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Dear Mr. Katzeff and Task Force Members:

Bonz & Company, Inc. is pleased to submit the enclosed final Market/ Feasibility
Analysis for the Focus Area of Hull, Massachusetts. Both Bonz & Company and
Sasaki Associates have enjoyed the opportunity of working with the Task Force
on this challenging and exciting project.

The accompanying report summarizes our analysis, conclusions, and
recommendations concerning the redevelopment potentials in the Nantasket
Avenue and George Washington Boulevard gateway areas and the Nantasket
commercial area. The report reflects the thoughts, inputs, and comments of the
Task Force members during our numerous meetings and brainstorming sessions.
In preparing the report, we have been mindful of the dual challenge to
realistically reflect market realities and opportunities as well as to ensure that the
recommended development programs are consistent with the Town’s Vision
Statement. Our recommended programs are intended to have both a visual and
economic impact on the Town, transforming the existing commercial area and
MDC beach area into an area which attracts additional tourists and visitors,
strengthens the retail base, and better serves the residents of the Town.

Long-term, the creation of a more attractive and vibrant retail-service beach and
park area will stimulate further tourist and visitor growth, leading to the
transformation of small hotels and larger houses into bed and breakfast
accommodations, enhancing the Town's residential housing market, and
strengthening the retail and service core.

Very truly,
BONZ & COMPANY, INC.
<2

Ricﬁaz; . Bonz, CRE
President

77 Franklin Street »« Boston, MA 02110
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SECTION I—EXECUTIVE SUMMARY

Bonz & Company, Inc. in association with Sasak; Associates of Watertown has
undertaken a redevelopment feasibility study for the Town of Hull. The studies
began in mid-October, 1994 through December, 1994. These studies included
market analyses, planning studies, and financial feasibility studies. This report
summarizes the market and financial feasibility studies and presents the
recommended development programs for the identified development projects

together with implementation recommendations.

The focus of this study was on the western portion of Hull, from the Hull/
Hingham Town line extending eastward to the end of the Nantasket Beach area
to the eastern border of the parcels owned by the Hull Redevelopment Authority,
and including the Nantasket Avenue and George Washington Boulevard
corridors, the commercial area, the MDC properties and the HRA parcels.
Working with the Town’s Econornic Development Task Force, the consultants
first charge was to define the key parcels of land which were to be the subject of
the market feasibility study. The agreed upon parcels were under-utilized
parcels of land, the reuse of which would have significant impact upon the
Town. Two broad areas containing some six parcels became the Iﬁajor focus of
the study, with four parcels also to be considered. The major focus areas were:

* The Nantasket Beach and commercial area consisting of the following
Specific areas:

— the Hull Redevelopment properties :
— the adjacent properties in the commerdal area owned by AJ

Lane
— the Metropolitan District Commission properties;

— the Town Pier
— the balance of the commercial area

* The undeveloped portions of the Hall Estate which was subsequently
expanded to also include:

— the undeveloped portions of the former Worrick Estate
— the Town's Highway Department facility and the adjacent

parcel



Town of Hull

“

Focus Area

A outlined in bold

Foaell Pl

e roje
Vhe frm oy of Tl

July 1994



The parcels of secondary focus constituted the following four properties:

* The vacant parcel located on George Washington Boulevard at the
harbor and readily identified by the “Hull” sign;

* The undeveloped parcel located at the Hingham town line on George
Washington Boulevard and the Weir River estuary known as the Flynn
- Trust parcel;

* The underutilized parcel located on Nantasket Avenue and referred to
as the St. Mary’s Rectory property;

* The undeveloped waterfront parcels located immediately west of the
MDC properties and abutting the Atlantic Hill-condominium
development.

This report addresses the reuse potentials of the aforementioned parcels, in the
context of the Town’s Vision Statement and the related studies which were
prepared by the Task Force and their consultants in the first phase of the Task
Force’s work. The goal of the study was to identify development potentials
which were both feasible and consistent with the Vision Statement. To the extent
that there would likely be development pressures for uses that were not
compatible with the Town’s Vision Statement, these were to be also identified,
with recommendations as to how the Town could avoid such development.

To facilitate its review, the report presents a summary of the findings in this
sectior. The suggested implementation strategy is set forth in the following
section. Section LI provides background market information, data concerning
the economic and demographic characteristics of the market, and estimates of
tourism. The next section, Section IV summarizes the retail market potentials -
and identifies a retail revitalization strategy and its financial characteristics.
Section V, addresses the potential for golf course development potentials and
includes details concerning a potential golf course project and its financial
feasibility. Section VI addresses residential development potentials, including
elderly housing and related uses. The last section, Section VII, summarizes our
analysis of other development potentials for the focus area including commercial
office, public facilities, cultural facilities, and a performing arts area.
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The key findings of the report are as follows:

Demog_raphic Trends

Population gains in Hull and the swrrounding communities have been
modest during the 1980 through 1994 period, and continued growth at
a moderate pace is anticipated through 1999.

Due to a decline in household size and an increase in household
formations, Hull experienced a gain of more than 550 households
between 1980 and 1990 with an average annual rate of household
growth of 1.7%. This rate declined somewhat during the first half of
the 1950s, but is expected to increase slightly during the 1995 to 1999

period. ,

Aggregate personal income in Hull nearly tripled between 1979 and
1989, is expected to be considerably slower during the 1990s, reaching
some 5224 million by 1999.

