
Probably not realistic future scenario Probably not realistic future scenario 
given construction costs and land valuegiven construction costs and land value



Possible scenario allowed by Special Possible scenario allowed by Special 
Permit or Comprehensive Permit (40B)Permit or Comprehensive Permit (40B)



Existing Annual Cost of Hancock Existing Annual Cost of Hancock 
Village to Town of BrooklineVillage to Town of Brookline

FY09 Property Tax Revenue =$850KFY09 Property Tax Revenue =$850K

Est. Total Revenue = $1.7MEst. Total Revenue = $1.7M

Est. Total Cost to Town = $3.9MEst. Total Cost to Town = $3.9M

Est. NET Cost to Town = $2.2MEst. NET Cost to Town = $2.2M

Could lose additional $250,000Could lose additional $250,000--$500,000/yr $500,000/yr 
without control of unit mixwithout control of unit mix

Note: All estimates of net revenue are +/- $1M. The purpose of this chart is to show relative fiscal impacts between 
scenarios, not definitive fiscal results; this will be done by Fiscal Impact consultants.



Why are we still listening?Why are we still listening?
1)1) History of Special Permit applications in Brookline more often tHistory of Special Permit applications in Brookline more often than not han not 

ends up with a permitted developmentends up with a permitted development

2)2) Special Permit decisions cannot take into account impacts to schSpecial Permit decisions cannot take into account impacts to schools or ools or 
other fiscal considerationsother fiscal considerations

3)3) Town needs to control  mix of units to reduce impacts of schoolTown needs to control  mix of units to reduce impacts of school--aged aged 
childrenchildren

4)4) Town needs to control phasing of additional development to adequTown needs to control phasing of additional development to adequately ately 
plan for changeplan for change

5)5) Town needs to carefully understand what impacts and mitigation sTown needs to carefully understand what impacts and mitigation should be hould be 
required of large developmentsrequired of large developments

6)6) Town has the opportunity to ask the landowner to propose an alteTown has the opportunity to ask the landowner to propose an alternative rnative 
that has a significant and meaningful benefit to the Town than othat has a significant and meaningful benefit to the Town than otherwise therwise 
would be seen through Special Permit processwould be seen through Special Permit process



DemographicsDemographics



DemographicsDemographics



DemographicsDemographics



Comparison of SchoolComparison of School--Aged Aged 
Children per HouseholdChildren per Household
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Town of BrooklineTown of Brookline
Demographics by AgeDemographics by Age

0

5000

10000

15000

20000

25000

Under 18 20-34 35-65 over 65

People



0
50

100
150
200
250
300
350

Public
School

Students

17-35 35-55 over 55

Hancock Village Hancock Village 
Demographics by AgeDemographics by Age

People



SchoolSchool--Aged ChildrenAged Children
by Housing Typeby Housing Type

0.00

0.10

0.20

0.30

0.40

0.50

0.60

0.70

0.80

0.90

1.00

Mark
et 

SFH
Affo

rda
ble

 S
FH

Marke
t T

ownh
om

es
Affo

rda
ble

 T
ow

nho
mes

Mark
et 

MF H
om

es
Affo

rda
ble

 M
F H

om
es

Mark
et 

Apts
Affo

rda
ble

 A
pts

Hancock Village Townhome Apartments

Town of Brookline



Alternative Residential ScenariosAlternative Residential Scenarios
Plan Name

Unit
#

Aff
Unit # SAC

SAC/
HH Pop

Pop/
HH

Comm
(sq. ft.)

Net Revenue/ 
Cost

Net 
Revenue/ 
Cost per 
Unit

Net 
Revenue/ 
Cost per 
Aff Unit

A
Existing 
Conditions 530 0 256 0.48 811 1.53 0 ($2,209,780) ($4,169) ---

Note: All estimates of net revenue are +/- $1M. The purpose of this chart is to show relative fiscal impacts between 
scenarios, not definitive fiscal results; this will be done by Fiscal Impact consultants.



Do missing Do missing 
population population 
segments segments 

have location have location 
preference?preference?



17-35

55+

Do missing Do missing 
population population 
segments segments 

have location have location 
preference?preference?

