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1. LETTER OF INTEREST
& SUBMISSION CHECKLIST

115 WINTHROP SQUARE

2. DEVELOPMENT TEAM AND EXPERIENCE

TEAM MEMBERS & EXPERIENCE
The Trinity Development Team is highly qualified to undertake the planning and implementation of the 115 Winthrop Square
redevelopment. The team includes the full complement of disciplines necessary to oversee a comprehensive design process,
raise the required capital resources, and successfully manage the redevelopment of this complex urban site.
The Trinity team specializes in the transformation of urban spaces, excelling in the following areas:
•

Established relationships with the investment community and conservative underwriting to ensure financial
feasibility;

•

Commitment to high quality urban design as well as sustainable green design, building strategies and technologies;

•
•

Experience in, and enthusiasm for, an inclusive and effective public process in urban communities;
Enjoying good relationships with public agencies, officials and other stakeholders;

•

Strong knowledge of the local and regional development environment including market conditions and trends;

DISCIPLINE

FIRM

LEAD PRINCIPAL

Master Developer

Trinity Financial, Inc.

James G. Keefe, President
Patrick A. T. Lee, Executive Vice President

Hotel Developer/Operator

GB Lodging, LLC

Allen Gross, CEO & Co-Founder

Urban Planner / Architect

The Architectural
Team

Mike Binnette, AIA, NCARB, Principal

Public Realm Planners

Street-Works Studio

Gregg Sanzari, Partner
Tim Mount, Partner, Planning & Design

Structural Engineer

LeMessurier

Pete Cheever, President

Permitting Consultant

Fort Point Associates

Jamie Fay, President

Environmental
McPhail Associates
Engineer/Geotechnical Consultant

trinity
financial
Trinity Financial, Inc. will be responsible for organizing
the overall development vision and deliverables for the
Winthrop Square project. It will lead the Development Team
through the community process and acquire the necessary
entitlements for the project. Trinity Financial, Inc. will use
its market knowledge and experience to leverage financial
resources and facilitate public/private partnerships that will
allow the development project to be successfully realized.
It will enter into the customary contracts with consultants
and with a general contractor and will provide the necessary
guarantees to see the project through completion.
Established in 1987, Trinity Financial, Inc. is a real estate
development firm based in Boston and is 50% minority
owned. Trinity currently employs 37 professionals with
expertise in project management, design and construction,
and asset management. Trinity has organized more than 67
limited partnerships, through which it has completed or is
currently developing nearly $2.3 billion in a wide range of
real estate projects, including over 8,800 units of housing
and 560,000 square feet of commercial and retail space.
Trinity and other members of the development team are
well versed in complex, large-scale urban projects with an
array of challenges and opportunities. We will build on the
wide range of skills that our team brings to the table, from
the technical aspects to the civic engagement, to ensure
that 115 Winthrop Square is a highly successful project
that becomes a hallmark of Mayor Walsh’s Administration
and achieves the goals for economic development,
enhancements to the public realm, and innovative and
sustainable design set forth by the City.

Ambrose Donovan, P.E.,L.S.P, Principal

KEY PERSONNEL
Residential Broker
Parking Consultant

Sprogis and Neale Real John Neale, Principal
Estate
Dane & Company
Peter D. Dane, President

Parking Operator

VPNE Parking Solutions Thomas MacKinnon, Partner & ExecutiveVice
President
Scot D. Barry, Director New Client Solutions

Sustainability Consultant

Steven Winter
Associates, Inc.

Steven Winter, FAIA Founder and President

Legal

Goulston & Storrs

Matthew Kiefer, Partner

Property Manager

Trinity Management

Kate Franco, CEO

Pre-Construction Services

Gilbane, Inc.

Michael J. Kennedy

JIM KEEFE AND PATRICK LEE, PRINCIPALS AND
FOUNDING PARTNERS of Trinity Financial, Inc., will
oversee and support the redevelopment effort. One of the
hallmark operating principles of Trinity is that the owners
are intimately familiar with each project that the firm
undertakes, and are involved on a daily basis to address
complex problems and make major decisions.

KENAN BIGBY, MANAGING DIRECTOR OF
DEVELOPMENT, will oversee the day to day activity of the
development team members. During Mr. Bigby’s tenure
at Trinity he has overseen the development of more than
1,500 units of housing including the Franklin Hill and Trinity

Terrace developments in Boston. He enjoys an excellent
rapport with public and federal agencies and with the
communities in which he has worked. He has an aptitude for
creating successful public / private partnerships and exhibits
a strong ability to manage the complex financial structures
needed to complete large scale development projects. He
also acts as liaison to residents and community stakeholders
throughout the permitting and development process. Mr.
Bigby holds a Bachelor’s degree from the University of
Pennsylvania.

EVA ERLICH, VICE-PRESIDENT OF DEVELOPMENT,
will assist the Project Manager in overseeing the team
members and coordinating with public agencies. Ms.
Erlich has been with Trinity since 2010 and has completed
several of the company’s transactions in Boston, including
work on the final phase of the 332-unit redevelopment of
the City of Boston’s Specialty and Rehabilitation Campus
in Mattapan and the 558-unit, 3-phase rehab and new
construction development at Northampton Square on
the Lower Roxbury/South End line of Boston, MA. Ms.
Erlich is also overseeing the Orient Heights redevelopment
in East Boston. Ms. Erlich holds a Bachelor’s degree in
Metropolitan Studies and a Master’s degree in Urban
Planning from New York University.

MARZUQ MUHAMMAD, PROJECT MANAGER, will
manage all aspects of the development effort including
serving as contact with all public agencies; overseeing team
members including permitting consultants, legal counsel
and property management staff; structuring the necessary
financial resources; and, acting as liaison to residents and
community stakeholders. Since joining Trinity in 2011
Marzuq has worked on a range of transactions including the
209-unit mixed use development at 66 Summer Street in
downtown Stamford, Connecticut; 60-units of mixed income
and supportive housing on the former site of the City of
Boston’s Specialty and Rehabilitation Campus in Mattapan;
and the latter phases of the 550-unit multi-phased
Northampton Square redevelopment in the South End/
Roxbury neighborhood of Boston. Prior to Trinity, Marzuq
worked at Jones Lang LaSalle (JLL), where he served as a
Senior Research Analyst and an Assistant Project Manager in
the Project Development Services group. Marzuq received a
B.A. in Geography from Dartmouth College and completed
course work at Dartmouth’s Tuck School of Business and
Boston University’s Center for Professional Education
Commercial Real Estate Program.

KEY PERSONNEL CONT.

AVENIR – BOSTON, MA

ONE CANAL – BOSTON, MA

BOSTON EAST – BOSTON, MA

Located in the heart of Boston’s historic Bulfinch Triangle,
Avenir is a 10-story mixed-use, transit-oriented development
with ground level retail, a 121-space parking garage, and
241 residential units, including 17 affordable units. The site
sits directly above the Massachusetts Bay Transportation
Authority’s (MBTA) North Station Green and Orange Line
Superstation train stop. Along with several adjacent surface
parcels, this site became available through the depression
of the Central Artery as part of Boston’s Big Dig. The
parcels were the subject of a joint RFP by the MBTA and
the Massachusetts Turnpike Authority. Trinity was one of
four developers awarded rights to the parcels through a
competitive RFP process.

One Canal is located adjacent to Avenir in the Bulfinch
Triangle neighborhood of Boston and at the tip of the Rose
Kennedy Greenway. As with Avenir, One Canal sits on parcels
that were created by construction of the Central Artery
Tunnel Project/Big Dig and submersion of the MBTA Green
Line.

Located strategically on the East Boston waterfront
between bustling Central Square and the Maverick Square
T station with striking views of the City, Trinity’s Boston
East development calls for a unique combination of public
and private uses unprecedented in East Boston. Trinity
and its development partner, the East Boston Community
Development Corporation, were designated developer
of the parcels in December 2006 by the City of Boston’s
Department of Neighborhood Development.

FRANK EDWARDS, VICE-PRESIDENT OF DESIGN &
CONSTRUCTION, will provide oversight of the architect
and engineering consultants; act as key contact for all green
and sustainable design and construction activities; lead the
design coordination effort with public agencies; and, bid and
negotiate construction contracts with the potential general
contractors. Frank Edwards has been with Trinity since 1997
and manages architects, consultants and contractors on
projects from concept through construction completion
including the design, permitting, preconstruction, pricing,
and construction of each project. His projects at Trinity have
included Orchard Gardens, Davenport Commons, Shawmut
Estates, Mass Pike Towers, The Foley Building, Maverick
Gardens, Shaw’s Supermarket, Mattapan Heights, Avenir,
Franklin Hill, Washington Beech and Regency Tower. Mr.
Edwards has significant construction field experience and is
a Cambridge and Boston Licensed Builder.

LAWRENCE SPARROW, CONSTRUCTION PROJECT
MANAGER, will provide daily oversight of the actual
construction process and serve as the liaison between the
City officials and engineers to coordinate construction.
Mr. Sparrow is an experienced construction professional
who brings over 35 years of experience in construction
management and particular experience in complicated
projects involving constrained urban sites. Mr. Sparrow
received his Bachelor of Architecture from the University
of Oregon and is a Licensed Construction Supervisor in
Massachusetts. Since joining Trinity, Mr. Sparrow has served
as Construction and Design Project Manager for many
large- scale projects involving close collaboration with public
agencies including One Canal, Avenir, and Maverick Landing.
Collectively, these projects represent almost $330 million in
total construction value and approximately 1,200,000 gross
square feet of development.

RELEVANT EXPERIENCE
A common thread in Trinity developments is the company’s
willingness to create developments that have a transformative
effect on communities and helps them to realize their full
potential and catalyze further investment. The following
are developments that have had a profound impact on the
neighborhoods in which they were located and have created a
new standard for commercial and residential products that did
not exist before in these neighborhoods. These projects have
also faced the technical, management, and coordination issues
related to building in constrained, urban environments that we
anticipate we will encounter at 115 Winthrop Square.

Initially Avenir was planned as a condominium building,
with Lehman Brothers as its joint venture partner. However
on account of the sharp decline of the condominium
market, and thus a lack of condominium pre-sales, Trinity
shuttered the marketing center it had constructed in the
fall of 2006 and Lehman Brothers withdrew its commitment
from the deal, forgoing its $4 million investment in the
project. In order to maintain its development rights, Trinity
then re-positioned the project as luxury rental, enabling
construction to commence eight months later in accordance
with the MBTA’s mandated closing date of June 2007 with
then investor, Archstone Smith. Trinity repaid Lehman its
foregone investment and was responsible for the successful
on-schedule completion of the building in July 2009. Today,
Avenir is owned and operated by Equity Residential and has
set the standard for luxury rental apartments in downtown
Boston.
Type: Mixed-Use, Mixed-Income, Transit-Oriented, Rental
Total Development Cost: $150 Million Units: 241 Retail:
30,000 sf Completed: 2009

One Canal Street involves a 99-year ground lease with
MassDOT. Sitting above the MBTA’s Orange and Green
Lines as well as Interstate 93, Avenir posed a number of
infrastructure challenges, all of which were overcome
by working closely with the MBTA and MassDOT. One
Canal Street is currently under construction, and includes
the development of approximately 435,000 square feet
of residential and retail space including 310 units of
luxury rental housing, 21,000 square feet of ground-floor
neighborhood retail space, and 147 indoor parking spaces
and bicycle storage.
One Canal Street continues the transformation of the
Bulfinch Triangle area into a mixed-use district that
complements its surrounding areas and brings vitality to an
area once in shadow from the elevated highway and Green
Line structures.
Type: Mixed-Use, Transit-Oriented, Rental Housing
Total Development Cost: $197 Million Units: 320 Retail:
21,000 sf Completed: Under Construction

In order to create a developable site, the team needed
to reconfigure the site to allow for the consolidation of
the Designated Port Area (DPA parcels) into the southerly
portion of the site. This created two contiguous parcels of
developable land to the north for a residential building, and
relocated the DPA parcel in a location in which it would take
better advantage of the water’s edge.
The northern portion of the site will be designated for
housing. Boston East residents will enjoy breathtaking views
from a building designed to evoke the sense of the historic
wharfs of East Boston. The building is aesthetically appealing
from both Border Street and the new Harborwalk that will
run along the water edge of the site. The new Boston East
will create 200 units of rental housing, 26 of which will be
much needed affordable housing, including 6 artist live/
work/sell units on the ground floor. These units will be able
to be open to the public for open studios and will be located
near the building’s gallery space, which will be an inviting
venue for art exhibitions and community events.
Type: Transit Oriented Development, Marine Related
Commercial
Total Development Cost: $75 million Units: 200 Total SF:
50,000 Completed: 2017

TRINITY FINANCIAL
RELEVANT EXPERIENCE CONT.