Average household income in Hull increased by nearly 15% annually
between 1979 and 1989 and by 1999 is expected to reach nearly $53,070.

The eleven municipality Secondary Market Area consisting of
Hingham, Cohasset, Rockland, Weymouth, Braintree, Quincy,
Randolph, Scituate, Holbrook, Abington, and Norwell saw similar
population, household, and income trends. '

Employment Trends

The Town of Hull is primarily a residential community with a relatively
low number of persons employed within the limits of the Town. The
number of persons so employed has continuously declined since 1980
with jobs losses occurring in the construction, trade, and government
sectors of the economy.

The improving regional economic conditions and a revitalization of the
Town’s retailing will stabilize and even increase jobs in the trade sector
and construction sector; however, the job loss in government reflects
shifts of state and federal employees and this change is not likely to be
reversed. Unless a major emplioyer is attracted to the Town, no major
gains are expected to be seen.
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Hull is influenced by the level of employment in the balance of the Hull
market area which increased sigrificantly between 1980 and 1990 with
27,100 jobs added, but more than 3,400 jobs were lost between 1990 and
1993 due to the recession. With return to economic stability, a number
of jobs in the balance of the market area is expected to increase
moderately during the last half of the 1590s,

As a residential community Hull is also affected by the employment
trends in the balance of the metropolitan area where there was
sigruficant increases during the early portion of the 1980s, slight losses
during the balance of the 1980s, and a dramatic decline during the
early 1990s. As stability returns, moderate growth is expected.

The local and regional employment trends directly and indirectly
impact the disposable income, demand for housing, goods and
services, and other discretionary expenditures. The reversal of the
trends of the last five years is expected to be reflected in moderate
Increases in consumer spending, housing, and other related
expenditures which are directly linked to the development outlook for
Hull

Visitor Trends

A major factor influencing the Town are the numerous seasonal
visitors attracted to Hull's beaches and other areas. There are no
accurate data to project the precise number of visitors; however, traffic
counts and parking counts indicate a range between 500,000 and
950,000 visitors, but the figures could be far greater. The majority of
visitors are day visitors to the beach and waterfront areas of the Town.

Seasonal visitors have historically had a major impact on the Town and
this continues today. Summer visitors augmented by year-round
residents of nearby communities appear to account for nearly 25% of
sales for convenience goods and restaurant/related services.

The combined market segment consisting of summer visitors and
residents of the surrounding area offers a strong potential economic
base for revitalization of the Focus Area of the Town.



Retail Findings

Hull residents spent nearly $17.7 million annually for groceries,
personal care products, and other convenience goods with an
additional $28.6 million spent for apparel, appliances, furniture, and
other shoppers’ goods, and $8.9 million for restaurant and related
expenditures total $8.9 million annually.

In contrast, sales by Hull’s stores and restaurants and related
establishments total only $3.5 million for convenience goods, $1.8
million for shoppers’ goods and $4.9 million for restaurant and related

sales.

The imbalance between resident’s expenditures and local sales results
In a significant outflow of shopper’s dollars from Hull to stores located
elsewhere in the market area. Of the nearly $55 million in convenience
goods, shoppers’ goods, and restaurant-reiated expenditures made by
Hull residents, local stores capture less than $8 million ot
approximately 14.5%.

‘Hull also is the beneficiary of capturing retail and restaurant/ related

expenditures by non-residents, primarily seasonal visitors, who
account for approximately 25% of the Town’s convenience and
restaurant/related sales. -

Due to the high sales’ volumes and number of shoppers necessary to
support typical shopping center type retailers, such as a supermarket,
drug store, apparel stores, etc., the population base and aggregate
retail expenditures of Hull residents would not be sufficient to atiract
such stores which retail locations with better access to a larger regional

market.

Hull does have the opportunity to attract “destination” type retail and
service establishments which are not dependent upon the high traffic
volumes and large numbers of shoppers. Such businesses include
restaurants, specialty stores, artists and artisans, etc., which
individually attract a clientele based upon their unique product or
service. For these type of retailers, Hull offers an attractive coastal
location with reasonable access to their market.

As an extension of the concept of attracting “destination” type retailers
and service businesses, we explored the possibility that a destination
retail facility, such as a small-scale outlet mall, could be attracted to
Hull. After discussions with developers and operators we have
concluded that accessibility and related locational characteristics make
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1= unlikely for such a use te locate in Hull and such a use would appear
inconsistent with the Town's Vision Statement adopted in the first
phase of the economic redevelopment strategy.

* Based upon our assessment of Flull's market potentials, we believe that
2 realistic strategy would be to expand and strengthen the existing
seasonal retail base and to create opportunities to attract destination
retail and service businesses.

Tourist and Visitor Market

* Tourism and seasonal visitors remain a potential economic asset that
can be focused and used as a source of economic support for the
revitalization of the Nantasket commercial area.

* The Town's beaches attract between 500,000 and 850,000 or more
visitors, but as noted during the prior Vision Statement study, the
facilities are unatiractive, in pocr condition, and not competitive when
compared with other areas. '

* By increasing the attractiveness, quality, and type of facilities, we
believe that Hull and the MDC will not only better serve local and
regional needs, but attract a stronger base of economic support.

* The existing seasonal visitor base provides an opportunity to support
the development of a seasonal festivai food, retail, and services area on
the Town Pier which could be expanded to other portions of the
Nantasket commercial and beach area.