Age, Reported



Rental tide hits schoolsRental tide hits schools
Big developments spike enrollmentBig developments spike enrollment



Rental tide hits schoolsRental tide hits schools
Big developments spike enrollmentBig developments spike enrollment

In September, 60 children from a rental complex that opened two In September, 60 children from a rental complex that opened two 
years ago in Lexington will move to another school in town.years ago in Lexington will move to another school in town.

Lexington has seen large new developments of rental housing Lexington has seen large new developments of rental housing --
finding classroom space for an influx of students who had not finding classroom space for an influx of students who had not 
been factored into the school district's longbeen factored into the school district's long--range plans.range plans.

"People will rent because they want to have kids in the Lexingto"People will rent because they want to have kids in the Lexington n 
school system," said School Committee chairwoman Margaret school system," said School Committee chairwoman Margaret 
CoppeCoppe..

"The problem is, you kind of get a feeling that you are not "The problem is, you kind of get a feeling that you are not 
welcome at Fiske," welcome at Fiske," ChircuChircu said. [a resident and parent of the said. [a resident and parent of the 
apartment complex]apartment complex]

In Newton, atIn Newton, at Arborpoint at Woodland Station, the developer had 
estimated Arborpoint would bring 18 children into the public 
schools but the number is now 33.

"What is the easiest and cheapest way to get into the best school 
in the state?" said Jonathan Chinitz, chairman of the Acton-
Boxborough Regional School Committee. "It's a rental."



SchoolSchool--Aged Children in Aged Children in 
Apartments versus TownApartments versus Town--widewide
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Cluster Cluster TownhomesTownhomes

Assumes 59 units, 15% affordableAssumes 59 units, 15% affordable
20,000 20,000 sfsf retail at value of $150 retail at value of $150 psfpsf
Same People per Household as PUMA Same People per Household as PUMA 
area (2.59)area (2.59)
Similar SAC as Existing Similar SAC as Existing TownhomesTownhomes
Assumes assessed value of $600KAssumes assessed value of $600K--
$675K$675K



Alternative Residential ScenariosAlternative Residential Scenarios
Plan Name

Unit
#

Aff
Unit # SAC

SAC/
HH Pop

Pop/
HH

Comm
(sq. ft.)

Net Revenue/ 
Cost

Net 
Revenue/ 
Cost per 
Unit

Net 
Revenue/ 
Cost per 
Aff Unit

A
Existing 
Conditions 530 0 256 0.48 811 1.53 0 ($2,209,780) ($4,169) ---

B

Single-Family 
Cluster 
Townhomes 59 9 25 0.42 153 2.59 20,000 $95,202 $1,614 $10,757 

Note: All estimates of net revenue are +/- $1M. The purpose of this chart is to show relative fiscal impacts between 
scenarios, not definitive fiscal results; this will be done by Fiscal Impact consultants.





Special Permit I Special Permit I –– 3 stories3 stories

172

Total New 
Units = 393



Special Permit ISpecial Permit I

Up to 3 stories Up to 3 stories 
No transfer of units between two No transfer of units between two 
propertiesproperties
Assumed 393 units of typical suburban Assumed 393 units of typical suburban 
unit mix at median value of $200K eachunit mix at median value of $200K each
Assumed 2.0 people per household (Assumed 2.0 people per household (aveave. . 
Brookline renterBrookline renter--occupied)occupied)
SAC between Apt. study & Hancock VillageSAC between Apt. study & Hancock Village



Special Permit II Special Permit II –– 6 stories6 stories



Special Permit II Special Permit II -- 6 stories6 stories

Up to 6 stories Up to 6 stories 
No transfer of units between two No transfer of units between two 
propertiesproperties
467 units at median value of $200K each467 units at median value of $200K each
Looked at 2 different mix of unitsLooked at 2 different mix of units
Assumed 2.0 people per household (Assumed 2.0 people per household (aveave. . 
Brookline renterBrookline renter--occupied)occupied)
SAC between Apt. study & Hancock VillageSAC between Apt. study & Hancock Village



1-bedroom units
2-bedroom units
3-bedroom units

1-bedroom units
2-bedroom units
3-bedroom units

Typical Mix of Suburban Apts. Mix of Hancock Village Apts. 

Special Permit II Special Permit II -- 6 stories6 stories



Extended Stay Hotel, Apartments & Extended Stay Hotel, Apartments & 
Community CenterCommunity Center

Up to 3 stories Up to 3 stories 
No transfer of units between two No transfer of units between two 
propertiesproperties
237 units237 units



““Back of Envelope” Fiscal StudyBack of Envelope” Fiscal Study

Plan Name
Unit
#

Aff
Unit # SAC

SAC/
HH Pop

Pop/
HH

Comm
(sq. ft.)

