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AMENDED AND RESTATED DEVELOPMENT PLAN 

for 

156 PORTER STREET, EAST BOSTON 

within 

PLANNED DEVELOPMENT AREA NO. 47 

ATRIUM LOFTS, LLC, Developer 

October 23, 2003 

Development Plan: In accordance with Article 3, Section 3-1A and Article 80, 

Section SOC of the Boston Zoning Code (the "Code"), this development plan sets 

forth information on the development of a proposed project at 156 Porter Street, 

East Boston (the "Project"), including the proposed location and appearance of 

structures, the proposed uses of the Project, the proposed dimensions of the 

structure, the proposed density, the proposed parking and loading facilities, access 

to public transportation and other major elements of the Project (the "Development 

Plan"). This Development Plan is intended to replace in its entirety the 

development plan for this property dated July 22, 1999 and approved by the Boston 

Zoning Commission on or about November 17, 1999. 

Developer: The developer of the Project is Atrium Lofts, LLC, its successors 

and assigns, do Holland & Knight LLP (Kenneth B. Hoffman), 10 St .. James 

Avenue, Boston, MA 02116 (the "Developer"). The Developer is acting under the 
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authority of Atrium Suites, LLC ("Owner") by virtue of a contract for the purchase 

of the Project by the Developer. 

Site: The Project site consists of approximately 3.0 acres located at 

156 Porter Street in East Boston (the "Site"). A Site Plan is included in the set of 

plans referenced in Appendix 1. The Site has approximately 720 feet of frontage on 

Porter Street. It is improved with a four story building containing approximately 

218,200 gross square feet (the "Existing Building"). The Existing Building was 

constructed in the early 1900's as a factory. It is currently vacant, except for certain 

telecommunications equipment and a roof top billboard. It had been used as offices, 

a bra factory, metal shop, warehouse and other manufacturing and industrial uses. 

Until recently, the parking area was used for rental car storage for one of the 

vehicle rental companies serving Logan International Airport (the "Airport"). The 

Site is more particularly bounded and described as shown on the survey plan 

prepared by Harry R. Feldman, Inc. Land Surveyors, entitled: "ALTA/ACSM Land 

Title Survey, 156 Porter Street", Boston, Massachusetts, scale 1'=40', dated 

August 10, 1998 (the "Survey Plan"), a copy of which is included in the set of plans 

referenced in Appendix 1. 

Location and Appearance of Structures: The Project consists of the 

renovation of the Existing Building, and its enlargement by the extension of an 

existing fourth floor and penthouse. This scope of work will facilitate the building's 

reuse for 217-220 loft style residential condominium units. The Project will contain 

approximately 218,200 gross square feet and comprise 217-220 residential units, a 
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maximum of 158 interior parking spaces and a maximum of 132 exterior parking 

spaces. The interior parking spaces will be contai?ed in a garage partially at and 

partially below grade within the building. 

The location of the Project presents a design challenge because it involves the 

redevelopment and rehabilitation of a large building in proximity to a vibrant, 

urban neighborhood, and because of other roadway and construction projects which 

are planned for the areas surrounding the Site. Currently the ramps leading from 

Route lA North into the Airport directly abut the rear of the Site. These ramps will 

be removed and relocated as part of the Central Arterytrunnel Project ("CArr 

Project") and the existing Memorial Stadium Park (the "Park") will be expanded 

and redesigned. Thus, when the ramps are removed the Project will abut directly 

the expanded Park. The design of the Existing Building is oriented primarily 

towards Porter Street. It is proposed that the orientation and main entrance of the 

Project be shifted towards the Park. The design goals of the rehabilitation of the 

Existing Building are to give appropriate expression to the Park while still relating 

to the neighborhood, and improving the ends of the Existing Building so as to 

present an attractive fagade as a gateway to the Park from the Gove Street 

neighborhood. 