PARK SQUARE WEST, PHASE II & IV - STAMFORD, CT

In July 2012, Trinity completed a deal with the City of
Stamford for the Phase II portion of the Park Square West
Project, a mixed-use project in Stamford, Connecticut. Phase
II completed construction in the spring of 2015 and Phase
IV is under construction and anticipated to be complete in
2018.
Centrally located in the heart of downtown Stamford, Park
Square West, Phase II is being constructed as a 15-story,
mixed-use development. It will consist of 209 residential
units in a Class A apartment building, 6,800 square feet
of ground-floor retail, and a 324-space structured parking
garage. Phase IV will be a 18-story, Class A apartment
building with 207 residential units and 4,000 square feet of
ground-floor retail. Both Phase II and Phase IV will include a
mix of studios, one-, and two-bedroom units.
Type: Mixed-Use, Transit-Oriented, Rental Housing
Total Development Cost: $157 Million Units: 416 Retail:
10,800 sf Completed: Phase II – 2015; Phase IV Under
Construction

NORTHAMPTON SQUARE – BOSTON, MA

THE CARRUTH – DORCHESTER, MA

View Looking North
Northampton Square
The Northampton
Square complex is located in the
December 21, 2015

D E V E L O P E R : Trinity Northampton Limited Partnership

Albany St - Boston, MA

A R C H I T E C T : The Architectural Team

11135

South End/Lower Roxbury neighborhood of Boston,
one block away from the Boston Medical Center and
the Boston University Medical Campuses. The complex
currently consists of a 29-story residential building at 35
Northampton Street, a 12-story residential building at 860
Harrison Avenue, the Miranda Creamer office building on
Albany Street, the South End Fitness Center, a two-story
commercial building on Massachusetts Avenue, and a threelevel 538-space parking garage.
The original complex was built between 1969 and 1973
to house the Boston City Hospital School of Nursing. The
Boston Public Health Commission (BPHC) acquired the site
on July 1, 1996 and has managed the property since. In
December of 2010, the BPHC selected Trinity Financial to
redevelop various components of the site.
The Northampton Square project contains three main
components: (1) the renovation of 245 units at 35
Northampton Street, (2) the renovation of 102 units at 860
Harrison Avenue, and (3) the construction of a new tower
(known as Albany Tower) at the corner of Northampton
Street and Albany Street, which will be a 24-story building
with 211 new luxury apartments and approximately 280,000
SF of office space.
In total, the project will create or preserve 558 units
of housing, 361 (65%) of which will be maintained as
affordable and below market rent. The renovation of 35
Northampton Street was completed at the end of 2014
and the renovation of 860 Harrison was completed in early
2016. The construction of Albany Tower is anticipated to
commence in 2017 and be completed in 2019.
Type: Mixed-Use, Transit-Oriented, Rental Housing
Total Development Cost: $215 Million Units: 558 (multiphased) Office: 53,000 sf Completion Date: Phase 1 – 2014;
Phase 2 – 2016; Phase 3 - 2019 (anticipated)

The Carruth is a six-story structure with 10,000 square
feet of neighborhood retail on the ground floor and five
stories of housing above. Floors 2-4 include 74 affordable
rental units and floors 5 and 6 include 42 market rate
condominiums. The site is directly adjacent to the MBTA’s
Ashmont Peabody Square Station in the heart of historic
Peabody Square. The development parcel is the subject of
a long-term ground lease between Trinity and the MBTA.
Construction began in August 2006, occurring in unison with
the MBTA’s total reconstruction of the adjacent Ashmont
Station.
The Carruth’s neighborhood retail is a dynamic mix. The
first floor retail is occupied by the local office of the St.
Marks Area Main Street organization, Tavolo an Italian
restaurant run by chef/owner Christopher Douglass, and
also an innovative symbiotic retail concept in which a
branch of Eastern Bank is integrated with Flat Black, an
independent coffee shop. This mix of retail tenants responds
to the specific requests and desires of members of the
neighborhood, who through a series of pre-development
meetings provided input on the types of retail uses they
hoped for as part of the project.
The development of The Carruth involved a significant
amount of community input which occurred over 30
community meetings. The issues surrounding The Carruth
centered around the proposed building design and what
types of retail would be appropriate for the location.
There was significant concern about how the development
ought to complement the Peabody Square neighborhoods.
Today, the Carruth and the adjacent MBTA station have
transformed the formerly blighted site into a vibrant jewel
embraced by the community.
Type: Mixed-Use, Mixed-Income, Transit-Oriented,
Homeownership, Rental Total Development Cost: $52.6
Million Units: 74 rental, 42 condominiums
Retail: 10,500 sf Completed: 2008

RELEVANT EXPERIENCE

THE NOMAD HOTEL - NEW YORK, NEW YORK

THE BEEKMAN - NEW YORK, NEW YORK

ACE HOTEL - NEW YORK, NEW YORK
GB Lodging, LLC is a hotel investment, development and
asset management firm that targets above market, riskadjusted investment returns through the stewardship of
well-crafted financial and operating strategies in the lifestyle
sector. The firm was co-founded by Bruce Blum, a 30 year
hotel industry veteran, former partner at The Chartres
Lodging Group, LLC and President, Doral Hotels & Resorts
with real estate/finance industry entrepreneur Allen Gross,
President and CEO, GFI Capital Resources Group, Inc. The
firm’s seasoned Executive Team has completed over $4
billion of hotel transactions and has more than 120 years
of principal and executive level investment, development,
asset management, property management and advisory
experience throughout several hotel industry cycles. GBL
affiliates developed the Ace and Nomad Hotels in New
York and the Ace Hotel & Swim Club in Palm Springs. In
2012, the firm acquired the iconic 5 Beekman Street, an
esteemed landmark in Manhattan’s Financial District,
which, along with an adjacent land parcel will become a
287 guestroom luxury lifestyle hotel managed by Thompson
Hotels and 68 luxury condos slated to open in 2016. The
most recent addition to the firm’s portfolio is the historic
165 guestroom Ambassador Hotel in New Orleans’ trendy
Arts & Warehouse District, which will be renovated and
repositioned to embrace its one-of-a-kind location and the
city’s local soul in a former 19th century coffee warehouse.

KEY PERSONNEL
Allen Gross, CEO Co-Founder
Allen gross, who is also Founder and President of GFI Capital
Resources Group, began his career as a real estate attorney
after receiving his Juris Doctor from New York School of
Law. During this time, Mr. Gross represented acclaimed
builders, investors, and developers, while compiling an ever
expanding portfolio of qualifications within the real-estate
industry. In 1083, Mr. Gross founded GFI Mortgage Bankers,
Inc. while continuing to practice law. He grew this company
into diversified investment and Service Company within
seven divisions; realty services, real estate investments,
mortgage banking, property management, insurance,
development, and hotels.
Under his leadership, GFI Realty Services generated $10+
billion in transactions nationwide. The management team
oversees a residential portfolio in excess of 10,000 units in 5
states. In addition, GFI insures over $2 billion in real estate.

The former 180,000 square-foot Breslin Hotel was
transformed into the Ace Hotel New York in 2006 by GB
Lodging’s affiliate GFI Development Company. At the time,
the neighborhood in which the 275-room hotel was located,
— North of Madison Square Park (commonly referred to
as NoMad) — was downtrodden, but strategically located.
Since its opening, the Ace Hotel has been dubbed “a
neighborhood starter kit” by New York Magazine for the
hotel’s innovative retail and food and beverage concepts,
which have energized a long forgotten New York City
neighborhood. The hotel’s singular interiors have been
internationally praised by publications such as Wallpaper
Magazine and The New York Times, as well as winning a
coveted award for best boutique design hotel from Interior
Design magazine. The Ace Hotel was recognized among
the Top Ten Trendiest Hotels in the World by Conde Nast
Traveler. Restaurants include the Michelin-star-rated Breslin
Restaurant, the John Dory Oyster Bar, Stumptown Coffee
Roasters, No. 7 Sub, as well as retail by Opening Ceremony
and Rudy’s Barbershop.

In March 2012, a GB Lodging affiliate acquired the iconic
5 Beekman Street building in Manhattan’s Fulton Nassau
Historic District, adjacent to the Financial District in
downtown New York City. 5 Beekman Street, formerly
known as Temple Court and the Beekman Palace, is a
165,000 square foot historic building with a landmarked
façade and a nine-story central atrium featuring Victorian
iron railings. Originally built in 1881-1883 for law firms that
needed to be near the important court houses of that era,
5 Beekman was the first high-rise building in New York. GB
Lodging and its affiliate GFI Development Company are
converting this unique, historic structure, together with an
adjacent site on Nassau Street, into a luxury hotel consisting
of 287 guestrooms and 68 residences. The project will total
approximately 340,000 square feet, include a 51 story tower
and intends to be a catalyst in the transformation of the
Fulton Nassau Historic District. The hotel is scheduled to
open in June of 2016.
In the Spring of 2008, GFI Development acquired 1170
Broadway, located in New York City, with a view toward
converting the landmarked building into a luxury hotel in the
emerging NoMad district. Despite the Global Financial Crisis,
the 133,000 square foot former office building was successfully
converted into a premiere lifestyle hotel featuring 168
guestrooms, replete with double bay windows and views of the
Empire State and surrounding flatiron buildings. The interiors
are designed by internationally acclaimed designer, Jacques
Garcia, who brings his unique take on contemporary, bohemian
opulence while simultaneously preserving the building’s historic
feel. The NoMad Hotel opened in the second quarter of 2012
and has received significant acclaim for its design and food &
beverage led by Daniel Humm and Will Guidara, two of New York
City’s top culinary talents.

Attached to this section is an Expression of Interest letter
from GB Lodging for 115 Winthrop Square.

The Architectural Team (TAT) will be the master planner and
lead architect for 115 Winthrop Square. Founded in 1971 as
The Boston Architectural Team and reincorporated in 1985
as The Architectural Team, Inc., (TAT) the firm has grown into
a staff of 85 employees. TAT is managed by principals Robert
Verrier, FAIA, co- founding partner and managing principal,
Michael Liu, AIA, and Michael Binette, AIA, who have been
with the firm for 34 and 33 years respectively.
For the past 44 years, the firm has been driven by a
commitment to exceptional design and an unyielding
dedication to achieving client objectives. As a wellestablished master planning and architectural design firm,
TAT has completed hundreds of developments throughout
the United States, and has developed a distinguished
portfolio of distinctive design solutions for a broad range of
building types and programs including the new construction
of large urban, mixed-use developments, multifamily and
senior housing, commercial and hospitality developments,
assisted living, skilled nursing and healthcare facilities,
athletic, educational and recreational facilities. The majority
of the firm’s work is in New England, however, they have
also completed numerous developments in New York, New
Jersey, Pennsylvania, Washington, D.C., Maryland, Virginia,
North Carolina, South Carolina, Florida, Georgia, Louisiana,
Illinois, Michigan and Colorado.

