TOWN OF SUDBURY

Office of the Town Manager 278 Old Sudbury Road
www.sudbury.ma.us Sudbury, MA 01776-1843

978-639-3381
Fax: 978-443-0756

Email: townmanager@sudbury.ma.us

Melissa Murphy-Rodrigues, Esq.
Town Manager

To: Honorable Board of Selectmen

From: Dennis Keohane, Finance Director and Melissa Rodrigues, Town Manager

RE: Melone proposals

Date: UPDATED AUGUST 14

Dear Honorable Board,

Thank you for the opportunity to review the three proposals for the re-use of the Melone
property. We looked at these proposals in a vacuum and considering the limited information

that we currently have. Please remember that these are all estimates. These numbers and
assumptions will change as we move through this process.

In order to be fair to the three proposals and to compare the items in the most logical way
possible, we used the 25-year lease offered by EDF as our benchmark for determining value over

a period of time. We used the $4,000,000 sale price offered by Cavicchio as our benchmark for
current land value.

We assumed a discount rate of 5%. We also assumed that taxes would increase each year by
2.5% and Town costs would increase 3% annually.

The summary of the proposals, in alphabetical order, is as follows:
Cavicchio
Cavicchio has an offer price of $4,000,000.
Taxes in the first two years would be approximately $97,000 and $99,000. Once the property
has been converted to an agricultural use, the taxes would be approximately $800 per year,
with an assumed 2.5% annual increase. The current proposal would generate no personal
property tax or excise tax.

This proposal would require little to no municipal resources.

The total estimated value of the proposal at the end of the 25-year period is $4,220,893, with
a net present value of $4,004,436.



EDF Renewable

EDF Renewable proposes a twenty-five-year lease with two separate payments: a lease
payment of $292,000 and a payment in lieu of taxes of $84,280. We did not build in any
escalation of payments due to the nature of the PILOT.

The current proposal would generate no real estate tax, personal property tax, or excise tax.
This proposal would require little to no municipal resources.

The total estimated value of the proposal at the end of the 25-year period is $13,412,000,
with a net present value of $6,487,299. Note this includes the $4,000,000 of land value
because we retain the property.

Quarry North (Exhibit C)

Quarry North offers both a $1,000,000 cash payment and a land swap. According to Quarry
North, that land is valued at $6,885,478, however, we have assumed the value of $4,346,000
based on the Cavicchio’s offer. We used Cavicchio’s price per acre as a baseline to compare
the properties.

Estimated real estate tax payments over 25 years to the Town of Sudbury would equal
$50,168,908. Excise tax payments are estimated to be $3,222,650. Note that real estate
taxes are calculated using the estimated values presented by the Developer.

Estimated Town costs associated with this development are $31,315,190 over 25 years. In
order to calculate the cost to the Town, we used the fiscal analysis for the Weston Quarry
project. That analysis was done in February 2017. We applied the formulas used in that
analysis to not only the Quarry North project, but also the Sudbury Station Project. The
Weston Quarry project is comprised of 345 units on 73 acres. It has a commercial
component, which we backed out when doing our analysis. We made these assumptions
based on the limited information currently available, but hope this helps with the
conversation. We recognize that these are different assumptions then we used in the
Meadow Walk project. We thought it was important to use the Weston Quarry analysis
because it accounted for Concord Mew’s actual impacts.

The total value of the proposal is $27,422,368, with a net present value of $17,101,568.
Based on comments from the Board, we did an additional analysis using the fiscal review

completed for the Meadow Walk project. That analysis was completed in 2016. We again
applied the formulas used in the Meadow Walk Analysis to both Sudbury Station and the



Quarry North project. The Meadow Walk project has 250 rental apartments and 60 age
restricted condos on 50 acres.

We took the FY16 costs and inflated it to represent the FY19 costs. The excise tax payments
in this scenario are $116,736 per year, with a total of $2,918,400. Estimated town costs are
$42,983,103. The total value of the proposal is $15,450,206 with a net present value of
$10,822,323.
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Proposal NPV
Cavicchio $4,004,436.09
EDF $6,487,299.34