* The existing MDC facilities could be redesigned and reconfigured in
combination with portions of the Hull Redevelopment Area site, the AJ
Lane property, and portions of the retail /commercial area to create a
spectacular park and beach area which would better serve the Town
and region and act as a catalyst for the revitalization of the balance of
the commercial area.

* Market and preliminary development studies indicate there is
sufficient market demand to support the creation of an 18-hole, par-57
golf course which could be located on the undeveloped portion of the
Hall Estate and the undeveloped portions of the Worrick Mansion
property. Sucha use could be developed as a private and /or public
undertaking and would enhance the attraction of seasonal visitors,
improve the area’s image, and have a positive impact on the Town’s
economic base.

<



Finally, the concept of a theme park was again renewed and although
it could be economically viable, the use was not considered since it was
inconsistent with the Town’s Vision Statement and since lower impact
uses which were considered to be consistent with the Vision Statement
appear feasible.

Residential Development Potentials

Hull has had two periods of major development during the last fifty-
plus years: the post-World War II boom, and the period of the mid- to
late-1980s.

Hull is one of the most densely developed towns in the South Shore
and has little available land for residential development. Most of the
potential development sites are situated in the Focus Area and would
likely command development densities in excess of eight units per
acre.

With an over-building of housing, particularly condominiums prices,
in Hull and elsewhere in the Northeast, have dropped for all housing
types with condominiums typically selling for well below replacement
cost.

Until prices increase, the development of townhouse or mid-rise
housing does not appear financially feasible in most markets unless
there are unusual circumstances such as attractively located, very low-
priced land. Thus it will likely be several years before the
development of such housing may again be feasible. '

As past experience has indicated, luxury and high-priced
condominiums do not appear marketable in Huil except in spectacular

locations such as the cliffs area overlooking the Bay. The most likely

market will be for mid-priced product which today is of questionable
economic feasibility. -

Market data indicate a potential demand for elderly housing in the
Hull marketarea. To be successful such development must contain a
substantial component of higher priced elderly units, even where the
development is financed under the Massachusetts Housing Finance
Agency’s “Elder Choice” program. Although the type of development
offers a promise for well-located sites in Hull such as the Hall Estate or
the Rectory site, there is strong competition for tenants and
development financing which could delay such development in Hull.



We have also examined the market potentials for nursing care facilities
either included with an elderly housing complex or as an independent
facility. Based upon studies conducted by the State, there is an
oversupply of permits for such housing in the Hull market area. Since
some of these permits have not yet been used for development, it may
be possible to attract existing permits for nursing home facilities to
Hull.

Site Consideratons

The previously identified areas have certain physical, ownership,
locational, and development control attributes that affect their
development potentials. These are summarized below:

Hall Estate

The undeveloped portion of this approximately 52 acre parcel is in
a single ownership. The site is sloping and rolling to the Weir River.
The site is attractive with a combination of open and wooded areas.
Zoning is a combination of Conservation, Townhouse Residences,
and Multi-family Residences -I. Wetlands abut the Weir River.

Balance of the Former Worrick Estate

The undeveloped portions of the area contain approximately 21.76
acres in some five principal ownerships (Gratta and related interests,
Minelli and related interests, Strozewski, Coleman, Lofchie) plus
private roadways and upland of undetermined ownership. The a
substantial portion of the properties are zoned Commercial/
Recreation I which ailows 6,500 square foot single family lots, multi-

family residential, hotel, and related uses. Some of the property

appears to have a paper subdivision, but is in single ownership. The
site is sloping and rolling to the Weir River. Wetlands abut the Weir

River.
MDC Parcels

The MDC properties contain more than 14.5 acres, but the exact area
of the MDC parcels are unknown. The major portion of the properties
are the Nantasket Beach and related parking areas which generally
extends from the high water line to the northern limits of Nantasket
Avenue which roadway is shown on MDC drawings to be owned by
the MDC from the westerly end of the beach to the easterty end of the
HRA Parcel. The MDC also owns a large parking lot off George
Washington Boulevard, a second parking area in the parcel known as
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the Hull Redevelopment Authority parcel, and a parcel between off
(George Washington Boulevard and Nantasket Avenue which
contains storage and other buildings which are undergoing
substantial exterior renovations. According to the MDC planning
department the MDC holdings are the subject of an Historic
Properties designation which has received recommendation by the
Massachusetts Historic Commission. The revitalization of the MDC
properties is critical to the revitalization of much of the study area.

Hull Redevelopment Authority Parceis

These properties contain some 10.5 acres of land between of George
Washington Boulevard and Nantasket Avenue, and including
parcels north of George Washington Boulevard on the waterfront.
Included in the above property is the area of the MDC parking lot,
but excluding the property that is in private ownership. The land is
relatively flat and 1s located within the flood plain, subject to wave
action. Zoning is Commercial/Residential and provides for a
variety of potential uses. The site had been under contract to A. J.
Lane for the development of a multi-family residential complex.
There has been an expression of interest in the site for a single-
tenant office complex.

Town Pier

The Town owns some 2.8 acres of land consisting of the Town's
pier and abutting property. The channel to the pier is to be
dredged, improving boat access. The area was historically used for
the steamer landing and, more recently, for the commuter boat
service which has subsequently relocated to the point. The pier is
used by commercial fisherman and pieasure boaters.