The Developer has engaged the Boston architectural firm of Bargmann 

Hendrie + Archetype, Inc. to design the Project. The Project is being designed to 

increase pedestrian accessibility in the area and to revive and reinvigorate a 

# 486679_v4 - 3 -



long-neglected structure and parcel. The preliminary architectural drawings 

referenced in Appendix 1 reflect the following design intentions: 

Porter Street Facade. The new design will preserve the historical "punched" 

character of the Existing Building by keeping the horizontal brick spandrels and 

vertical brick piers. As originally constructed, the Existing Building had large glass 

window openings between the spandrels and piers. However, during the 1940s 

these large opening were reduced by the installation of brick, glass block and small 

vision glass windows. The Project will restore the original size of the openings, 

filling the openings with double hung, fixed transom windows. 

The dwelling units will be configured to layout within the 20' structural 

module of the Existing Building. A central corridor will run the length of the 

building, and the units on either side will be \"arit•d in size to contain the area 

within the span of a single bay, a bay and a half. or a double bay, except at the 

fourth floor where some larger, wider units will be provided. 

The existing roof monitors will be removed and tht• existing fourth floor 

structure will be extended the full length of the buildin~ A penthouse will be 

constructed above the new fourth floor structure in ordt·r to provide some units with 

a second story. Materials of the new construction will differentiate existing 

construction and will consist primarily of synthetic stucco colored to harmonize the 

existing coping color. 
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The combination of these features, coupled with the scale of the masonry, 

provide an interesting and detailed elevation while still preserving the original 

character of a turn-of-the-century industrial building. 

Open Spaces and Landscaping: The portion of the Site which faces the Park 

will create an appropriate visual and physical transition from the Project to the 

Park. The property line will be defined by a fence to separate the Project from the 

Park. 

Project Uses: The uses to which the Project will be put include one or more of 

the following uses:l 

Multi-Family Dwelling. 

Accessory Services for Apartment and Hotel Residences. 

Accessory Home Occupation. 

Accessory Professional Office in a dwelling. 

Accessory Parking. 

Fitness Center or gymnasium. 

Accessory swimming pool or tennis court. 

Antenna. 

Communications dish. 

Equipment mounting structure. 

Reception and transmission equipment. 

I Uses described rely on definitions and use categories specified in Article 53 and defined in 
Article 2A of the Code. 
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Wireless communications equipment. 

Sign. 

Size and Dimensions of Structures: The Project consists of the renovation 

and rehabilitation of the Existing Building and a one story roof-top addition with 

associated penthouse. The Project will contain approximately 217-220 residential 

units, a maximum of 132 exterior parking spaces and a maximum of 158 interior 

spaces contained partially below-grade and partially at grade in the basement area. 

Continuation of Certain Existing Structures and Uses: Certain antennae 

(the "Antennae") now existing on the roof of the Existing Building may be retained 

in their current locations as part of the Project in accordance with the provisions of 

this Development Plan. An off-premises advertising billboard sign (the "Billboard") 

now located on the roof of the Existing Building will be removed in connection with 

the renovation of the Existing Building for the Project. 

Project Data: The following project data and approximated dimensions 

include these Existing Facilities. 

The Project data and approximate dimensions are as follows: 

Height: 

To roof ridge 

Lot Area and Floor Area Ratio: 

Lot Area: 

F.A.R. (excludes parking below-grade 
and mechanical areas): 
Parking: 
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Parking Spaces 

At surface mean grade, approximately: 132 spaces 
158 spaces Below-mean grade, approximately: 

Total Approximate Number of Spaces: 290 spaces 

FLOOR AREAS AND F.A.R. 

Level Gross Square Feet F.A.R.* Square Feet 

Ground 52,477 0 

1 51,992 51,534 

2 52,237 52,022 

3 52,237 52,022 

4 46,295 46,080 

Penthouse 15,430 15,297 

TOTAL 270,668 SF 216,955 SF* 

*F.A.R. Square Feet excludes garage space, voids in floor areas, such as mechanical 

shafts and elevator shafts, and space occupied by mechanical and electrical closets, 

and storage areas. 