" Quarry North  $17,101,567.51



¥€'662°L8Y9S anjeA jussald 19N

%00°'S 2}y Junodsig
00°000°CTY'ET = 00°000°2TT'C - % = 00°000°00€‘Z  00°000°000‘t 5 |elol
00°087'9LE"Y = = 00°087'v8 = = # 00°000°26C 00°000°000Y = 0T 14
00°08¥'9LE - = 00°08%'v8 - = - 00°000'26T = = £¥0T 144
00°08¥'9LE - - 00°08%'v8 - - = 00000262 = = 0t €T
00°08%'9L€E - - 000878 - - - 00°000'26C - = Tv0C (44
00°08%'9LE - - 00°087'v8 - - - 00°000'26T - - 00T TC
00°08%'9LE - - 00°08¥'v8 - - - 00°000°26C - - 6€0C 0t
00°08%'9LE - - 00°08V'v8 - - - 00°000°26C - - 8€0¢ 6T
00°08¥'9L¢E % = 00°08¥'v8 & = % 00°000°26C - - LEOT 8T
00°08¥'9LE - = 00°08Y'V8 s = = 00°000°26¢ & s 9€0¢ LT
00°08%'9L€ - = 00°08%'78 = = = 00°000°Z6T s # SE0C 91
00°08%'9LE = = 00°08t'v8 - = - 00°00026¢ = = ¥€0C ST
00°08%'9L€E - - 00°087'v8 - - - 00°000°26C = = €€0C T
00°08%'9LE - - 00°087'v8 - - - 00°000262 - - ¢e0T - €1
00°087'9LE - - 00°08%'v8 - - - 00°000°26C - - TEOT (4%
00°08v9LE - - 00°08%'¥8 - - - 00°00026C - - 0€0t T1
00°08¥°9LE - = 00°08%'v8 - - - 00°000°26T - - 620¢C 0T
00°08%'9L€E 4 2 00°08t'v8 % = = 00°000°26T - - 870¢ 6
00°08%'9L€ % = 00°087'v8 = = = 00°000°26T = = L20T 8
00°08%'9L¢€ = = 00°087'%8 - = = 00°000°26T = = 9¢0¢ L
00°08¥'9L€E = - 00°08%'8 - - - 00°000°26C o 2 14014 9
00°08Y'9L€ - - 00°087'v8 - - - 00°000°26C - - 20T S
00°08%'9L€ - - 00°08v'8 - - - 00°000°26T " - €20t ¥
00°08%9LE - - 00°087'8 - - - 00°000°26T - - zeoe €
00°08%'9L€ - - 00°087'v8 - - - 00°000°26T - - 120t C
00°08%'9L€E - - 00°08%'v8 - - - 00°000262 - - 020t T

|eloL $150) suolnguo) saxe] jo saxe| saxe| saxe] sjuawAied Auadoud ysed FEETY
|enuuy palelossy SEITHTe) naij uj Auadoag 3s19X3 91els3 asea painquiuo)  panquuo)
sjuawAhed |euosiad |eay

31ewWI3s3 anjey uasald 19N

403 - d4Y Suo|IsN
Aingpng jo umo|



TS'L9S‘TOT LTS anjep Juasaid 18N

%00°S 3jey JUNoJsIg
0T'89€‘zev’LT  (9T'06T'STETE) - - - 00'059°zzT'e 9€£'806'89T°0S - 00'000°9%€‘¢  00°000°000°T |exol
T8'0LY'6€0T (ST°986'SYLT) - - - 00'906'8¢T 96°6t5'959°C - = - v0¢C 14
¥8'0€S'ST0T (zzTET's69'T) = = = . 00'9068¢T 90'9S4T65'C - - - €v0C 144
€0°069°TTOT (9%°85£5¥9°T) - - - 00'9068¢T 0S'TvS‘87S‘T - - - f4-0r4 €¢
86°756'L66 (S£°€78°L6S'T) - - - 00'9068CT €£°048'99%'C - - - 90T (44
S6'€CEV86 (6T°S8T'TSS'T) - - - 00'906'8CT ST'€0L'90%C - - - 0v0t TC
¥6'908'0L6 (ET°Z0T90S°T) - - - 00'906'82T LO'€008YE‘C - = = 6€0¢C (014
€9'S0V°LS6 (80°S€T‘T9Y'T) - - - 00'9068CT 0L'vEL'062'C - = - 8€0¢ 6T
ETT VY6 (TL'SP9'6TH'T) = = = 00'9068¢T €T'€98VET'T & # - LEOT 8T
Li"€96'0€6 (08'962'8LE'T) - & # 00'906'8CT LTYSE08T'T - - - 9€0C LT
99°'876°LT6 (vT'ZST'8€ET) - - - 00'9068¢T 06'VLT'LTT T - - - SE0C 9T
S9'TZ0'S06 (€6941662'T) - - - 00'906'82T 85°C67'SL0'T - - - v€0T ST
L8768 (289€€'T92'T) - - - 00906'82T 69°SL9vT0T - - - €€0¢ 1
0S'009'6.8 (98°86572Z'T) - - - 00'9068¢T 9€'€6T7'SL6'T - = = [43014 €T
¥S°060°£98 (€60€688T'T) - = - 00'906'8ZT Ly'STT'LT6'T & = 8 TE0T 4
8L9TL'VS8 (£8°'TOEPST'T) 2 = < 00'906'8¢T G9°ZTT088'T £ - = 0€0¢ T
7808V TY8 (ev'T89'02T'T) ¢ = # 00'906'8¢T ST9ST'vE]'T - - - 620¢ 0T
LO'¥8E'0E8 (zz'ov0'880°T) . - - 00'9068¢T 67'8TS'68L'T - - - 870T 6
LLLTY'8T8 (€£6¥€'950'T) - - - 00'9068ZT 0S'TL8'SVLT - - - £20¢ 8
TO'€T9'908 (97°785's20'T) - - - 00'9068¢T LT68T'E0L'T - - - 970t L
69'0v6'V6L (v6°0TL'S66) - - - 00'9068ZT €9°SYL'199'T - - - Y4014 9
09'TTIV'€8L (59'60£996) - - - 00'9068¢T ST'STT'TT9'T A = # ¥eoc S
9€'920°7LL (50°€558¢€6) - - - 00'9068¢T TV'E€L9T8ST s = = €¢0¢ 14
9%'G8.'09L (9s'9TZ'TTH) = = = 00'9068¢T T0'960°EVS‘T L = = ceoe €
97'689°6V7L (Lz'9L9'v88) = 7 = 00'906'8CT €5'657'S0S'T - - - Teoe [4
00'8€L'780°9 (00°606'858) - - - 00'9068¢T 00'T¥L‘89V'T - 00°000°9%€‘v  00°000°000°T 020T T