Balance of the Nantasket Commercial District

The balance of the Nantasket commercial district is in multiple
ownership. Zoning is generally Business. The westerly portion of
the area containing some 2.04 acres was owrned by A. ]. Lane (296
Limited Partnership), but was reported to be the subject of
foreclosure. The balance of the area, containing some 5.1 acres, is in
multiple private ownership. Although many properties are in good
condition, a number of the properties are unatiractive and some
appear to need major repair. The attractiveness and marketability
of the area could be improved with cosmetic facade work.

10



Reuse

Other Nantasket Avenue Properties

The other major Nantasket Avenue properties include the Rectory
site, a 2.9 acre parcel owned by the Roman Catholic Archbishop of
Boston. This hill top site is Single Family Residential 3 (B} and is
being marketed. A second parcel is the Town’s DPW garage site
which contains 3.15 acres and is currently in active use by the
Town. The third parcel is a small parcel abutting the DPW site,
which is currently used for storage of construction materials, wood,
and related activities.

George Washington Boulevard Gatewav Parcels

There are two undeveloped parcels in private ownership which,
while small in size, have the ability to significantly affect the visual
image of the Town. The first is at 150 George Washington
Boulevard and contains 1.2 acres. Zoning is Waterfront District. The
second is the Flynn Trust parcel, located on the Weir River at the
Town's western border with Hingham. This 3.15 acre parcel has
Commercial zoning along George Washington Boulevard and
Single Family-4 zoning to the rear.

Potentials

The reuse potentials of above properties have been analyzed by the
consultants in light of their location, physical, and market
characteristics. In some cases, parcels have been combined to create
development areas with greater impact.

Hall Estate

Considered separately, as presently zoned, the site would likely
remain developable for townhouses and multi-family residential
uses; however, the current market for such housing would likely be
geared to a lower priced product than originally contemplated and
the iming of such development could likely be delayed several years
until the market strengthened. The property might be attractive for
an institutional or headquarters commercial office use, but these uses
appear highly unlikely. It is aiso a potential site for elderly housing;
however, the timing of such development is questionable due to
market competition. Thus, we have considered the redevelopment of
the balance of the site together with the undeveloped portion of the
Worrick Estate for an 18 hole, par 57, golf course which preliminary
analyses indicates to be feasible if the land can be assembled in a
single ownership.

11



Balance of the Former Worrick Estate

The undeveloped balance of the Worrick Estate could be redeveloped
for commercial and residential purposes; however, there is limited
demand for additional convenience retail development and other
forms of permitted commercial development appear unlikely. It is
potentially that a small scale retail /commercial development could
be atternpted, but given the marginal market and economic feasibility
of such development, costs would have to be minimized and the
resulting quality and potential vacancies could likely adversely
impact other development potentials in the Town, including the
reuse of the undeveloped portions of the Hall Estate. Residential
development potentials do not look strong, particularly since the
properties would need costly infrastructure improvements to support
such uses.

Thus, we have considered the redevelocpment of the balance of the
site together with the undeveloped portion of the undeveloped areas
of the Hall Estate for an 18 hole, par 57, golf course which
preliminary analyses indicates to be feasible if the land can be
assembled in a single ownership.

Huil Redevelopment Authority Parceis

The site has spectacular views and is zoned for commercial and
residential uses. Recently the Town has been approached by a
potential office user who has expressed interest in building a major
office complex on the site for his company’s use. Absent that user or
another party that has a unique basis for desiring the site, the current
market conditions for residential and commercial development
coupled with the penalty costs of building in a flood plain and the
recently enacted ADA requirements make development of the site
unlikely in the near term.

The Town is issuing an RFP for development of the site. If there are
no appropriate responses, we recommend the HRA parcel be
development in conjunction with the MDC property for a waterfront
park since the redevelopment of the MDC property is vital to the
Town’s economic redevelopment. If there are responses to the RFP
which would have greater positive impact on the Town, the MDC
redevelopment proposal could be reconfigured.



MDC Parcels

These properties are critical to the Town's revitalization. We,
therefore, have prepared a reuse scheme which creates an attractive
beachfront park, with attractive, separate smaller scale parking lots,
and the opportunity to introduce kiosk/gazebo type retail and
services to the area in order to enhance its attractiveness. As
configured, the redeveloped park would extend from the present
storage facility site to the easterly end of the HRA parcel, including
the 296 Limited Partnership {former A. J. Lane) parcel, but excluding
the active retail from the MDC parking lot at the Red Parrot to the
westerly boundary of the 296 Limited Partnership/A. J. Lane parcels.

Town Pier

The proposed reuse of the Town Pier is intended to be the first step in
the revitalization of the Nantasket beach and commercial areas. The
proposed reuse is to build upon and strengthen the existing seasonal
visitor market by creating an attractive festival marketplace
containing a variety of gazebo type kiosks and tent type restaurant
augmerted by pushcart type venders. Taking advantage of the
harbor location and views, the area would be anchored by a
destination seafood tent restaurant and augmented by retail and
service kiosks which provide specialty foods, ice cream, arts and
handicrafts, specialty items, sea kayak and boat rentals, bicycle
rentals, and an area for the sale of seafood and lobsters should the
fishermen wish to participate. The keys to the developments success
is the creation of an attractive area with landscaped seating, lighting.
and adequate parking which will draw people from the South Shore
who have not heretofore been frequent visitors to Hull.

