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330 Madison Avenue 
4th Floor 
New York, New York 10017 

 
April 2022 
 
Christopher J. Fragomeni, Esq  
Savage Law Partners, LLP 
564 South Water Street, Providence, RI 2903 
 

Re:   111 Westminster Street  
Providence, RI 02903 

 
File Number: 2201-21-179289 

 
Dear Mr. Fragomeni: 

Jones Lang LaSalle has reviewed the final terms and conditions of the proposed package 
of loans, tax incentives, and other financial assistance, the State of Rhode Island, 
Department of Commerce has proposed to provide to the Developer for the 
redevelopment of 111 Westminster Street in downtown Providence, Rhode Island 
(“Project”). 

Jones Lang LaSalle has completed our independent review of the Developer’s proposed 
project, including an in-depth review of the revenue assumptions, the development costs, 
and the capital stack, including equity and debt sources and leverage levels.  We have been 
engaged by Savage Law Partners, LLP to present an expert independent peer review of the 
Project’s plan and development assumptions.   

Our scope of work included a complete due diligence review of the Developer’s leasing 
assumptions, the development cost estimates, and current market financing terms for project 
debt, Developer’s equity, and other capital sources commonly available in the market for 
project finance.   

It is our conclusion that the planned redevelopment of 111 Westminster Street cannot be 
achieved on a purely privately financed basis. The successful completion of the Project will 
require public sector financial support.    

The financial support from public sector capital sources is necessary due to several factors, 
including the current development cost premiums experienced in the construction 
marketplace.  It is our experience that the cost premiums anticipated in the redevelopment of 
111 Westminster Street are similar and comparable to project cost data we have seen in our 
work on other conversions of a historic commercial office building into a modern multi-family 
residential assets in urban centers in the Northeastern United States.   Construction cost 
inflation has been particularly strong over the past 6 quarters and this data has been factored 
into our review.   
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We have direct relevant experience in similar projects of this type including several projects 
that have been completed throughout the entire Northeast Corridor from Washington to 
Boston.  The redevelopment of One Wall Street and 70 Pine Street in Lower Manhattan have 
been included in the sample set.  

The real estate capital marketplace has seen a considerable tightening of credit terms, 
including increases in interest rates and a reduced loan to cost leverage ratio, which, taken 
together, have effectively reduced the number and nature of capital sources for residential real 
estate redevelopment projects.  The projected development costs for the Project, paired with 
these market conditions indicate that the project would not be financially feasible on a pure 
privately financed basis. 

To come to this determination, Jones Lang LaSalle has explored and detailed for the 
Department of Commerce, the current multi-family residential market conditions, including 
those in Downtown Providence.   

We have evaluated comparable market rental rates across the residential rental market, and 
detailed and established our own opinion of reasonable market-based leasing assumptions, 
take-up velocity, and other revenue sources for the proposed Project.   

This data was used to evaluate the Developer’s projections for revenue potential from the 
residential and retail components of the Project.  It is our opinion that the Developer’s revenue 
projections are reasonable in the current marketplace.   

We have also completed a full review of the Project construction budget.  This review 
evaluated the full development cost projection, including hard costs, soft costs, financing fees, 
and other third-party costs.  This budget was evaluated against several comparable projects 
we have participated in over the past 2-3 years.  Our comparable set was focused on projects 
that involved the conversion of historic commercial office building in downtown urban 
settings to multi-family residential projects.  Our conclusion is that the Developer’s financial 
assumptions are sound. 

Our review also included an exploration of the market conditions for project finance.  We 
evaluated the Developer’s ability to raise private capital to complete the Project in the light of 
current market conditions.   We have also been asked to opine on the appropriate level of 
private capital reasonably available to the Developer of the Project and the structure of public 
sector financial assistance necessary to finance the Project. This effort has assisted the 
Department of Commerce in establishing a financial structure that rationally apportions 
project risk, project financial returns, and operational flexibility to the appropriate party.   
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Over the course of the negotiations between representatives of the State and the 
Developer, the Developer has made several concessions from its initial proposals.  These 
concessions included substantially increasing the total amount of private equity capital 
committed to be placed at risk in the Project and placing an appropriate market value on 
the asset as contributed to the development program.    

The total private equity and financial commitment represents are very favorable level of 
private investment given current market conditions. 

Again, the Developer’s financial assumptions are sound, and it is our opinion that the Project 
would not be financially viable without considerable public sector financial support.    

The form and substance of the public sector financial support package, and the terms and 
conditions contained therein, are necessary in our opinion to ensure the completion of the 
project.    

This review is not intended for use by anyone other than the State of Rhode Island, Savage 
Law Partners, LLP, and affiliates or other designees by Rhode Island Commerce.    We are 
proud to have assisted your organization in the negotiation and structuring of this difficult 
project.  If you have any questions or comments, please contact the undersigned.  

 

Thank you for the opportunity to be of service. 

 

Respectfully submitted,  
 

 
 

   Michael J. Shenot  
Managing Director 
Jones Lang LaSalle 
 
Telephone: 267-614-8247 
Email: michael.shenot@am.jll.com 

 