His work has won design awards at both the regional and
national level, having been recognized by the American
Institute of Architects, the Boston Society of Architects, and
the National Housing and Rehabilitation Association, among
others. He currently serves on the Chelsea Neighborhood
Developers Committee, the Caritas Communities Board of
Directors, and previously served as a former Chair on the
Housing Committee for Boston Society of Architects, and
was a Building Committee Member for the Masconomet
Regional School system.
Jay Szymanski, Associate, joined the firm in 1994 and has
more than 18 years of architectural design and project
management experience. His responsibilities include all
phases of design from schematics through permitting and
community review to construction administration. He has
worked on numerous types of developments involving
both new construction and adaptive reuse in sectors to
include mixed-use, multifamily residential, and hospitality
developments. Jay has been recognized both by the
Massachusetts Historical Commission and the Boston
Preservation Alliance.

RELEVANT EXPERIENCE

THE KENSINGTON - BOSTON, MA

The Kensington, a $172 million, 27-story high rise includes
381 residential rental units, 4,000 square feet of retail space,
including a restaurant, and four above grade parking levels
allowing for 107 spaces in mid-town Boston.
A sculpted modern addition to the Boston skyline, the LEED
Gold Certified Kensington tower is highly contextual in the
massing and materials of its podium, which relate in scale
and rhythm to its neighbors, including the abutting China
Trade Center, a building the firm historical renovated in
1985.

BATTERY WARF - BOSTON, MA

This mixed use waterfront development is composed of
four buildings over a multi-level below-grade structure of
function rooms, support spaces and 376 car garage. The
480,000 square foot development includes the 150 room
Battery Wharf Hotel, Aragosta Bar + Bistro, 104 luxury
condominiums, a Maritime Museum, 30,000 square feet of
retail space including a 12,000 square foot health spa, and
a waterfront promenade. As a waterfront development,
the project was subject to a rigorous permitting process
including Massachusetts Chapter 91 licensing requirements.

BACK BAY HOTEL - BOSTON, MA
THE METROPOLITAN - BOSTON MA

TAT has achieved a national reputation for its expertise
in multifamily housing having designed over 125,000
units of housing in over 1,500 built projects. TAT’s designs
create a unique solution for each development which not
only architecturally integrates each into the surrounding
neighborhoods, but also from a programmatic and
interior design perspective, creates a sense of place and
home where each resident’s quality of life and feelings of
connection to the larger community is enhanced.
The firm has received over 100 awards from local
and national professional and trade organizations for
its work, to include: American Institute of Architects,
Massachusetts Historical Commission, National Association
of Homebuilders, National Housing and Rehabilitation
Association, and Urban Land Institute.

KEY PERSONNEL
Michael Binette, as Vice President and Principal, is involved
in all facets of design – from facility space programming,
design and planning through construction administration.
Since joining the firm in 1982, Mike has been responsible for
the design and construction administration of healthcare,
hospitality, mixed-use, multifamily residential, and
commercial developments.

This 23-story mixed use development building is located
in Chinatown and includes 118 condominiums, 133
apartments, retail, commercial and community program
space, underground parking, and a public courtyard. The
design of the tower over a six-story base retains the scale of
the existing streetscape, while the U-shaped configuration
of these lower floors define an open courtyard, creating
additional visual relief and open space at the pedestrian
level. The firm’s design created a development that
provided a graceful transition between the neighborhood’s
historic low- and mid-rise residential buildings and the
newer, more imposing forms associated with the adjacent
vibrant medical campus.

Located in Boston’s Back Bay, this hotel was converted
from the former Boston Police Headquarters into a luxury
boutique hotel. The renovation of the Italian Renaissance
revival building included the addition of two new floors and
an 11-story horizontal addition, which increased the building
from 80,000 to 140,000 square feet. The four-star hotel
includes 225 guest rooms and suites, a restaurant, a lounge,
and a coffee bar, as well as conference rooms, a business
center, and a fitness room.

RELEVANT EXPERIENCE
ASSEMBLY ROW - SOMERVILLE, MA
Street-Works Studio will be the public realm planner for
the project. Street Works Studios designs and consults on
built environments that honor the past and innovate the
future. The firm believes that cohesive, vital places are the
foundation for thriving communities that enrich the quality
of life. Street-Works has done award-winning design and
planning for nearly 100 neighborhoods nationwide, with
both public and private sector partners to reenergize urban
cores and regenerate old sites with new potential.

KEY PERSONNEL
Gregg Sanzari, Partner of Street-Works Studio, has over
20 years of experience in redevelopment projects. His
focus is in leading the firm’s project efforts by overseeing
the operations and management of the consulting group.
Along with expertise in technical documentation of new and
repositioned projects, Mr. Sanzari’s responsibilities include
retail consulting and tenant coordination in a variety of
challenging projects.
Tim Mount, Partner of Street-Works Studio, is in charge of
all urban planning projects, bringing more than 20 years of
experience in urban design and architecture. Tim’s expertise
in mixed-use is instrumental in the creation and continued
vitality of his projects. He ensures that the implementation
of any vision is realized; from master planning to
architectural and open space character, to the day-to-day
practicalities of a large-scale place. Among his top skills is his
ability to translate complicated development strategies into
cohesive physical solutions, making sure that the project’s
vision is never lost even in the smallest detail.
Mayda Horizny, Director of Planning & Design for the StreetWorks Studio New York Office, is a registered Architect with
over 25 years of experience in planning, mixed-use urban
projects and shopping centers. The design of Main Street
districts is her particular specialty. Mrs. Horizny understands
the nuances that make a district succeed once implemented
and is skilled in directing a team to achieve that goal.

Sustainability Consultant – Steven Winter & Associates
SWA is a national leader in building performance technical
assistance, training, policy, and regulatory issues. SWA’s staff
includes more than 100 engineers, architects, and other
trained building professionals. SWA has offices in New York
City, Norwalk, CT, and Washington, DC, providing a strong
presence throughout the Northeast.
Street-Works served as desing consultant for Federal Realty
for Assembly Row, a new 45-acre neighborhood that was
master planned in concert with the local community. It is
catalyzed by the successful collaboration with the MBTA to
construct a new T station and enabled through a dynamic
public-private partnership with the City of Somerville. When
completed, it will comprise over 5,000,000 square feet of
retail shops, office space, residences, restaurants, a hotel
and a waterfront park. The first phase opened in May 2014
and includes over 35 premier stores, a 12-screen movie
theater, 448 AvalonBay rental apartments, 100,000 SF of
office space, a 44,000 SF LegoLand Discovery Center and
11 restaurants. In December 2013, the largest hospital and
physician organization in Massachusetts, Partners HealthCare
System, announced it will consolidate administrative
operations and move into 700,000 square feet of a new
office space. The new office building is set to open in late
2016.

BLUE BACK SQUARE - WEST HARTFORD , CT

Street Works created and delivered a vision for new truly
mixed-use neighborhood including anchor and inline retail,
restaurants, residential and civic spaces. Street Works
designed the parking, street and open space infrastructure,
building on the value of the existing West Hartford Center.
The project doubled the program of the existing and
established neighborhood enhancing the city’s overall
success.

SWA has worked with commercial properties ranging from
government facilities to storefronts to multimillion SF
office buildings, hotels, and other building types. Similarly,
SWA has worked with residential properties ranging from
17,000-unit developments to single-family homes to help
developers, owners, and building personnel manage their
properties to increase cash flow, reduce turnover, and
improve building durability.
SWA’s core business is sustainability consulting. The firm has
been providing LEED Program Management services since
1999. With over 100 LEED certified projects complete, SWA
has developed best practices to properly manage the LEED
process on complex projects with diverse design teams.

KEY PERSONNEL
Steven Winter, FAIA, a Fellow of the American Institute
of Architects, is Founder and President of Steven Winter
Associates, Inc. Under his guidance, SWA’s professionals
have developed a range of client services in energy,
sustainability, and other disciplines that have helped to
improve the built environment since 1972. As Chairman
of the U.S. Green Building Council from 1999 to 2003, Mr.
Winter led the organization as its membership and influence
skyrocketed with the launching of Leadership in Energy and
Environmental Design (LEED®) and Greenbuild.
Paula Zimin, AIA, is the Director of SWA’s Sustainable
Building Services group, focusing on sustainable building and
energy efficiency strategies for the new construction market.
She has extensive experience in professional architecture
and design, with particular expertise in high performance
design for both commercial and residential sectors. Her
expertise includes the LEED® New Construction™, LEED®
for Homes™, LEED® for Homes™ Multifamily Mid-Rise
(including the High-Rise Pilot), and the LEED® Existing
Buildings™ Operations and Maintenance rating systems,
as well as Enterprise’s Green Communities and various
government incentive programs including the NYSERDA New
Construction Program for commercial buildings, NYSERDA
Multifamily Performance Program, and the national ENERGY
STAR® Multifamily High-Rise Program.

Gilbane will be providing preconstruction services to the
development team. Gilbane began in 1873 as a family-run
carpentry and general contracting business. Since then
the company has grown into one of the nation’s largest
full-service construction firms with annual revenues
approaching $5 billion.
Gilbane brings a depth of national experience blended
with local presence and unquestionable knowledge
of subcontractors and suppliers to all of their clients
in Massachusetts. Gilbane has worked with many well
respected clients in the City of Boston included in that list
is Northeastern University, Boston University, Google, State
Street Bank, The Broad Institute and the Boston Red Sox.
Gilbane’s high-rise teams have executed projects for a
multitude of clients from developer driven commercial,
residential and mixed-use towers to Fortune 500
headquarters. Completing work in both confined urban
environments and sprawling suburban office parks.

RELEVENT EXPERIENCE
GARDEN WEST END GARAGE
APARTMENT BUILDING
BOSTON, MA
Total Project Cost: $220,000,000
Completion Date: December 2018
Project Size: N/A

55 HUDSON YARDS - NEW YORK, NEW YORK
Total Project Cost: $ Confidential
Completion Date: Spring 2018
Project Size: 1.3M SF

44-28 PURVES STREET - LONG ISLAND CITY
NEW YORK
Total Project Cost: $98,000,000
Completion Date: 3rd Quarter 2017
Project Size: 270,840 SF

PARKING TEAM

McPhail Associates will be responsible for all environmental
engineering services including geotechnical and geoenvironmental services for the Winthrop Square project.
The firm’s staff has extensive experience in subsurface
explorations, geotechnical analysis, foundation design,
geoenvironmental site evaluation and remediation, design
of excavation support systems, and construction monitoring.

Fort Point Associates will be the permitting consultant
for the project. Fort Point Associates, Inc. is a multidisciplinary firm with over twenty-five years of experience
in urban planning, project permitting, and environmental
consultation. Serving both private and public sector
clients, our diverse experience includes major institutional
expansions, private real estate developments, and complex
public infrastructure improvements.

For more than 50 years, Sprogis & Neale Real Estate has
been helping people buy, sell and rent residential and
commercial real estate throughout Boston. The team
provides a level of personal service no other real estate
office can match. Sprogis & Neale is located in Boston’s
elegant South End, the country’s largest Victorian
townhouse Landmark District. The firm’s focus is in Boston’s
historic and downtown neighborhoods, among America’s
most beautiful urban settings in which to live and work.