Balange of the Nantasket Commercial District

With the exception of the 296 Limited Partnership/A. ]. Lane parcels
which would be incorporated into the revised beach/park concept, it
is recommended that the balance of the Nantasket commercial
district be considered for assistance under the Main Street program to
help coordinate the revitalization of the area in concert with the
reconfiguration of the beach area and the Town pier project. With the
creation of the festival restaurant/retail/ space/service area on the
Town pier, additional visitors will be attracted to the Nantasket area.
This will provide an opportunity for upgrading the commercial
district. Initially, minor improvements such as an ATM banking
facility might be added. Longer term, however, it is anticipated that
some of the retail enterprises opened in the kiosk/gazebo retail
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stands will grow and relocate in underutilized store fronts in the
commercial area. The Main Street program could help direct and
Integrate the development in the Nantasket Commercial District.

Other Nantasket Avenue Properties

The redevelopment of the Town’s DPW garage site and the adjacent
commercial parcel on Nantasket Avenue is anticipated to be a second
stage redevelopment effort which is dependent upon the
redevelopment program for the Hall Estate and the former Worrick
Estate. Should these properties be redeveloped with a golf course,
both the DPW garage site and the adjacent site would be able to be
reused for commercial and recreation purposes. Should neither the
Hall and former Worrick Estates be redeveloped, the two parcels will
have modest redevelopment potential.

George Washington Boulevard Gatewav Parcels

In considering the development of these parcels, the critical issue
which the Town faces is that the success of the Town pier, goif
course, or MDC/HRA parcels, will stimulate development pressures
for commercial uses on these two sites. Either by preserving the
parcels as open space or ensuring that any development would be
compatible with the objectives of the Town would protect the major
gateway to the Town. This could be addressed by the acquisition of
the development right by the Town or by an environmentally
sensitive group. Barring this, it is reasonable to anticipate that the
properties will be subject to development pressures. The key is to
ensure that the development is consistent with the objectives of the
Town through appropriate zoning and development controls.

Revitalization Strategy

* The strategy set forth in the following section consists of a series of
actions focused upon staged improvement in the commercial-beach
Nantasket area and at other locations in the Focus Area as delineated
by the Economic Development Task Force.

* The key is to use a combination of public-private actions to simulate
development.

* The recommended initial focus is on the transformation of the Town
Pler into an exciting waterfront retail area with a focus on an outdoor

restaurant, kiosk-type shops, artists, and recreational uses.
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Simultaneously, the Town could encourage a major reconfiguration
and redevelopment of the MDC—controlled beach areas into an
attractive waterfront beach—park that provides facilities for a variety of
uses including young people, families with young children, and older
persons.

Although the undeveloped portions of the Hall Estate and the former
Worrick Estate are in private ownership, the Town should encourage
the owners to consider redeveloping the sites as a first class, waterfront
golf facility. As an alternative, the MDC could be encouraged to
acquire the properties for such use.
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SECTION II—REDEVELOPMENT PROJECTS AND STRATEGY

The revitalization of Hull's commercial, beach, and gateway areas will require a
flexible implementation program, operating within a realistic set of parameters.
The problems which face the area, although difficult, can be overcome through a
steadfast vision of what is attainable and a determined approach based on
market realities. The causes of the problems are numerous: the deteriorated and
unattractive condition of the MDC properties which dominate the Nantasket
commercial area; the over-development of high priced condominiums; the
recession of the late 1980's and early 1990’s; and the changing position of Hull in
a highly competitive market.

Hull has historically maintained the attractiveness of a waterfront community
which appeals to residents and visitors alike. With hundreds of thousands of
seasonal visitors to the Town's beaches each year and visitor retail/ restaurant
sales accounting for some 25% of receipts, it is evident that the Town has a strong
economic resource in its ability to draw people. It is this economic base upon
which the recommendations are built, with the intent of strengthening the
seasonal market base and transitioning into year-round economic demand.

The intent is tc strengthen the seasonal market through the development of a
festival retail/service component located at the Town Pier, but expanding
throughout a renovated beachfront-park area and to use the development of a
spectacular waterfront golf course to strengthen the tourist visitor markets as

well as to better serve the residents. In the retail / service sector, the enhanced
attractiveness of the area wiil improve the ability to capture non-traditional
specialty retail/service establishments which do not rely on traditional retail mall
to attract shoppers. The program is also intended to increase the area’s
attractiveness for higher income retirement and elderly housing as well as to
“footloose” business which are seeking headquarters locations in areas other than

established urban or suburban office locations.
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The major focus of the implementatioﬁ of the suggested program involves three
important distinct development opportunities, each with different timing, but all
mutuaily reinforcing. The overali implementation effort will take three or more
years to accomplish; however, initial results could occur within months. The
actions which the Town should consider are as follows:

* Initially, focus on the revitalization of the Town Pier by preparing and
issuing a Request for Proposal that outlines the Town Pier
redevelopment program and solicits a developer or operator to master
lease the area for redevelopment as a Vaterfront Festival Market. It is
likely that the Town Pier revitalization will be staged, with the tent
restaurant and a limited number of retail/food and service kiosks in
the initial period, and while a continued increase in the number of
food, retail, and service vendors increasing over the next several years
as the current MDC beach revitalization and the golf course become
more of a reality. A discussion of the operational approach and key
issues in the [ease structure is presented later in this section.