Dimensional Requirements. The Project will be subject to the following 

dimensional requirements in lieu of the underlying zoning requirements otherwise 

required by the Code: 

Dimensional Requirements Project 
Dimensions 

Maximum Floor Area Ratio 1.73 
Maximum Building Height (ft) 78.5 
To top of Penthouse 
Minimum Lot Size (sq.ft.) 125,409 
Minimum Lot Width (ft.) 720.58 
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Minimum Lot Frontage (ft.) 720.58 
Minimum Front Yard (ft.) 4.49 
Minimum Side Yard (ft.) 41.68 
Minimum Rear Yard (ft.) 58.69 

Parking Requirements. The Project will contain a maximum of 158 interior 

spaces contained partially below-grade and partially at grade in the basement 

garage area and a maximum of 132 exterior spaces on a surface parking area. The 

parking spaces may consist of tandem spaces, compact spaces, standard spaces 

and/or handicap spaces. These parking provisions are in lieu of the underlying 

zoning requirements otherwise required by the Code. 

Other Zoning Approvals. In addition to addressing the above-referenced 

zoning provisions, the Project is also subject to approval by BRA in accordance with 

a Notice of Project Change which has been filed by the Developer. The Site will be 

subject to the use and dimensional controls set forth herein, which are 

comprehensive development controls delineating the uses and dimensions for the 

Project. 

Projected Number of Employees: It is anticipated that the Project will 

generate approximately 200 construction jobs. 

Traffic Circulation: Internal traffic circulation for the Project will be 

accomplished with Lwu (2) exi~Ling cur·b cuts which will allow vehicular access from 

either the easterly or westerly end of the building leading to either the surface 

parking or below grade indoor parking. 

Loading Requirements: No loading docks or other loading requirements are 

necessary for the residential use of the Project. 
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Access to Public Transportation: The Site is in close proximity to an entrance 

to the META Airport Blue Line Subway Station. As part of the CNT Project, this 

station will be moved approximately 480 feet northerly from its current location. 

The move of the Airport Station is still under design, but it is contemplated that 

access to the Airport Station from Porter Street will remain with paved, pedestrian 

walkways. As referenced in the Transportation and Traffic Estimates (Appendix 2), 

it is expected that many of the residents will utilize the META. 

Public Benefit: The direct public benef1ts of the Project are many. The 

Project will: 

• renovate a deteriorating building and create first-class 
residential space; 

• make significant on-site landscape improvements; 

• allow for easier and safer pPdestrian access to expanded 
Memorial Stadium Park; 

• allow a use with fewer m·ighborhood impacts than the 
previously proposed hotel w;e of tht· Existing Building or its 
prior industrial uses; 

• enhance the activity level and stn·et life of the Gove Street 
neighborhood; 

• increase neighborhood safety and security by providing 
around-the-clock human activity in the area; 

• provide new residential housing to help meet Boston's 
demonstrated need for housing; and 

• provide approximately 200 construction jobs. 

Additionally, in accordance with the provisions of "An Order Relative to 

Affordable Housing" by Executive Order of Mayor Thomas M. Menino dated 
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February 29, 2000, the Developer will provide affordable housing units on-site equal 

to 15% of the total units. 

Development Review Procedures: All design plans for the Project are subject 

to on-going development review and approval by the BRA. Such review is to be 

conducted in accordance with Article 80 of the Code and the BRA Development 

Review Procedure, dated 1985, revised 1986. 
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TRAFFIC IMPACT STUDY 
PROPOSED RESIDENTIAL CONDOMINIUM COMPLEX 

EAST BOSTON, MASSACHUSETTS 

o SEcriON 1 INTRODUCTION 

1.1 GeneraVSite Location Bruce Campbell & Associates (Bc&A), a BETA Group 
Company, was retained by Atrium Lofts LLC to evaluate the traffic impacts of a proposed 
xesidential condominium complex in East Boston and to compare these impacts to the previously 
proposed 380-room hotel at the site. The development plan for the previously proposed 380-
room hotel was dated July 22, 1999 and was approved by the Boston Redevelopment Authority 
(BRA) on or about November 17, 1999. The current proposal consists of a 220-unit residential 
condominium complex. The site is on the north side of Porter Street, betweeo Orleans Street and 
Cottage Street. Access to the site will be via Porter Street, east of Orleans Street. The site 
contains an existing fom-story, 220,000 square foot building which currently contains 
manufactoring and warehousing space. Access is provided by 2 entrance/exit drives located off 
Porter Street, just east of Orleans Street. 