leloL $150D) suonnqIu0) saxe] jo saxe] saxe] saxe] sjuawAheq Aadoug ysed FEETN
lenuuy paienossy »RYy10 nar u| Auadoud asixg ajelsy aseaq peInquuo)  painguiuo)
sjuawdhed Jeuosiad |eay

uondwnsse uo1sap
91eWI1S] BN|eA JU3s3Ud 19N
YLIoN AutenD - d4Y SUolPIN
Aingpns jo umo



60°9EY'700 VS

anjep Juasaid 1N

%00°S 218y UN02sIg
¥5'268'0c¢'y  (00°000°00S)  00°000°00S # = “ ¥5°2680T¢ = - 00000000t |1e1oL

9T LLET - - - - - 9T LLE'T = # - v0¢ S¢
LIEVET - - - - - LYEVE'T # = s £V0C ve
68°0TE'T - - - - - 68°0TE'T - - = (47014 €C
76'8LT'T - - - - - 76'8LT'T - - - Tv0¢ [44
ELLYT'T - - - - - ELLYVT'T - - - 0v0c T¢
6T LIT'T = - - - - 6T°LTIT'T - - - 6€0¢ 0¢
09'£8T'T - - - - - 09°L81'T - - - 8€0¢ 6T
¥9'8ST'T = = = - - ¥9'8STT - - - LEOT 8T
8E0ET'T e = S @ e 8E€'0ET'T - - - 9€0¢C LT
18°C0T'T - - - “ 2 18°C0T'T = = - SE0C 9T
T6'SL0'T - - - - - 16'SL0'T = = = ¥€0T ST
L9°6¥0'T - - - - - L9'6¥0'T = = = €€0C 14"
LO¥T0'T - - - - - LO'¥TO'T - - 2 e0e €1
60'666 - - - - - 60°'666 - - - Teoe [4%
[42 743 - - - - - LvLe - - - 0e0¢ 1T
S6°056 (00°000°08) 00°000°0S - - - §6°0S6 - - - 6¢0¢ 0T
SL'LT6 (00°000°08) 00°000°0S = = - SL'[T6 - - - 8¢0¢ 6
€T°S06 (00°0000S) 00°000°0S = - = €1°506 - - - £20¢ 8
S0'€88 (00°000°0S) 00°000°0S = s = S0'€88 = = - 9¢0¢ L
TS'T98 (00°000°0S) 00°000'0S - - = TS'198 = = = T4V 4 9
0S'0v8 (00°000°0S) 00°000'0S - - - 0S'0¥8 o = = 444 S
00°0¢8 (00°000°0S) 00°000°0S - - - 00°0¢8 - - # €e0ce 14
00°008 (00°000°08) 00°000°0S - - ’ - 00°008 - - - eoe €
00°'SZv'66 (00°000°08) 00°000°0S - - - 00°'SZv'66 - - - Teoe [4
00°000°260°¢  (00°000°0S) 00°000°0S - - - 00°000°L6 - - 00°000'000'v  0Z0T T

|ejoL §3s0) suollnquauo) soxe] jo soxe| soxejl saxel sjuawAed Auadoad ysed EL-C)N
jenuuy pajeldossy 1”/Yl0 nal uj Anadoad 9S10X3 olels]y osea painquiuo) painquiuo)
sjuawAhed |euosiad |esy

3jewWIIs3 anjeA Juasald 31BN
01Y22IA.) - d4Y BUOIIIN

AIngpns jo umo |



Proposal NPV
Cavicchio $4,004,436.09
EDF $6,487,299.34

Quarry North  $10,822,322.80
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