* A second action involves commencing discussions with the key
property owners of the Hall Estate and the balance of the Worrick
Estate concerning their interest in pursuing the golf redevelopment
proposal and/or their interest in selling or long-term leasing their
properties for such a purpose. Should they object to the idea of
participation, sale, or lease, and should the Town feel strongly about
seeing the project go forward, either the Town or the MDC could
acquire the properties for public recreational purposes, paying the
current fair market value which we judge to be substantially below the
current assessed value, and develop the facility. The subsequent
operations could be under a lease to a professional golf course
management organization.

* At the same time, the Town should commence discussions with the
MDC concerning the redevelopment of the beach area in a manner
reflecting the concept plan presented in this report. While the physical
aspects of the plan are of considerable importance, the control and
operational management should also be of vital concern to the Town
since the MDC properties constitute the most critical properties in the
Town in terms of the Town's revitalization efforts. More detail of
alternative approaches are presented later in this section.
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The implementation of the Town Pier project could take up to twelve months,
with the actual physical structures in place by the summer of 1995 or 1996.
Planning for the golf course would likely take unti] the spring of 1996 to be
completed and construction to begin, with actual operation in the following year.
It is likely that the negotiations with the MDC would take the balance of 1995,
perhaps longer since the issues involve not only the physical aspects of the beach
area, but control and operational issues. Planning could begin simultaneously,
but that is unlikely. More probably, planning would not commence untl 1996
and the actual implementation of new plans, the following year. To a major
degree, the Town's successful commencement of the Town Pier project could
provide impetus for both the golf course and MDC revitalization program.

Assuming a completion of the MDC revitalization in 1997, the likely year of the
golf course opening, and at least one year after the Town Pier revitalization, there
should be sufficient momentum for broader revitalization throughout the Town.
With increased day visitors coming for an increased variety of recreational
pursuits such as golf, scenic bike riding, sea kayaking, wind surfing, and surfing
as well as visiting the beach, the Town's retail, restaurant, and other visitor
services will become more profitable. Businesses are likely to expand from
kiosks to storefront operations and new businesses should be attracted.

The key to the success is to actively foster, through public and private actions, a
variety of active and passive pursuits that will draw a variety of visitors and
encourage them to come more often and stay longer. If creatively marketed and
developed, with it miles of waterfront, extensive beaches, and attractive setting,
the Town could readily become a major day visitor destination. As has
happened in other areas, the increased visitor traffic tends to become self
perpetuating. Moreover, it often leads to the conversion of larger, existing
properties into bed and breakfast establishments, and there are numerous former

small hotel and boarding facilities which could be so converted.

13
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In addition to the three previously noted projects, the Town should consider the

rezoning of the Archdiocese Rectory site for the development of elderly housing

and related uses. A group within the Archdiocese has had extensive experience

In this field, and either they, private developers, or a joint effort could create and
attractive, mixed income, market-rate and affordable elderly housing

development on the property.

The Town should also consider protecting its entrance corridors, particularly the
George Washington Boulevard entrance from undesired commercial
development which could be spurred by the success of the Town’s revitalization
as a visitor destination. This could involve acquiring properties, development
easements, stricter design and use control, or other means. The purpose is not to
prevent the utilization of private property, but to ensure that the development
which does occur does not under cut the Town'’s revitalization efforts.

Town Pier Strategy and Program

Based upon our analysis of market support and the input from Task Force
members, we believe that the Town Pier has a unique opportunity to be
redeveloped into a seasonal-festival retail area which takes advantage of the
unique location and attractive water views to World’s End. ‘Such a use is not
incompatible with fishing and boating uses at the Pier and wouid be enhanced by

such water activities.

The conceptual plan is illustrated on the following page. The plan envisions the
creation of an attractive mix of gazebo-type kiosks and tent-type restaurant,
augmented by a limited number of pushcart-tvpe vendors. The atmosphere
created would be similar to that at Quincy Market or that found in other summer

comrmunities.

The types of retail establishments should include establishments which take
advantage of the tourist potentials of Hull such as bicycle rentals; sea kayak,
paddle boat, and other water-craft rentals: local and regional art and handy-craft
vendors; small food vendors such as ice cream, specialty snack and other foods,
and an area for the sale of seafood and lobsters should the fishermen/

lobstermen wish to participate.
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The ke}f to success is the creation of an atiractive area with landscaped seating,
lighting, and adequate parking which will draw people from the South Shore
who heretofore have not been frequent visitors to Hull, Clearly, this area would
also serve the residents of the Town by providing a small, seasonal, festival retail
area. Most importantly it would begin to change the Nantasket image and be a

starter area for new retail ventures.

The success of the development will depend upon the ability to merchandise the
entire festival market area as a visitor destination as well as to attract a mix of
food, service, art, and other retail vendors. Also of importance is the ability to
manage the area in order to keep it attractive to visitors and to draw a mix of
food, service, art, and other retail vendors. We would, therefore, recommend
that the Pier area be master leased for a period of three to five years, with options
to renew based upon certain performance criteria and with the Town's right to
terminate the lease upon failure to meet certain performance standards. The
lessee would have the right to either sublease “pads” for sub-tenants to locate
gazebo-type kiosks or the lessee could develop such kiosks and lease the
improved space to tenants. Flexibility to the lessee is critical, but this must be
palanced by specific design and maintenance criteria for the facilities. It is
assumed that at the end of the season, the facilities could be moved for storage at

other locations.