Goulston & Storrs is an Am Law 200 law firm with offices
in Boston, New York, Washington, D.C. and Beijing. With
nearly 200 lawyers across multiple disciplines, the firm is
a real estate powerhouse with leading-edge corporate,
capital markets and finance, litigation and private client and
trust practices. The Goulston & Storrs Real Estate group has
been top-tier ranked by Chambers USA for over a dozen
consecutive years and serves clients through decades of
experience in real estate development, entity formation, tax
planning, acquisition, finance, leasing and environmental
law.
Representation of Trinity Stuart LLC in its development
of 40 Trinity Place, a recently approved 31-story hotel
and residential condominium tower with groundfloor restaurant/retail space, located in the Back Bay
neighborhood of Boston.
Representation of Simon Property Group in its Copley Place
Retail Expansion & Residential Addition Project, a mixeduse, 5,000-square-foot expansion of the footprint of the
Copley Place shopping center, which includes a $500-million,
52-story tower atop Copley Place. The project will include
restaurant, retail and multifamily (residential) components.
Representation of Melnea Partners, LLC in its ground lease
of Parcel 9 on Melnea Cass Boulevard in the Roxbury area of
Boston from the Boston Redevelopment Authority (BRA), for
the proposed development of an approximately 135-room
hotel, 50 residential units and ground-floor retail.

KEY PERSONNEL
Matthew J. Kiefer, Partner, Director (Boston)
Real estate development and land use law are at the core
of Matthew Kiefer’s practice. He has a particular focus on
advancing complex urban projects through the process of
obtaining site control and approvals from public agencies.
These include market-oriented and affordable housing
projects, commercial and mixed-use developments and
facilities and master plans for health care, educational,
cultural and other non-profit institutions. He is a Fellow
of the American College of Real Estate Lawyers and was
named “Lawyer of the Year” in land use and zoning law by
Best Lawyers, a leading peer review-based legal industry
publication.

LeMessurier Consultants, located in Boston, Massachusetts,
is a structural engineering consulting firm. Since 1961 the
organization has been providing structural engineering
services on projects ranging from private residences to
multi-million dollar complexes. Guided by seven Professional
Engineer Principals and six associates, the organization’s
experience includes facilities for airports, transportation,
commerce, research and development, education, athletics,
housing, health care, public use, and recreation. Its
professional engineering staff is accomplished in the design
of structures using structural steel, aluminum, regular
reinforced concrete, precast concrete, prestressed concrete,
brick and stone masonry, timber, epoxies, and visco elastic
materials. However complex and elaborate some of its
projects have been, the group takes particular interest in
finding direct and simple solutions to design problems.
The goal of the firm for each project is to provide excellent
services and a superior product on schedule and within
budget. As a project is set up, a team is assigned the
responsibility of organizing, scheduling, budgeting, and
tracking the progress of all phases of work, in order to
create a management framework in which designers
can work creatively and efficiently. While each group of
planners, architects, engineers and specialists is responsible
for the technical quality and timely completion of its work,
the LeMessurier Consultants team helps to coordinate,
direct, and pace the overall effort.

KEY PERSONNEL
Mysore V. Ravindra, P.E., Chairman, joined LeMessurier
Consultants in 1968, becoming President in 1991, and
Chairman in 1996. Prior to joining LeMessurier Consultants,
Mr. Ravindra was associated for eight years with
international contracting and design firms in Europe and
India as well as in the United States.
Peter J. Cheever, P.E., President and Project Manager,
is responsible for overall project development and
implementation of structural design, structural contract
drawings and specifications, and construction phase review.
Mr. Cheever began his career with LeMessurier Consultants
in 1976, becoming an Associate in 1987, Vice President in
1991, Executive Vice President in 2006 and President in
2011.

VPNE will be the parking operator for the project. VPNE
Parking Solutions was founded in 1990 by Kevin W. Leary.
Mr. Leary’s vision, as a former U.S. Naval Officer and twentyfive year veteran of the investment banking industry, was
for the parking experience to be one of the highlights of
the visit, similar to the experience one would receive in the
lobby of a hotel, hospital, office building or executive suite.
Today VPNE provides parking, staffing and shuttle services
to over 100 of New England’s finest healthcare, hotel and
commercial real estate brands.
Dane & Company, Inc. will provide strategic advice and
services to the project’s parking component. The firm
assists in valuing properties and in creating value for them
by identifying and obtaining ideas and resources in the
marketplace. The firm has consulted, in one capacity or
another, at most major buildings in Boston and at many
others nationwide.

Trinity Management LLC offers a range of real estate
services, including effective marketing , careful applicant
screening and eligibility determinations, rent collection,
resident/management relations, maintenance and repairs,
and accounting and compliance services. the procedures
and systems of accounting and compliance for Trinity
Management’s entire portfolio, irrespective of individual
property size, are identical: Trinity Management applies the
highest level of scrutiny and integrity to all.
The maintenance program is productive and stresses
preventative maintenance. the properties managed
currently are assets to the communities in which they are
located and encourage other property owners to take pride
and interest in the well-being of the neighborhood.
TMLLC provides management services fro a wide array
of ownership entities, including condominiums, resident
associations, and cooperatives. TMLLC manages properties
throughout Massachuetts , RI, and CT. With over $5,900
residential unuits and more than 350,000 square fee

115 Winthrop Square Hotel – Expression of Interest

4/20/2016

On behalf of GB Lodging, LLC, (“GBL”), thank you for considering our qualifications to partner with Trinity Financial to develop a hotel as part the proposed
redevelopment of 115 Winthrop Square. Please find highlights of GBL’s qualifications set forth below as well as GBL’s proposal for a hotel at 115 Winthrop
Square.

Project Background
Objective: The Boston Redevelopment Authority (“BRA”) issued an RFI as of February 11, 2015 requesting proposals to redevelop 115 Winthrop Square, a primely
situated site in the heart of the Financial District of Boston. Trinity Financial and GB submitted a response to the RFI proposing to co-develop a hotel as part of
Trinity’s larger mixed-use program proposed for the 115 Winthrop Square site. This letter is submitted In response to the BRA’s March 2016 RFP to re-affirm Trinity
and GB’s commitment to work together to co-develop a hotel as a part of this larger mixed-use redevelopment.

GB Lodging Company Profile
The GB Lodging Difference

Company Description
GB Lodging, LLC is a hotel investment, development
and asset management firm based in New York City
that focuses on above market risk-adjusted
investment returns through executing carefully
crafted financial and operating strategies.
The firm was co-founded in 2011 by hotel industry
veteran Bruce Blum, President, former Chartres
Lodging
partner
and
real
estate
industry
entrepreneur Allen Gross, CEO, Founder and
President of GFI Capital Resources Group. GB
Lodging’s team has completed $4 billion of
transactions and has over 150 years of principal and
executive level investment, development, asset
management, property management and advisory
level experience domestically and internationally.

•

Experienced
leadership and
1 management
team

•
•

•

Diverse and
significant
hotel
2 development
experience

•
•
•

Our Hotels
Extensive
investment and
The Ace NY Ace Hotel & Swim The NoMad The Old No. 77 Hotel 3 acquisition
management
New York, NY
Club
New York, NY
& Chandlery
experience
Palm Springs, CA
New Orleans, LA

Thompson
Miami Beach*
Miami, FL

The Beekman – A
Thompson Hotel
New York, NY
(June 2016)

Bond Street
Hotel
Brooklyn, NY
(2018)

Seasoned
4 hotel asset
management

•
•

•
•
•
•

150 years of principal and executive level investment, development, asset
management, property management and advisory level experience
Experience sourcing, buying, owning, branding and renovating hotels in almost every
top US market
Experience owning and asset managing over 30 leading hotels in the United States
including notables such as the St Regis New York, the Plaza, Essex House, Westin Times
Square, Intercontinental Times Square, Sir Francis Drake and Doral Golf Resort and Spa
Experience working with leading design and architecture teams to complete 38
projects globally
Experience developing large scale hotel development projects exceeding $100 million
Affiliate companies GFI Development and Broadway Construction provide additional
development horsepower
Current projects under development totaling 740 keys including two projects in New
York valued at apx. $500 million (one hotel in Downtown Manhattan and one hotel in
Brooklyn) and one 167-key hotel project in New Orleans and managing development
of a 250-key JDV hotel in the iconic Chicago Athletic Association building in
downtown Chicago
Over $4 billion in completed hotel transactions
Proven track record sourcing capital through longstanding relationships with major
institutional capital partners such as HSBC, Dune Real Estate Capital Partners, Elliot
Capital Management, Square Mile and Spruce Capital
21 successfully acquired US properties; totaling 11,412 rooms by current executive
team
Provided/ing asset management services to notable institutional and sovereign wealth
funds for 12 hotels, several being the largest and most important New York City hotels
Experience holding key operating roles at 12 additional hotels
History of driving value through efficient management and outperformance of
competitive hotels

* GB Lodging provided third party development advisory services for the Thompson Miami Beach

- Privileged and Confidential -
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Hotel Proposal
GBL Vision for the Hotel
•

GB Lodging envisions the hotel at 115 Winthrop Square to be a first-of-its-kind lifestyle hotel in the Financial District of Boston, providing a design-forward and
guest-centric hotel experience that will complement the other components of Trinity Financial’s vision for 115 Winthrop Square.

•

The hotel, operated by a leading emerging lifestyle hotel operator, will offer a number of signature elements including an innovative and multi-layered food
and beverage experience and dynamic and distinctively designed public spaces that emphasize social interaction and promote community.

•

GB Lodging, through collaboration with a leading interior design firm and the development of distinguished and evocative branding, will meticulously craft
and position the hotel to provide a preeminent lifestyle experience.

•

The hotel will activate the surrounding neighborhood and foster the revitalization of Boston’s Financial District into a day-to-night destination.

Proposed Hotel Programming

GBL Identified Hotel Operators

The hotel will total approximately 125,000 to 175,000 SF. Preliminary
program guidelines are specified below. Note the hotel program will be
dependent upon the selected operator and is subject to additional
diligence.

GB Lodging has strong relationships with the following hotel branded operators
which would fulfill GBL’s proposed operating strategy. Note these hotel
operator selections represent our initial thoughts and are subject to additional
diligence.
Ace Hotel Group is a branded operating company that
re–envisions the traditional hotel model, utilizing an
innovative and locally-inspired approach to design and
development. Ace currently has seven properties with
hotels in New York, London, Los Angeles, Seattle,
Portland, Palm Springs and Panama City.

Guestrooms

Food and
Beverage

Meeting
Space
Other
Amenities
and
Facilities

•
•
•

225 to 275 keys
90% rooms and 10% suites
Average room size of approximately 300 SF

•

2,500 SF full service signature restaurant (100 to 150
seats)
1,000 SF casual dining outlet (i.e. coffee shop, grab
and go)
1,500 to 2,500 SF lobby lounge and bar
Potential outdoor F&B component (terrace or
rooftop) and/or nightclub or cocktail lounge

•
•
•
•

5,000 to 7,500 SF of flexible meeting space
including ballroom, pre-function space, and
meeting rooms

•
•
•

Fitness center
Room service
Complimentary Wifi

Thompson Hotels is a luxury lifestyle hotel operator with a
collection of hotels catering to the sophisticated traveler.
Thompson currently has properties in New York, London,
Los Angeles, Chicago, Miami and Toronto.
25hours is a unique and innovative European hotel
concept with emphasis on design, identity/story telling
and a distinctive guest experience. 25hours currently
has seven properties in in Frankfurt, Berlin, Vienna,
Hamburg and Zurich and is actively seeking
opportunities to enter the US.
The James is a brand of residentially styled boutique
hotels with guest-focused service and thoughtful
amenities. James is operated by Denihan Hospitality
and has locations in New York and Chicago.
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Appendix A
Boston Hotel Market Performance

$300.00

*Note – Includes Seaport, Back Bay, Cambridge, Downtown and South Boston submarkets

$274.60

$280.00
# of rooms

2014 occupancy of approximately 82% exceeds prior historical peak occupancy
rates of 77% in 2007 and 79% in 2000. However, ADR, still presents room for
additional growth with 2014 ADR of $238.55 approximately $36 or 13% below
inflation adjusted 2000 ADR of 274.60 (in 2014$).