Net Revenue/ 
Cost

Net 
Revenue/ 
Cost per 
Unit

Net 
Revenue/ 
Cost per 
Aff Unit

A
Existing 
Conditions 530 0 256 0.48 811 1.53 0 ($2,209,780) ($4,169) ---

B

Single-Family 
Cluster 
Townhomes 59 9 25 0.42 153 2.59 20,000 $95,202 $1,614 $10,757 

C
Special 
Permit I 393 59 112 0.28 786 2.00 0 ($847,591) ($2,157) ($14,378)

D

Special 
Permit II, Typ. 
Unit Mix 467 70 133 0.28 934 2.00 0 ($1,007,188) ($2,157) ($14,378)

E

Special 
Permit II,  
Same Bdrm
Mix as 
Current 467 70 73 0.16 934 2.00 0 ($539,993) ($1,156) ($7,709)

F

Apartments, 
20% Age-
Restricted 432 65 99 0.23 828 1.92 0 ($677,435) ($1,554) ($10,358)

G

Apartments, 
49% Age-
Restricted 487 37 70 0.14 854 1.75 0 ($240,479) ($494) ($6,517)

H

Infill Units 
with  25 
extended stay 237 36 67 0.28 474 2.00 6,000 ($344,642) ($1,453) ($9,687) 

Note: All estimates of net revenue are +/- $1M. The purpose of this chart is to show relative fiscal impacts between 
scenarios, not definitive fiscal results; this will be done by Fiscal Impact consultants.



““Back of Envelope” Fiscal StudyBack of Envelope” Fiscal Study
1.1. Even lower unit proposal could be revenue negative if the Even lower unit proposal could be revenue negative if the 

Town does not have control over unit mix.Town does not have control over unit mix.

2.2. The outcome of apartment proposals will hinge on the The outcome of apartment proposals will hinge on the 
mix of unit types (and schoolmix of unit types (and school--aged children).aged children).

3.3. Although senior housing will not have schoolAlthough senior housing will not have school--aged aged 
children, it is unclear how much of a positive fiscal impact children, it is unclear how much of a positive fiscal impact 
these units would have compared to nonthese units would have compared to non--restricted rental restricted rental 
units. Note that these scenarios assumed population per units. Note that these scenarios assumed population per 
household is lower in senior housing, which resulted in household is lower in senior housing, which resulted in 
lost revenues from fees, excise taxes.lost revenues from fees, excise taxes.

4.4. Potential commercial space would have minimal impact to Potential commercial space would have minimal impact to 
revenue generation.revenue generation.



Study Area for Study Area for 
Retail PotentialRetail Potential
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Buying Power for Potential RetailBuying Power for Potential Retail

Buying Power
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Potential for New RetailPotential for New Retail
Potential Grocery & Restaurant Floor Area
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Study Area for Study Area for 
Retail PotentialRetail Potential

Existing Existing 
Large Large 

Grocery Grocery 
StoresStores



Study Area for Study Area for 
Retail PotentialRetail Potential

Existing Existing 
Large Large 

Grocery Grocery 
StoresStores

Hancock Hancock 
VillageVillage



Study Area for Study Area for 
Retail Potential:Retail Potential:
Average Daily Average Daily 

Traffic VolumesTraffic Volumes

New Retail will New Retail will 
prefer locations with prefer locations with 
larger average daily larger average daily 
traffic volumes (i.e. traffic volumes (i.e. 
VFW Parkway VFW Parkway 
rather than Hancock rather than Hancock 
Village)Village)



Income Demographics near Hancock Village
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Large Hotels Large Hotels 
in 3in 3--Mile Mile 
Radius of Radius of 
Hancock Hancock 
VillageVillage



Commercial PossibilitiesCommercial Possibilities
Potential Potential 
UseUse

Who would it Who would it 
Serve?Serve?