The objective of the Town should not be to maximize the initial revenue from the
redevelopment, but to structure the lease so as to encourage the developer to take
the risk which is successful will be highly profitable to the Town not only
through spear-heading the revitalization of the commercial area but starting the
momentum for a wider Town revitalization. Thus, the Town would be wise to
accept a low base rent and a percentage rent against the break-point of the base
rent. Thus, the Town might take a base rent of $500 per kiosk, against, perhaps,
6% of sales. In that instance, the minimum rent would be $500, but the Town
would receive 6% of ali revenues in excess of $8,333 (3500 divided by 6%) and if
the kiosk makes $100,000 in sales, the Town would receive $6,000 from that single

kiosk, plus tax revenue.



The actual rent terms will be the subject of negotiation, however, the under-
riding principle is that the Town benefits increasingly from the sublease of the
operations. Thus, the Town should be encouraged to take steps to ensure the
viability and attractiveness of the project. This is in the Town’s interest and that
of both the master developer and each individual business. The Town, the
developer, and the business should be encouraged to maximize the attractiveness
to visitors by working together to develop bike trailer that attract tourists,
creating visitor events, and other ways which do not intrude on the residents, but
make the Town a more attractive destination. To the end, the Town, working
with the developer and both new and existing business, should create the visitor
infrastructure such as a marked bike trail winding throughout the scenic portions
of Hull from the Town Pier to the Point. In concert with designated developer/
operator and the business, the Town should formulate an approach to creating
destination events that will attract additional visitors.

The request for proposals to developers should outline types of uses desired, the
design criteria which the Town expects to impose, the base rent, and anticipated
percentage rents. It should, however, be sufficiently flexible to allow bidders to
propose alternative designs, mixes of uses and rent terms. The proposals would
then be reviewed and the most attractive ones negotiated to arrive at the best
proposal which generates a fair return to the Town. The key points to highlight
in the request for proposal would be the location, the attractive views, the success
of the existing restaurant, and the flexible nature of the transactior.

MDC Property Strategy and Program

As noted earlier in the section, there are two distinct aspects of the _
redevelopment of the MDC beach area: the physical project and the subsequent

control over operations.

The concept plan illustrated on the following page endeavors to create an
attractive park and beach area which would be pleasing to residents and visitors
alike. A necessary change, in the consultants’ judgment, is the creation of a series
of smaller, treed and landscaped parking areas which would maintain or

expand the number of spaces available.
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Moreover, through market pricing mechanisms and maximum parking times, an
attempt should be made to foster turnover at certain of the lots, with the more
remote lots, serving all day parkers and providing them with some form of
inexpensive trolley-type service to the beach area. Turnover will providea
greater number of persons an opportunity to visit and use the revitalized areas,
and the fees will help offset the costs of maintaining the landscaped, parking

areas.

The concept also envisions the inclusion of retail and service kiosks throughout
the park area in order to better serve the visitors and create interest and activity,
butalso to generate revenue to help pay the cost of maintenance. As illustrated
in the concept plan, there would be substantial changes in the road alignment to
facilitate the creation of the park-like beachfront. The large MDC parking areas
would be removed in the western portions of beach and replaced by treed and
grassed sitting areas and smaller parking lots. Kiosks and retailers could be
located along the redeveloped walkway which goes the entire length of the

beachfront park.

In the mid-portion of the beach, the plan shows the removal of the existing MDC
facility to create more landscaped sitting and park areas as well as small parking
areas. The focus in this area is the bathhouse which the MDC is proposing to
renovate and the pavilion. Although the bathhouse is to be renovated, the uses
for the central area remain undecided. In our judgment, this could serve as an
area to senjor citizens to gather, relax, and enjoy the beach and park. This area is
linked to the proposed Town Pier redevelopment area of restaurants, boat

rentals, and retail kiosks.

Moving eastward, the existing retail area containing the bank and related
businesses would remain up the portion of the block formerly acquired as part of
the AJ Lane development. A portion of the property could be used for
commercial purposes, additional parking, and the balance as park.



The eastern portion envisions the reuse of the HRA parcel as parking and family
beach-park area with a children’s recreation/ play area and a covered area where
children could play and where supervised child-care, story-telling, and other

activities could take place.

The plan is conceptual and serves to illustrate the type of redevelopment which is
possible. Clearly, the concept can and will be changed to fit the actual site and
the needs of the Town and MDC. For example, if the MDC work area and
maintenance building cannot be removed, the plan could be adjusted to
accommodate their continued presence. Should the HRA parcel be developed,
the plan could likewise change without destroying the concept which is to create
an attractive park-like beach setting that better serves the Town and the general
public and enhance the attractiveness of Hull to residents and visitors alike.

As noted earlier, the conceptual plan links the park areas to the beachfront by
removing the existing Nantasket Avenue and widening Washington Boulevard
to make it a two-way road. Sasaki Associates preliminary calculations indicated
that such a change would be feasible; however, a detailed traffic study would be
needed to confirm this initial judgment since neither the Town nor the State had

accurate traffic data.

