Specific
LEED Accredited Professional

Regional Priority Credits

Credit 2

Credit 1.5

Credit 1.4

Credit 1.3

Credit 1.2

Credit 1.1

Possible Points:

1
1
1
1
1
1

6

1
1
1
1
1
1
1
1
1
1
1
1
1
1
1

15

1 to 2
1 to 2
1
1

Platinum 80 to 110

Possible Points: 110

1
1
1
1

Possible Points: 4

Possible Points:

Minimum Indoor Air Quality Performance
Environmental Tobacco Smoke (ETS) Control
Outdoor Air Delivery Monitoring
Increased Ventilation
Construction IAQ Management Plan—During Construction
Construction IAQ Management Plan—Before Occupancy
Low-Emitting Materials—Adhesives and Sealants
Low-Emitting Materials—Paints and Coatings
Low-Emitting Materials—Flooring Systems
Low-Emitting Materials—Composite Wood and Agrifiber Products
Indoor Chemical and Pollutant Source Control
Controllability of Systems—Lighting
Controllability of Systems—Thermal Comfort
Thermal Comfort—Design
Thermal Comfort—Verification
Daylight and Views—Daylight
Daylight and Views—Views

Innovation and Design Process

Credit 8.2

Credit 8.1

Credit 7.2

Credit 7.1

Credit 6.2

Credit 6.1

Credit 5

Credit 4.4

Credit 4.3

Credit 4.2

Credit 4.1

Credit 3.2

Credit 3.1

Credit 2

Credit 1

Prereq 2

Prereq 1

Indoor Environmental Quality

Credit 7

Credit 6

Credit 5

Credit 4

Materials and Resources, Continued

Proposed Hotel Project - Davis Square - Somerville, MA

APPENDICES

APPENDIX III:

83

ADDENDUM NO. 1
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ADDENDUM NO. 2