Market Market 
PotentialPotential

Chestnut Chestnut 
Hill Realty Hill Realty 
GoalsGoals

Relative Relative 
Traffic Traffic 
ImpactImpact

Fiscal ImpactFiscal Impact

HotelHotel Extended family of Extended family of 
Brookline residentsBrookline residents

LowLow

UnknownUnknown

Assisted LivingAssisted Living Regional Need, Regional Need, 
Brookline NeedBrookline Need

ModerateModerate NoNo LowLow Revenue PositiveRevenue Positive

LowLow

ModerateModerate

ModerateModerate

UnknownUnknown

LowLow Revenue Positive Revenue Positive 
–– also would also would 
include hotel include hotel 
taxestaxes

Extended Stay Extended Stay 
within within 
Apartment Apartment 
FormatFormat

Extended family, Extended family, 
LMA families, other LMA families, other 
travelers who travelers who 
prefer quiet settingprefer quiet setting

NoNo

PossiblyPossibly

NoNo

NoNo

MaybeMaybe

Moderately LowModerately Low Revenue Positive Revenue Positive 
–– also would also would 
include hotel include hotel 
taxes if less than taxes if less than 
90 days90 days

PossiblyPossibly

Grocery StoreGrocery Store 1.5 mile radius1.5 mile radius HighHigh ModerateModerate

RestaurantRestaurant 1.5 mile radius1.5 mile radius High, but off peak High, but off peak 
hourshours

MinimalMinimal

Incidental Incidental 
RetailRetail

Walking DistanceWalking Distance LowLow MinimalMinimal

Commercial Commercial 
Business Business 
Center / Mail Center / Mail 
RoomRoom

1.5 mile radius1.5 mile radius Moderately LowModerately Low MinimalMinimal



Thinking outside of the BoxThinking outside of the Box
1.1. Back to the Future: Corporate Sponsorship when Hancock Back to the Future: Corporate Sponsorship when Hancock 

Village was created Village was created –– What’s the modern version of that What’s the modern version of that 
vision?vision?

2.2. Partnering with Medical Institutions, assisted living, Partnering with Medical Institutions, assisted living, 
corporations looking for language immersion corporations looking for language immersion 
programming programming 

3.3. Creating job training / language services / afterCreating job training / language services / after--school school 
sitesite

4.4. Providing neighborhood amenitiesProviding neighborhood amenities

5.5. Using model of financial setUsing model of financial set--aside for sharing risk of aside for sharing risk of 
unpredictability of schoolunpredictability of school--aged childrenaged children

6.6. Substantial affordable rental housing, perhaps including Substantial affordable rental housing, perhaps including 
workforce housing with J. Ron workforce housing with J. Ron TerwilligerTerwilliger CenterCenter



Occupation of Hancock Village Residents

13%

23%

8%
2%

38%

3%

5%
3% 4% 1%

MEDICAL

EDUCATION

BUSINESS

FINANCE

RETIRED/HOUSEWIFE/OTHER
UNEMPLOYED
ENG/ARCH

COMPUTER

ARTS

OTHER

HOSPITALITY



Need to know what the Developer’s Need to know what the Developer’s 
intention is relative to Brooklineintention is relative to Brookline

1.1. What is the typical profile of Hancock Village What is the typical profile of Hancock Village 
residents?residents?

2.2. Why are they attracted to this site?Why are they attracted to this site?

3.3. What demographic trends are temporary, and What demographic trends are temporary, and 
which are longwhich are long--term?term?

4.4. What commercial partnerships could be formed What commercial partnerships could be formed 
to create mixedto create mixed--use site?use site?


	Existing Annual Cost of Hancock Village to Town of Brookline
	Why are we still listening?
	Comparison of School-Aged Children per Household
	Town of Brookline�Demographics by Age
	Hancock Village �Demographics by Age
	School-Aged Children�by Housing Type
	Alternative Residential Scenarios
	Rental tide hits schools�Big developments spike enrollment
	Rental tide hits schools�Big developments spike enrollment
	School-Aged Children in Apartments versus Town-wide
	Cluster Townhomes
	Alternative Residential Scenarios
	Special Permit I
	Special Permit II - 6 stories
	Special Permit II - 6 stories
	Extended Stay Hotel, Apartments & Community Center
	“Back of Envelope” Fiscal Study
	“Back of Envelope” Fiscal Study
	Buying Power for Potential Retail
	Buying Power for Potential Retail
	Potential for New Retail
	Commercial Possibilities
	Thinking outside of the Box
	Need to know what the Developer’s intention is relative to Brookline