$260.00
$238.55

$240.00

$36 ADR
spread

$220.00
$200.00
2000

2014

$300.00
$250.00

100%
79%

82%

77%

80%

71%

70%

60%

$238.55
$194.66

$50.00

$187.10
$132.84

$100.00

$208.89
$160.85

$150.00

$0.00

40%

Occupancy

$200.00

$154.01
$107.81

•

2000 ADR vs. 2014 ADR Comparison (in 2014$ adjusted by CPI)

2014 marked a very strong year for Boston city core hotel market performance
with RevPAR growth of 10.4%, driven by a 8.9% increase in ADR and 1.4% increase
in occupancy.

$199.74
$157.79

•

The Boston city core lodging market* has experienced substantial growth since
2009, with RevPAR increasing from $133 in 2009 to $195 in 2014, representing a
RevPAR CAGR of 7.9%.

ADR/RevPAR

•

20%

0%
2000

2001

Source – Pinnacle Advisory

2002

2003

2004

2005
ADR
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2007

RevPAR

2008

2009

2010

2011

2012

2013

2014
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Appendix B
Boston Current and Future Hotel Supply
See below for statistics on current and future hotel supply in the Boston city core,, including projects under construction and in planning. Sources include STR, PKF
and the Boston Redevelopment Authority.
5.0%

96 hotels/22,361 rooms

4.0%
# of rooms

Current Supply

Future Supply

Under Construction

6 hotels/1,212
rooms

Total Pipeline

11 hotels/2,185
rooms

Source – STR, Boston Redevelopment Authority, HVS

Future Supply Growth

4.4%
3.2%

3.0%

1.9%

2.0%
1.0%

0.0%
2015F

2016F

2017F

Source – STR

•

The greater Boston area lodging market consists of approximately 50,000 rooms, 22,361 of which are located in the Boston city core.

•

Currently there are approximately 1,212 rooms under construction in the Boston city core representing 5.4% of total Boston city core supply.

•

Boston appears well positioned to absorb new supply due to a well diversified economy moderated by relatively stable industries such as education and
healthcare, an influx of high growth industry segments such as biotechnology and technology, a growing convention market with the expansion of the
BCEC and significant growth in international visitation due to the expansion of international airline routes particularly from Asia. It should be
noted that many of these rooms will not
be located in the proposed hotel’s
# of
Estimated
submarket with most new supply
Hotel Name
Rooms Chain Scale
Status
Opening
proposed for the Seaport, South End,
The Godfrey
243
Upper Upscale U/C
2015
North End and Fenway submarkets.
Hotel Commonweath Expansion
96
Upper Upscale U/C
2015
Additionally, a study in the 2014 PKF
Aloft
Hotel
South
Boston
330
Upscale
U/C
2015
Annual Trends Hotel Industry report
Element Hotel South Boston
180
Upper Upscale U/C
2015
utilizing
econometric
forecasting
Autograph Collection Envoy Hotel Seaport District
136
Upper Upscale U/C
2015
comparing actual supply growth to
modeled supply growth indicated
40 Trinity Place
227
Upper Upscale U/C
2016
Boston actual supply growth to be
Courtyard by Marriott Downtown North End
210
Upscale
Final Planning
2016
slightly below the model’s predicted
Trinity Stuart Hotel and Residences
227
Upper Upscale Planning
2017
supply growth that should be present in
Haymarket Hotel
225
Upper Upscale Planning
2017
the market.
Unnamed Boutique Hotel
100
Upscale
Planning
2017
A chart providing all of the hotel
Four Seasons at Christian Science Plaza
211 Luxury
Planning
2017
projects in the current pipeline in the
Total Rooms
2185
Boston city core appears to the right.

•

Source – STR
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Appendix C
Area Demand Generators and Lifestyle Hotels

Faneuil Hall Marketplace
New England Aquarium

Ames Boston Hotel
Fifteen Beacon Hotel
Old State House

Kimpton Nine Zero

Boston Harbor

Old South
Meeting House
Downtown Crossing

Subject Property
Boston Common
Boston Opera House

Boston Children’s Museum

Emerson College
Revere Hotel

W Hotel Boston
Tufts University

Demand Generator
Lifestyle Hotel
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Appendix D
Boston Lifestyle Hotel Market
•

The Boston city core has 18 lifestyle hotels totaling 3,130 hotel rooms or 14% of total
city core supply.

•

Approximately 97% of the lifestyle hotels in Boston are either luxury or upper
upscale hotels as compared to the overall Boston market with luxury and upper
upscale hotels constituting 78% of total supply.

•

18 hotels/3,130 rooms
2.9%

The Boston lodging market is well-suited for lifestyle hotels given the city’s historic
nature, heavy transient business and high ADRs. Many of the lifestyle hotels in
Boston command a rate premium above the Boston market average, reporting
ADRs in excess of $250.

38.8%

Boston’s lifestyle hotel supply as a percentage of total hotel supply is less than that
of the top lodging markets, particularly Miami, New York and San Francisco, with
20%+ of hotel supply being categorized as lifestyle, indicating significant
opportunity exists for further lifestyle hotel supply.

58.3%

Luxury
Major Lodging Markets - Lifestyle Hotel Supply
30%
% of total hotel supply

•

Current Supply

26%

25%

22% 22%

20%
14%

15%
10%
5%

4%

5%

5%

6%

6%

6%

16% 17%

8%

0%

Source – STR

Upper Upscale

Hotel Name
Charles Hotel In Harvard Square
Hotel Commonwealth
Loews Boston Hotel
Preferred Fifteen Beacon
The Liberty Hotel
W Hotel Boston
Copley Square Hotel
Hotel Veritas
Kimpton Hotel Marlowe
Kimpton Nine Zero
Kimpton Onyx Hotel
Revere Hotel Boston Common
The Ames Hotel
The Boxer
The Lenox
The Seaport Hotel
Verb Hotel

Upscale

# of Rooms
295
149
225
63
298
235
143
30
236
190
112
356
114
79
214
428
94

Chain Scale
Luxury
Luxury
Luxury
Luxury
Luxury
Luxury
Upper Upscale
Upper Upscale
Upper Upscale
Upper Upscale
Upper Upscale
Upper Upscale
Upper Upscale
Upper Upscale
Upper Upscale
Upper Upscale
Upscale

Source – STR
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115 WINTHROP SQUARE

3. DEVELOPMENT CONCEPT

DEVELOPMENT CONCEPT
Set at the crossroads of Downtown Crossing and the Financial District, 115 Winthrop Square introduces a unique opportunity
to engage historic Winthrop Square and weave together the business district to the north and the service/retail district to the
south. The opportunity to redefine this critical juncture and provide an inviting, accessible, and human element to such a
dynamic city block is unprecedented. Trinity’s proposal for 115 Winthrop Square includes the transformation of the existing,
obsolete City parking garage into a 60-story, mixed-use tower (941,389 gsf) that will serve as an anchor for the connection
between these two Downtown districts.
We have assembled a capable and experienced team to undertake this significant project. Our vision for 115 Winthrop
Square features three distinguishing factors:
•

An Exciting Mixed Use Program to Create one of Boston’s Great Places to Live, Work, and Play

•

True Mixed-Income Housing, with 40% of all Units for the City’s Middle-Income Workforce

•

An Innovative Economic Development Strategy Committed to Workforce Training & Local Hiring

•

A Bold, New Design for the City’s Skyline & Model for Sustainable Development

EXCITING MIXED USE PROGRAM
BOSTON’S BEST LIVE/WORK/PLAY EXPERIENCE

Development Diagram - Street Level Interaction

nthrop Square Character Concepts
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Winthrop Square

PUBLIC SPACES

April 13, 2016

115 Winthrop Square will be a destination for locals and
tourists alike. Our design features multi-level and multi-use
public spaces that will attract people of all ages, interests,
and incomes. There are three key components to the public
spaces in our proposal:

1. Street Level
• A revitalized Winthrop Square and the incorporation of a
food use(s) and creative, sculptural furniture to promote
a collaborative outdoor office experience during the
day and the opportunity for a more social living room
atmosphere in the evening. Proper lighting and creative,
but useful, furniture will be incorporated to ensure that
people use the Square as a social setting.
• A two-level restaurant & bar with an entrance along
Devonshire Street and views into Winthrop Square
• A beer garden along Devonshire Street

• A black box theater to create a multi-generational
destination that will encourage activity in the area before
and after shows
• Ground floor retail spaces along Federal Street to provide
lifestyle retail
• A widened Devonshire sidewalk to create a more gracious
pedestrian zone and allow for outdoor restaurant seating
• A new vehicular and pedestrian connection between
Devonshire Street and Federal Street

2. 18th Floor Indoor/Outdoor Park

Winthrop Square Our design team includes Street-Works Studio to provide
April 13, 2016

• A sky-level indoor/outdoor park on the 18th floor of the
Federal Street side building. This approximately 11,000sf
space will include a pool and lounge area, as well as a
deck that wraps around the entire building. This outdoor
space will not just be an amenity to the guests and
residents of the building, it will also create a new feature
in the Financial District’s skyline.

3. Winthrop Square Sky Restaurant, Lounge &
Observation Area
• The 52nd floor of the building will feature a publicly
accessible 11,000sf restaurant, as well as an observation
deck to experience sky-high vantage points and 360°
panoramic bird’s eye views of the City.
• We will also be providing a 7,000sf owner’s club on
the 53rd floor, featuring a fitness center, dining room,
lounge, and outdoor terrace for the condo owners at 115
Winthrop Square.

specialized expertise in planning the public urban spaces
that are so critical to the success of this project. The careful
layout of the ground floor ensures the activation of the
street and maximizes more public uses along the street
wall. The creation of the proposed vehicular and pedestrian
connection from Devonshire Street to Federal Street
enhances the burgeoning retail corridor that is Downtown
Crossing by further connecting it with the hustle and bustle
of the Financial District. Additionally, this connection
minimizes the need to expose the more private residential
uses from the public uses of the improved Winthrop Square.
The improvements to Winthrop Square will stabilize the
park and will be the catalyst for additional investment and
activation of the other sites and buildings surrounding the
Square. The inclusion of public spaces on upper levels of
the building will create a vertical community for the many
people who will use 115 Winthrop Square.
Collectively, these components will create a new, vibrant
public realm experience where people will live, work, play,
and stay on a 24-hour basis.
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be Plan
P1 / P2 Floor Plancenter, dining room, lounge, and outdoor terrace,
Ground
available for the condo owners.

115 Winthrop Square

Rental
Public / Commercial

The Implementation Plan section
of this submission provides
the full schedule of regulatory
approvals anticipated to be
required for this project.