Notwithstanding the changes that are eventually made in the plan to
accommedate the traffic flow, MDC needs, and Town'’s desires, the concept of
creating an attractive park-like beachfront is essential to the revitalization of the

Nantasket area.
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While the creation of the new beachfront park is an essential ingredient to the
revitalization of the Nantasket commercial area, its management is also critical to
the Town since the MDC beach area has a major impact on the Town, its
appearance, and economic viability. In the past, the MDC park has been allowed
to deteriorate and become unsightly due to MDC staff and budget cuts. This has
nad a deleterious effect on the Town. Recently, the MDC has commenced an
extensive restoration project, but without increased maintenance and staffing
budgets to ensure the ongoing upkeep and operation the beach area, the capital
improvement efforts will be wasted and the area will again begin a cycle of
deterioration. Some of the buildings being renovated by the MDC are
functionally obsolete and according to MDC staff will remain unused. The
renovation of such buildings and the inclusion of all of the MDC properties
under an historic designation could have long-term adverse consequences to the
Town as properties which are not in current daily use tend to receive less
maintenance monies. Despite the current renovations, it remains possible that
with future budget problems, the MDC could again allow the beach area to fall

into disrepair.

Because of the beach'’s importance to the Town, it would seem reasonable that the
Town should have a role in the management, control, and operational decision
making of the MDC beach area. In addition, the Town and the MDC should

jointly explore ways to raise the additional funds necessary for the beach’s

maintenance and operations. Other public agencies, authorities, and
commissions faced with similar problems have been able to privatize all or part
of the operation in order to create sources of operating revenue and to reduce
operating costs. Unfortunately, the MDC has severe limitations on its ability to
privatize the operation of any of its facilities including the Nantasket beach area.

If the twin problems of a lack of control by the Town of a vital resource and
madequate funding are to be solved, a difference operational structure will likely

have to be instituted.



There is a variety of potential structures that could improve the Operations in a
way that would benefit both the Town and the regional community. Perhaps the
best would involve the privatization of the facility with operational control
vested in a private entity with public oversight or a joint public-private entity.
Given the number of visitors that use the area, there is an opportunity for
collecting user fees to offset the costs of an improved facility, yet with some MDC
funding to ensure that all of the region’s residents have a reasonable opportunity
to enjoy the beach. Alternatively, the properties could be transferred to the
Town, with appropriéte MDC funding of the required work and the ongoing
subsidy of non-residents users. The Beach could be redeveloped and operated in
a joint Town~-MDC partnership; or the MDC could undertake the redevelopment
and operation, but with an substantially increased role of the Town in the control
of the areas’ operation. In our view, privatization in a form which involves
private management subject to review and approval by the Town and MDC
would provide increased sources of revenue for beach operations and
improvements, yet would ensure the needs of the Town and the general public
would be addressed. Should it be impossible to shift operational control from
the MDC, in the least the Town should have substantial involvement in the
redevelopment decisions and ongoing operation since Nantasket Beach has such

a2 major influence upon the Town.
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SECTION HII—BACKGROUND INFORMATION

Founded some 330 years ago, the Town of Hull was originally a fishing and
farming community as were most of the region’s shore communities. Because of
its location close to Boston and its extensive beaches, by the mid-1800s the Town
emerged as a destination summer resort. Bostonians and other summer visitors
would vacation or have summer residences in Hull, arriving by steamer, rail, as

well as carriage.

Summer cottages increased and hotels, entertainment pavilions and casinos were
developed. Paragon Park was built in the early 1900’s, adding to the tourist
attractions. During its heyday in the late 1800’s and early 1900's, Hull boasted
more than half a dozen major resort hotels, pavilions, an entertainment park,

casinos, and related attractions.

With emergence of the automobile as the major means of transportation and the
improvement of highways servicing more distant vacation areas such as Cape
Cod, Maine, and other locations, Hull’s competitive position as a destination
tourist area declined. Although vestiges of the seaside resort continued after
World War II, Hull's fortunes as a destination resort faded and the Town began
its transformation from summer seaside community to a residential bedroom

community serving the Greater Boston area.

The Town's sea-front location continues to be a major asset. Hull’s beaches still
attract summer visitors from Boston and the surrounding area, but now, most are
day visitors. With fewer than 350 or so seasonal housing units, the Town is now a
diverse a community of more than 10,800 residents, living in a wide range of
housing from winterized summer homes to luxury condominiums. '
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Accessibility

Access to Hull is mainly by automobile, although there is commuter boat service
to Boston from Pemberton, and bus access connecting with the MBTA transit
system. Although less than 10 miles east-southeast of downtown Boston by sea,
Dy car the distance is between 20 and 25 miles. Despite its perceived
accessibility, Hull enjoys as good, if not better, access as many of the other
South Shore communities. Access to the major employment areas in Boston and
along Route 128 is via Route 228, which wends it way through Hingham to Route
3 and the balance of the region’s limited access highway system. Additional
access to Boston is by George Washington Boulevard to Route 3A which connects

to Route 3 in Dorchester.

Population Trends

The population of Hull has increased steadily between 1980 and 1990, from an
estimated 9,714 persons in 1980 to more than 10,400 in 1990. This rate of growth,
(-77% annually) is expected to decline slightly to .73% annually through 1999,
with the estimated population reaching just over 11,150. During the 1980s as
Hull was experiencing population gains the population in the surrounding
eleven city and town market area declined at a rate of .08% annually. The total
population in the market area declined from an estimated 308,977 persons in 1980
to 507,385 in 1990. The 1994 population estimate stood at some 307,700 persons,
an average annual gain of .35% from 1990. By 1999 the estimated market area
population will be more than almost 317,750 persons, with an average rate of
growth during the period of 1994 through 1999 at .39% annually.
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Population Trends, 1980 through 1999
Hull Market Area

Average Annual Change
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