Circulation
Mechanical
Parking

40’

80’

Mechanical

Condominium

Public

15038

20th - 51st
Planfor
- Typical
on our current design,
ourFloor
plan
115Condominium
WinthropFloors
Square will require relief in two primary areas:

Condominium

18th Floor Plan - Shared Amenity Based
Level

Mechanical
Amenity
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Our parking team has indicated that the restaurant, bars,
observation deck, and other public areas do not need
parking spaces in addition to the 420 that will already be

The Trinity team has approached the scale and density of
this building to fit into the surrounding fabric of Downtown
Crossing and the Financial District. We capped the building
height at the 725’ limit that the BRA set forth in the RFP for
115 Winthrop Square. In order to achieve the ambitious
mix of uses and public benefits described in the previous
section, it is critical to maximize density at this site.
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A 7,000sf Owner’s Club on the 53rd floor, featuring a fitness

v
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Floors 20-51 and 54-60 of 115 Winthrop Square will contain
296 condo units (419,610 gsf) consisting of One-, Two-, and
Three-Bedroom units. 112 of these units, or 40%, will be
restricted to middle-income workforce households earning
up to 120% of the Area Median Income.

• Residential Condo: 1.0 space per unit, which equals
296 spaces for this component. The 296-unit luxury
condominium component of 115 Winthrop Square is
Wintrop space per unit to be acquired by
estimated to need one
Square
owners of units as parking easements.
A

Condominium

ZONING RELIEF

er

CONDOMINIUM DEVELOPMENT

Hotel

Floor Plans & Section

d
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The program provides for a 231-key, full-service hotel
SERVICE AREAS & PARKING
(86,307 gsf) on the lower floors of the building. Trinity
52nddeveloper,
Floor Plan - Public
Viewing Floor / Restaurant
53rd Floor Plan - Condominium Amenity Floor
is working with the well-known hotel
owner,
The service areas and parking for 115 Winthrop Square
and operator, GB Lodging, who is known for their unique
be internal to the site and accessed from the new
branded hotels such as the Ace Hotels in New York City and
Boston,will
MA
pedestrian and vehicular connection we are creating
Palm Springs, the Nomad Hotel in New York City, and the
between Devonshire and Federal Streets. Based on
Beekman Hotel & Condominiums in New York City. The
feedback from VPNE and Dane & Company, we have
Winthrop Square Hotel will follow GB Lodging’s trend of
designed the building to accommodate a demand of 420
creating one of a kind destination hotels.
valet parking spaces in two underground levels with the
The hotel will feature meeting, function, and ballroom
following parking ratios:
spaces that open to an outdoor patio overlooking Winthrop
Square. The hotel will also include a two-story restaurant
• Hotel: 0.16 spaces per key, which translates into 37
and bar, several restaurants and bar areas, and other
spaces. The 231 room hotel is estimated to need 25
ancillary retail described below. Guests of the hotel will
to 75 spaces depending on the night of the week, with
have access to indoor/outdoor amenity space on the 18th
Mondays needing the least amount of spaces and
floor of the building.
Saturdays needing the most. For both VPNE and Dane
& Co, that number is based on experience with a sample
RESIDENTIAL RENTAL DEVELOPMENT
of hotels in the Boston area. Commercial hotel clients
mostly all arrive by taxi, limo etc., while weekend clients
Floors 6-17 of 115 Winthrop Square will contain 349 rental
3rd
5th
Floor
Plan
Hotel
Floors
6th portions
- 17th Floor Plan
- Typical Rental
Floors
tend to have higher
of leisure
travelers.
units (313,906 gsf) consisting of Studio, One-, and TwoBedroom units. 140 of these units, or 40%, will be restricted
• Residential Rental: 0.25 spaces per unit, which equals
to middle-income workforce households earning up to 120%
87 spaces for the 349 rental apartments. Our market
of the Area Median Income.
analysts and parking team members believe this is an
appropriate ratio given the property’s location in the
Residents will have access to a spectacular indoor/outdoor
Central Business District.
amenity space on the 18th floor of the building.

Boston’s zoning relief process
and will work with the BRA to
determine which vehicle is most
appropriate for 115 Winthrop
Square.

Our team has also developed a number of strategies to
encourage alternative forms of transportation. Given the
central location of 115 Winthrop Square and its proximity
to public transit hubs, including North and South Stations,
MBTA pass subsidies will be made for all staff to discourage
0
20’
private automobile use. Additionally, the parking area
at 115 Winthrop Square will provide preferential parking
location to encourage green and alternative fuel vehicles.
Electric charging stations will be available and all on-site
Second Floor Plan - Hotel Function Space
rental vehicles/car sharing services will be restricted to
electric or alternative fuels only. Bicycle parking areas will
be provided for residents, visitors, and employees of the
April 21, 2016
54th - 59th Floor Plan - Condominium
60th Floor Planand
- Condominium
building, and given the residential
hotel components,
D E V E L O P E R : Trinity Financial
shower facilities will be available to bicycle commuters.
Lastly, the design of our parking area uses stackers to fit
A R C H I T E C T : The Architectural Team
approximately 50% of the total spaces. This allows us
to efficiently accommodate all of the anticipated vehicle
spaces needed on two levels of parking, and the planned
obsolescence based on future reduction in demand.
.
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Wintrop
Square

A
at the building because it is anticipated that many of the
people who come to the building for these uses will arrive
by public transit, taxis, Ubers,
etc. Visitors of the public
.
Ct
al
spaces will have accessedto
er the valet services available at the
F
building, should they drive. VPNE operates parking garages
at office buildings close to the site and they have indicated
that they would use spaces as overflow for 115 Winthrop
Square on the weekends, as needed.
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• Height – current zoning allows for a height of 125’ as of
right, and 155’ “enhanced.” Our proposal contemplates
a 725’ building, in accordance with the BRA’s design
Hotel
guidelines and the maximum height allowed by the
FAA
Condominium
on this site.

Rental

Rental

• Floor Area Ratio – the current zoning allows for a FAR of
Public / Commercial
8 as of right, and a FAR of 10 “enhanced.” To achieve a
Circulation
building of this height, the permitted FAR will need
to
Mechanical
be at least doubled. Height ad FAR ratios are further
influenced by the zero lot line windows of the adjacent
Parking
101 Federal Street building.
0
20’
80’
The Trinity team is experienced in navigating
the40’ City of

Hotel

Public/
Commercial

Parking

Residential
Common

1,378
162
162
162
162
2,148
2,148
2,148
2,148
2,148
2,148
2,148
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2,148
2,148
2,148

27,802

115 Winthrop Square

4/18/2016

Floor
Residential
NRSF

313,906
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725' - 60 stories
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TRUE MIXED-INCOME HOUSING,
WITH 40% OF ALL UNITS FOR
THE CITY’S MIDDLE-INCOME
WORKFORCE
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3,912
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47,400

419,610

Amenity

7,012

7,012

Hotel
NRSF

23,292
23,292
23,292

69,876

Hotel
Common
Restaurant/
Amenity /
Function
Public Space

10,966

2,000
29,989

3,207
2,616
2,616
2,616
2,616
60
60
60
60
60
60
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60

10,966

53,921
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60
60
60
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60
60
60
60
60
60
60
60
60
60
60
60
60
60
60
60
60
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16,431

86,307

“With its long history of offering opportunity to its
citizens at all income levels, the city of Boston is proof
that an economically inclusive city not only provides
employers with the diverse workforce they need to build
and maintain a strong economy, but also that providing
opportunity across income levels leads to strong, healthy
neighborhoods. Maintaining a strong middle class is
critical to ensuring that Boston continues to be a thriving,
diverse city where people want to live and employers
want to locate.”
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- Housing a Changing City: Boston 2030 Plan
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Trinity’s proposal for 115 Winthrop Square includes two
residential components – a rental component and a for-sale
condo component. Our 349 rental units on floors 6-17
(313,906 gsf) and 296 condo units on floors 20-51 and 5460 (419,610 gsf) will serve a mixed-income community, with
40% of the rental units (or 140 units) and 40% of the condos
(or 112 units) restricted as middle-income workforce units,
providing housing to individuals and households earning up
to 120% of the Area Median Income.

13
13
13
13
13
13
13
13
13
13
13
13

31%
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RESIDENTIAL SUMMARY
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Unit Count
1BR
2BR

8
7
7
7
7
7
7
7
7
7
7
7

45%

Studio

85

9
9
9
9
9
9
9
9
9
9
9
9

24%

TOTAL

0
0
0
0
0
30
29
29
29
29
29
29
29
29
29
29
29
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0

349

Unit Count
1BR
2BR

0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
9
9
9
9
9
9
9
9
9
9
9
9
9
9
9
9
9
9
9
9
9
9
9
9
8
8
8
8
8
8
8
8
0
0
3
3
3
3
2
2
0
0
0

296

TOTAL

CONDOMINIUM SUMMARY

Studio
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1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
2
2
2
2
2
2
2
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15%
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3
3
3
3
3
3
3
3
3
3
3
3
3
3
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3
3
2
2
2
2
2
2
2
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5
5
5
5
5
5
5
5
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5
5
5
5
5
5
5
5
5
5
5
5
5
5
4
4
4
4
4
4
4
4

34%

2
2

152
3
3
3
3

51%

According to Mayor Walsh’s Housing a Changing City:
Boston 2030 Plan, 34% of Boston’s population is middle
income (earning between $50,000 and $125,000 annually),
and this is expected to increase by 13% over the next 20
years. With the growth that Boston has experienced, and is
anticipated to continue experiencing, we appreciate Mayor
Walsh’s bold plan to respond to the lack of housing supply
for this very important segment of the City’s population.

Room Count
Suite
ROOMS

0
0
0
77
77
77
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0

231

HOTEL SUMMARY

Typical

77
77
77

231

100%

210
210

**includes the use of stackers

**
**

Parking

420

The redevelopment of this parcel creates an opportunity
to address some of the housing challenges our city faces.
Trinity’s proposal responds directly to the Plan, which seeks
to create 20,000 new units of middle-income workforce
housing Citywide by 2030, of which 11,000 are to be market
produced. The 252 middle-income workforce rental and forsale housing that we will build at 115 Winthrop Square will
be purely market produced, using the other components of
the project to cross-subsidize their cost and contemplating
no subsidy from public agencies.
115 Winthrop Square is an ideal parcel to achieve many
of the goals set forth in the Mayor’s Plan for a number of
reasons including:

1. Location – 115 Winthrop Square is in a neighborhood that
historically has been out of reach for many middle-income
people to live.

2. Access to Jobs – 115 Winthrop Square is centrally located
and close to many of the jobs that employ Boston’s middleincome workforce (including close proximity to the new GE
headquarters).

3. Maximize Density – 115 Winthrop Square is in a district
where significant density can be achieved, allowing for the
redevelopment program to accommodate a significant number
of middle-income workforce units, without financial assistance
from the public sector.
In our Development Formation & Financial Submission, we
include a purchase price for 115 Winthrop Square. We ask
the City to consider directing a portion of the purchase price
to the redevelopment effort of the distressed Orient Heights
public housing site in East Boston. Directing proceeds from
the disposition of 115 Winthrop Square in this way allows the
ambitious goal of redeveloping 331 units of affordable housing at
Orient Heights to become financially feasible, strengthening this
Boston neighborhood immeasurably.
Trinity is an experienced developer of mixed-income
developments in the City of Boston. We have built thousands
of housing units for people of all incomes and economic
backgrounds in communities across the City and region. Our
team has the capacity and the experience to ensure that the
proposed mixed-income program at 115 Winthrop Square and
the affordable units at Orient Heights can indeed be created.

AN INNOVATIVE ECONOMIC DEVELOPMENT
STRATEGY COMMITTED TO WORKFORCE
TRAINING & LOCAL HIRING

have direct experience working with the Designery
program.

Trinity Financial Project		
Minority-Owned Business Participation		
Women-Owned Business
Participation
				Goal		Actual				Goal		Actual
Harrison Tower			

7%		

20.10%				

4%		

9.10%

Franklin Hill Phase 2		

30%		

29%				

10%		

18%

Franklin Hill Phase 1		

30%		

33%				

10%		

17%

Mattapan Heights			
Davenport Commons
(Student Rental)			

15%		

33%				

5%		

30%

15%		

44%				

5%		

3%

Davenport Commons
(Homeownership)			

15%		

32%				

5%		

15%

Shawmut Estates
(Homeownership)			

15%		

50%				

5%		

10%

The scale of 115 Winthrop Square creates a unique
opportunity for meaningful economic development
programs and strategies in all stages of the project. We will
strengthen the local economy and promote employment
opportunities with initiatives in 3 key areas:

1. HIRING
Gilbane Building Company estimates that this project
will yield approximately 2,000 construction period jobs.
Our hotel consultant is also estimating that there will
be at least 173 full-time positions associated with the
hotel component. Trinity Management anticipates 11
new permanent jobs will be created for the property
management of the residential rental and condominium
components. The staffing includes 5 administrative
positions and 6 maintenance positions. The Management
Plan included in the Development Formation & Financial
Submission further details these positions and the benefits
that Trinity Management offers.
Trinity and our team members are committed to maximizing
inclusion for this project. Our team has built thousands of
residential units and thousands of square feet of commercial
space in Boston and has consistently achieved or exceeded
the hiring and employment goals set forth by the City. The
chart above provides a sampling of hiring outcomes for
Trinity projects in Boston.
Trinity works closely with our contractors to enforce the
Boston Residents Jobs Policy. Our team also enjoys good
relationships with labor organizations including Unite HERE
Local 26, the Boston Building Trades Council, and the New
England Carpenters and have already begun conversations
about their involvement in this project to ensure that
participation can be achieved in all aspects.

Trinity will establish a policy and plan of outreach to
Boston residents and Boston-based and/or local firms to
provide goods and services to this project throughout
predevelopment, construction and operating phases and
Trinity will compel all development team members to do the
same.
The team of consultants that Trinity has assembled for this
project includes participation of M/WBE firms. It is also
important to note that Trinity’s staff includes minorities
and women in positions of significant authority. Trinity
Financial, Inc. is 50% minority owned and 66% of its current
personnel are either minorities (45%) and/or women (36%).
Trinity’s Principal, Patrick Lee, and Managing Director,
Kenan Bigby, are minorities, and the two Vice Presidents of
Development, Abby Goldenfarb and Eva Erlich, are women.
In addition, other Winthrop Square team members include
Frank Edwards and Marzuq Muhammad, both of whom are
minorities.

2. EDUCATION
Trinity is committed to promoting economic growth,
stability, and diversity and will partner with local
organizations to ensure that education and workforce
development programming is successful.
• YouthBuild – Trinity has had preliminary conversations
with YouthBuild USA and YouthBuild Boston about
engaging younger Boston residents (ages 14-24) in
the design and construction aspects of this project.
YouthBuild Boston has a long history of providing young
Boston residents with exposure to architecture and design
related fields through the Designery program, as well as
training in the construction trades. Trinity team members

• Mel King Empowerment Program – Trinity has
committed to working with the Mel King Empowerment
Program to ensure this project directly benefits every
Boston neighborhood. The Mel King Empowerment
Program (MKEP) is a partnership between the City
of Boston, the BEST Corp Hospitality Training Center
(HTC), and the Boston Hospitality Workers Union UNITE
HERE Local 26 to train union hotel workers. MKEP
has successfully partnered with hotel developers and
existing union hotels to ensure the hospitality workforce
in the City of Boston is representative of Boston’s
neighborhoods. In partnership with GB Lodging, the
HTC will recruit and train a diverse workforce made up of
Boston residents. Trinity proposes to direct some or all of
the linkage payments resulting from the proposed hotel
component to support this program and to ensure that
proper training is available.
• Trinity Management – Trinity, through its property
management arm, will offer counseling to small Local/
Minority/Women-Owned Businesses that do not meet
Trinity’s vendor guidelines in an effort to assist them in
developing competitive business practices and services.
Mentoring smaller MBE/WBE/LBE firms enhances their
ability to compete with larger more established firms
for business in their service area. Trinity Management
has experienced real results through the work of this
mentoring program – at the Mission Main development,
that Trinity manages, several new companies that were
part of the mentoring program now provide services to
this community, including a document translation service
and a carpet cleaning service

3. INCREASED ECONOMIC ACTIVITY
The mixed-use nature of our proposal, and the
transformational effect it will have on the site, will impact
the surrounding area significantly and spur economic
activity. Specifically, we anticipate that the improvements
to Winthrop Square will stabilize the park and will be the
catalyst for additional investment and activation of the other
sites and buildings surrounding the Square. We have met
with the Downtown Boston BID to present our plan and
discuss coordination of street level activity at and around
our site.

A BOLD, NEW DESIGN FOR THE CITY’S SKYLINE &
Existing Conditions
& Site FOR
Context SUSTAINABLE DEVELOPMENT
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Our design approach for 115 Winthrop Square is centered
on bridging the two neighborhoods that the site straddles
- Downtown Crossing and the Financial District. The
architecture of 115 Winthrop Square is firmly grounded in
the traditions of these two historic areas, yet enriched by
contemporary features and forms.

SUSTAINABLE DESIGN
The team has a proven track record of creating projects that
achieve the highest levels of sustainability. Environmentally
sensitive design and development is a fundamental
principle that is carried into each and every project that
we undertake. Our approach for 115 Winthrop Square
is to use sustainability as a cornerstone of the design
from the start – with the input and full integration of the
entire development and design team, the surrounding
neighborhood, and all relevant City and State stakeholders.
We will seek opportunities to push the envelope, to find
occasions to exceed the expected standard, and to become
an example of what sustainable development should be
for a project of this magnitude. Our team includes Steven
Winter Associates as our Sustainability Consultant, a leader
in advising on cutting edge and state-of-the art green
technologies. Steven Winter Associates will work closely
with the Lead Architect and with the Civil, Landscape,
Interior Design and MEP consultants who will each have a
LEED accredited professional as a prime member of their
design team.
The team's primary goal with this project is to thoroughly
investigate the sustainable and efficient design opportunities
for a high performance, low impact and healthy
environment for 115 Winthrop Square. The true value and
success of the project will be measured in the years and
decades after construction is complete. Metrics that will be
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- Achieve LEED Gold Certification;
target LEED Platinum Certification

et

LEGEND

SOUTH
STATION

the ultimate goal of creating a diverse community and
prosperous neighborhood.

tre
hS

Hig

Pret A Manger
Starbucks

(Neighborhood Service Retail
/ Restaurants)

WINTHROP
SQUARE

von
sh

von
sh

ire
Str
eet

Su

ire
Str
eet

Cosi

CVS

Bruegers Bagels

Pedestrian Access

t

SITE

Ot
is S
tre
et

et

Str
ee

t
Str
ee
Ar
ch

Five Guys

St
re

Str
ee

er

t

m

Ot
is

m

Macy’s

WINTHROP
SQUARE

Saint
Anthony
Shrine

et
Federal Stre

Su

Central
Bistro

Bank of America

Winthrop
Lane

Ar
ch

Pret A Manger

et
Federal Stre

Roche Bros.

Fidelity

Franklin Stre

Eastern Bank

POST OFFICE
SQUARE

(Banking / Business Services)

De

LEGEND

the outdoors and daylight are two other factors which impact
the human experience. The project will take advantage of
views and daylighting throughout the building. Particularly in
hotel, condominium, and rental developments, acoustics are an
essential factor for human comfort. Noises both from within
the building as well as street / air noise could reduce comfort
levels. The project team will hire an acoustician to provide
recommendations on assemblies to drastically reduce noise
transfer for each unit. Finally, the project team will incorporate
strategies from the Active Design Guidelines published by the
Center for Active Design. The guidelines outline strategies for a
more active urban scape and interactive building design which
encourages alternative pathways to move within a building.

measured include the strength of the community and social
vitality, human health, building resiliency, and prosperity of
the surrounding neighborhood. Downtown Crossing and
the Financial District have immediate access to open space
and public transportation. In addition, there is a thriving
retail community. Improvements to this site will improve
the vitality of the public and retail spaces in the area.
The primary challenge of this project is creating a place
which allows a diverse community to grow into a thriving
neighborhood.
The integrative program required of this site incorporates
retail, hotel, and residential components. In a zone where
social meeting places abound, preserving the first level of
Winthrop Square will enhance the social scene. However,
the program must be sensitive to all types of activities at
all hours, and respond to the public realm. In addition,
the project has access to abundant public transportation
routes and community resources, including city and state
governments, hospitals, restaurants, supermarkets, historic
churches, post offices, banks, and child care centers. The
activities surrounding the site will influence the final design
as much as the program requirements.
Human health is a primary interest for the Winthrop Square
design team. Humans spend more than half of their lives
indoors, so the indoor environment has an immediate
impact to health. There are several factors which impact
a space and a person’s wellbeing. Indoor Air Quality is
likely the most well defined and regulated factor of indoor
environmental quality. The project team will go beyond
code to provide adequate fresh air and filtration systems
to ensure clean air is provided in regularly occupied
spaces throughout the building. In addition, the materials
used in the building will be chosen with Healthy Product
Declaration reports and Low VOC content. Connection to

The project team has confirmed that LEED for New Construction
version 4 Gold will be the best certification tool to measure the
sustainability goals defined above, and we will seek opportunities
to improve the score to reach LEED Platinum. The site itself
is ideal for sustainable redevelopment. The project team will
build upon this opportunity within the building. The team will
strive to reduce both energy and water demand the completed
building will add to the existing infrastructure. The project
team will design a high performance envelope, incorporating
Passive House principles, including reduced thermal bridging,
and will include Building Envelope Commissioning to ensure
the high performance envelope design is built and performs
as designed. Further, highly efficient systems and equipment
will be incorporated into the design. Just as important as the
design is the function, operation, and maintenance of the
building systems. The design will include individual meters on
major systems to better monitor performance through standard
building operation procedures. The commissioning agent will
prepare a Systems Manual for optimizing performance, and the
Sustainability Consultant will prepare a guide to achieving LEED
for Existing Buildings, Operations and Maintenance within the
first few years after construction completion.
Beyond developing and operating an energy efficient building,
the development team recognizes the need to provide a resilient
building for building occupants and the community at large. The
Building Envelope Commissioning process described above will
also focus on durability of the building. In addition, the team
intends to incorporate Combined Heat and Power systems,
which are able to link into the district steam system during
normal operation to provide power generation as well as heating
and cooling for the building. A natural gas combined heat and
power system will be sized to meet the domestic hot water load,
and also generate additional power. This system can also be
used as back-up power and heat in the event central steam is not
available. The building will be able to minimally function on its
own until the district connection is restored.
If we are successful at creating a building which allows for
community development, increases social vitality, and is a
healthy and safe place to live and work, we will succeed in

- High Performance Exterior Envelope
- Incorporation of Passive House Principles
- Building Envelope Commissioning
- Water-Saving Plumbing Fixtures
- High Efficiency Appliances & Lighting
- Optimization of Daylighting & Other Solar
Opportunities
- Low VOC & Recycled Materials
- Incorporation of Active Design Guidelines
- Green Operations & Maintenance Strategies
- On-Site Car Sharing
- Bicycle Parking & Shower Facilities
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Storage and Collection of Recyclables
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Building Life-Cycle Impact Reduction
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Declarations
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Project Name:
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1

2

2

Minimum Indoor Air Quality Performance

8
Environmental Tobacco Smoke Control

7
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Prereq

Low-Emitting Materials

1

2

Y
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1

10
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Construction Indoor Air Quality Management Plan
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Y
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Thermal Comfort

1
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Credit
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1

Credit

Daylight
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Credit
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1

Innovation

1

LEED Accredited Professional

11

Credit

0 Innovation

Credit

0 Regional Priority

Required

Required

0

2

4
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The Trinity team has constructed large-scale projects
on many complicated, downtown sites throughout the
Northeast. Most notably, Trinity completed the Avenir and
One Canal projects in the Bulfinch Triangle which required
a significant amount of coordination with City and State
agencies given their proximity to North Station and major
roadways.
For 115 Winthrop Square, we will work closely with our
design and civil team members to ensure that infrastructure
improvements are properly planned and implemented.
We anticipate the following provisions for infrastructure
improvements:

• Utilities – a preliminary survey (without utility company
feedback as of the date of this submission) suggests that
existing utilities in the immediate vicinity are adequate.
It does not appear that the proposed structure would
require the relocation of any existing utilities or utility
easements.

• Public Streets, Sidewalks, & On/Off Site
Improvements – we propose widening the sidewalk
along the Devonshire Street side of the site to be 15 feet
in order to match the width on the Devonshire Street
side of 100 Summer Street. It is also anticipated that the
public sidewalks will be appointed with specialty paving,
curbing, and street trees and lighting in accordance with
other developments of this scale in downtown Boston.
Lastly, we have developed a plan to significantly improve
the existing Winthrop Square Park with features including
new lighting, furniture, and plantings.

• Groundwater – the site is part of the original Boston
Proper “Fort Hill” area and as a result, is not within
the Groundwater Conservation Overlay District. The
surrounding buildings are generally on caissons (down to
bedrock) or concrete/stone foundations. Groundwater is
anticipated to be at 15 feet below sidewalk level, and it
is expected that the lowest slab of the parking levels will
be below that level. Nevertheless it is intended that only
“seepage” will be pumped and recharged back to ground.

ENVIRONMENTAL REMEDIATION
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INFRASTRUCTURE PROVISION

Trinity has assembled a team of environmental consultants
and engineers with extensive experience in major
metropolitan areas, including Boston. The team is well
versed in the environmental and hazardous material
issues that urban infill sites are often plagued with and has
successfully engineered and monitored the remediation
of dozens of development parcels in the City of Boston.
While the team has not carried out any environmental

investigations of 115 Winthrop Square as of the date of this
submission, our preliminary review has identified a few key
areas where environmental remediation and/or disposal will
likely occur:
1. Mastics, window glazing compounds, sealants, lead paint
and waterproofing of the existing structure
2. Urban fill from material used to backfill the basements
of the pre-1872 and pre-1948 structures on the site.
The site was originally developed with four- to five-story
masonry structures, which were leveled by the Great Fire
of 1872 and which were in turn replaced by the parking
garage built in the late 1940s.
3. Existing gas and oil separators
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4. IMPLEMENTATION PLAN

IMPLEMENTATION PLAN
PERMITTING & APPROVALS
Trinity has a well-documented track record of permitting
complicated mixed use developments in downtown Boston,
as well as throughout many communities across the City.
Trinity successfully permitted, and subsequently closed
on the financing, for two highly complicated transactions
in the Bulfinch Triangle: Avenir and One Canal. The
comprehensive permitting process for these two downtown
projects required many of the federal, state and city permits
anticipated for 115 Winthrop Square. Our approach to
planning and designing all our projects – regardless of
scale and location – is built upon community outreach and
consensus building. Trinity has already met with many of the
key stakeholders in the downtown community to discuss our
plan for 115 Winthrop Square.

Working closely with the BRA, the City, the Commonwealth
of Massachusetts, the elected officials, and other
community stakeholders, Trinity will navigate the permitting
process adeptly, completing all of its major permits,
including the Federal Aviation Administration’s (FAA) review
and Massachusetts Environmental Protection Act’s (MEPA)
process within approximately 270 days from the date of
tentative designation. Our team will complete the City’s
zoning and Article 80 review within 180 days of tentative
designation as developer.
The following is a list of anticipated permits for the
redevelopment of 115 Winthrop Square:

AGENCY

ONE CANAL PERMIT LIST
4/20/2016
PERMIT/APPROVAL

Federal
National Environmental Policy Act (NEPA)

NEPA Categorical Exclusion (if required)

Federal Aviation Administration (FAA)

Notice of Hazard to Air Navigation (Building & Crane)

Environmental Protection Agency (EPA)

Notice of Intent National Pollution Discharge Elimination System
(NPDES) and Stormwater Pollution Prevention Plan - Owner and
Contractor

State
Executive Office of Environmental Affairs, MEPA Office MEPA Review
Massachusetts Department of Environmental
Protection
DEP Division of Air Quality Control
Mass Water Resources Authority
Massachusetts Historical Commission

Notice of Construction/Demolition & Air Source Registration
(boilers/Generator)
Fossil Fuel Equipment Approval (if required for gas/oil boilers and
generators)

Design & Construction Approach
Trinity takes considerable pride in all of its developments
and achieves the highest level of quality and attention to
detail in their construction. In order to manage the inherent
risks and challenges that transit-oriented, urban projects
present in particular, Trinity employs a multi-layered
approach to the design and construction process.
Initially, Trinity’s in-house design and construction
department works closely with a third-party architectural
team in the planning, conceptual and design development
phases of a project. With careful oversight of the architect,
and attention to matters involving infrastructure, permitting
and financial feasibility, Trinity's project team is then able
to manage the inevitable big picture issues that can be
problematic in construction.

2016

Tasks

Tasks

BRA Board Tentative
BRA Board
Developer
Tentative
Designation
Developer Designation
April 2016 - JuneApril
2016
2016 - June 2016

Air Pollution Control Commission

APCC Parking Freeze Permit

Boston Civic Design Commssion

BCDC Approval

Boston Fair Housing Commission

Affirmative Fair Marketing Plan

Boston Fire Department

Fire Alarm/Sprinkler Systems

Obtain Other Permits
Obtain&Other
Approvals
Permits & Approvals
July 2016 - March
July2017
2016 - March 2017

Boston Inspectional Services

Building Permit

Schematic Design
Schematic
through Design
Design through
Development
Design Development
July 2016 - December
July 2016
2016
- December 2016

City of Boston Interagency Green Building Committee

Article 37 sign off

Boston Landmarks Commission

Article 85 Demolition Delay

Boston Parks Commission

Landscape in public way / Permit to cut down trees / Modifications
to Winthrop Sq Park

City of Boston Public Improvement Commission

Discontinuances, License Maintenance and Indemnification
Agreement/Specific Repairs to Public Rights of Way/Temporary
Earth Support/Canopies and Awnings

Boston Public Safety Commission Committee on
Licensing

Flammable Fuel Storage License

City of Boston Public Works Department

Street/Sidewalk Occupancy Permits/Street Opening Permits

Boston Redevelopment Authority

Zoning Relief/Article 80 Review/Article 80 Design Sign-off/Article
37/Cooperation Agreement/Affordable Housing Agreement/Boston
Residents Construction Employment Agreement/Taking plans for
vertical discontinuances (if necessary)/Certificate of Compliance

Boston Transportation Department

Construction Management Plan/Transportation Access Plan
Agreement

Boston Water and Sewer Commission

Site plan approval and Utility Connection Permits/Sewer Connection
BRP WP Compliance Certification

Trinity will begin the pre-development tasks including
permitting, due diligence, advancing plans and specs, and
securing financial commitments immediately following the
BRA Board’s tentative developer designation. We intend
to undertake this project in one phase and as you’ll see in
the schedule below, we anticipate completing the predevelopment activity within 270-days from the date of
tentative designation, allowing us to execute a fee simple
conveyance with the BRA and closing on the financing.
A detailed timeline, indicating all pre-development
tasks through the financial closing and construction
commencement is provided below:

Schedule Schedule

Enter into License
Enter
Agreement
into License
& Lease
Agreement
Commencement
& Lease Commencement
Agreement w/BRA
Agreement w/BRA
June 2016 - JulyJune
20162016 - July 2016

City

Schedule

Once the project design progresses to the construction
document phase, Trinity involves the Construction Project
Manager who will act as the on-site owner's representative
during the construction period. The Construction Manager
typically manages one to two projects at a time, depending
on the level of complexity and size of the project. While
in the construction document phase, the Construction
Manager gains an intimate under- standing of the building
and works with the architect and our property management
team to make sure the building systems are designed
effectively and efficiently.

Construction Dewatering Permit 9
Project Notification Form

Trinity will also have its own onsite Construction Manager
oversee the job. Once construction commences, instead
of depending upon the architect's inspection services
only, Trinity's Construction Manager carefully monitors
construction quality, schedule and contingency to make
sure that the project remains on schedule and on budget.
The Construction Manager runs regular construction job
meetings with the team, incorporating the necessary
inspectors as appropriate.

Due Diligence Due Diligence
July 2016 - August
July2016
2016 - August 2016
Complete Article
Complete
80 LargeArticle
Project80
Review
Large Project Review
July 2016 - December
July 2016
2016
- December 2016

Obtain Financing
Obtain Financing
October 2016 - March
October2017
2016 - March 2017
Construction Documents/Bidding
Construction Documents/Bidding
January 2017 - March
January2017
2017 - March 2017
BRA Board FinalBRA
Designation/Execute
Board Final Designation/Execute
Fee Simple Conveyance/Financial
Fee Simple Conveyance/Financial
Closing
Closing
March 2017 March 2017
Construction Construction
March 2017 - March
March2020
2017 - March 2020

Q2

Q3

2016
Q2
Q4

Q3
Q1

2017
Q4
Q2

Q1
Q3

2017
Q2
Q4

2018
Q3
Q1

Q4
Q2

Q1
Q3

2018
Q2
Q4

2019
Q3
Q1

Q4
Q2

Q1
Q3

2019
Q2
Q4

2020
Q3
Q1

Q4
Q2

Q1
Q3

2020
Q2
Q4

Q3

Q4
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5. CERTIFICATES AND SUPPORTING MATERIALS

Certificates and Supporting Materials
•
•
•
•
•

City of Boston Disclosure Statement: Provided under separate cover in the Development Formation & Financial
Submission
Certificate of Tax, Employment Security, and Contract Compliance: Provided under separate cover in
the Development Formation & Financial Submission
Boston Redevelopment Authority Disclosure Statement: Provided under separate cover in the Development
Formation & Financial Submission
Certificate of Compliance with Boston Jobs Policies: Not Required, per Addendum 6
Certificate of Compliance with Boston Fair Housing Policies: Not Required, per Addendum 6
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6. APPENDIX A: EMPLOYMENT, OCCUPATION, 		
AND WAGE DATA

Appendix A: Employment, Occupation, and Wage Data

We expect roughly 2,000 construction jobs to be generated throughout this 36 month construction schedule. That
will include jobs in all of the construction trades. In addition there will be a number of predevelopment jobs
generated through a variety of capacities-- architectural, engineering, legal, financing etc. We will look to give
preference to local residents whenever possible.
Trinity is committed to a diverse workforce and their achievements in local hiring. Trinity will provide, and strongly
encourage development team members to outreach and give preference to residents of Boston, and members of the
surrounding community when hiring any employee for permanent, temporary, or seasonal employment. Available
positions and an overview of respective compensation and benefits are detailed in the Property Management Plan
Included in the Development Formation & Financial Submission.

Per the RFP, we have provided a preliminary estimate of wage and occupational statistics related to projected
permanent jobs based on US Bureau of Labor Statistics. The team will continue to refine these projections as the
project progresses.
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7. APPENDIX B - DESIGN MATERIALS
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