1.2 Study Methodology A Project Impact Report (PIR) was filed and approved on 
November 17, 1999 by the Boston Redevelopment Authority for a 380-unit suite hotel. Due to 
the economic sitoation and the current market, the developer is now interested in developing the 
site as 220 residential condominium units. In order to evaluate the impacts of the change in use, 
we simply compared the trip generation of the 380-unit suite hotel to the 220 residential 
condominium 1lllits. The trip generation for the condominium development was less than the 
hoteL Therefore, in order to evaluate the change in traffic impacts, we simply used the Build 
condition from the PIR aud replaced th~ site trips of the hotel with the latest proposed use of 
condominiums. 

1.3 Definitions The following are brief definitions of tenuinology used in this report: 

AMPeakHonr = 

PM Peak Hour = 

LOS= 

One hour in the morning when traffic is heaviest This coincides with 
peak commuter times. 
One hour in the afternoon when traffic is heaviest This coincides with 
peak commute~: times. 
Level of Service is a quantitative measurement based on delays to vehicles 
(not pedestrians). The range is from LOS A which is minimum delay to 
LOS F which is excessive delay and is unacceptable. 

Rei: 0:\2700s\2708 - EastBos1on\2708rptO Lac. doc Page 1 
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o SECTION 2 TRIP GENERATION, DISTRIBUTION 
AND ASSIGNMENT 

2.1 Trip Generation The Institute of Transportation Engineers (ITB) publishes the Trip 
Generation manual which provides detailed infonnation on trip activity for hundreds of land 
uses. Trip generation fur the original hotel project was based on ITE rates fur a hotel and then 
the close proximity and proposed direct connection to the airport were factored into the 
equations. Trip generation for the prop0sed condomiJrlmn development is also based on ITE 
rates, and according to ITE data, for a 220-unit condorninimn complex, a total of 1272 trips ( 636 
in/636 out) would be generated per day, with 96 trips (16 in/80 out) occurring during the AM 
peak and 118 trips (79 in/39 out) occurring during the PM peak. However, it should be noted 
that ITB data is an average of developments around the country and does not take into account 
the availability of public transportation. According to data provided in the Boston 
Transportation Fact Book and Neighborhood Profiles produced in May 2002 by the Central 
Transportation Planning Staff ( CTPS), of the trips made by residents who live in East Boston, 
only 52% are by automobile, while 13% of trips are transit and 35% are by walking or bicycle. 
To J;Dirror this, the raw ITE Trip Generation has been adjusted by 52% to reflect the fact that 
only 52% of trips are by automobile. Therefore, the actual trip generation is expected to be much 
lower than ITE rates which would mean a significant reduction in traffic from the formerly 
approved hoteL 

A comparison between the formerly approved hotel and the newly proposed condominiwn 
development is summarized in Table 3.2. As can be seen in the table, the daily, AM and PM trip 
generation' fur the presently proposed condominimn development reflects a reduction in trip 
generation (46% on a daily basis, 41% during the AM peak hour and 31% during the PM peak 
hour) from the former proposal 

Table3.1 
Comporison ofTrip Generation for Previously Proposed and Presently Proposed Land Uses 

Commuwr AM Peak Commuwr PM Peak 
Weekday Hour Hour 
(24-Hour) Total Enter Exit Totd Enter Exit 

Ttip Genmafion fur Hotel with close proximity 
and din:ct 'access 1o the airport 

1224 85 50 35 89 47 42 

2211-<mit Condominium 662 50 9 41 61 41 2() 
based on adjusl£<t ITE rafl:s 

(ITE Land Use code #230*_1_ 

*Sou=: 7Tip Generlltion, Institute of Transportation Engineers, t1' edition 1997 
+Source: Boston TransportatiJJn Fact Book and Neiglobor1wod Profiles, Central Trnnsporlation Planning Staff 
(CfPS), May 2002 

2.2 Proposed Parking Demand The new :fucility will provide 283 parlcing spaces. Of these 
spaces, 154 will be indoors wlu1e the rest will be located outside. According to the Institute of 
Transportation Engineers Parking Generation Handbook, parking ·demands have been calculated 
for a Residential Condominimn Complex (LUC 230). According to ITE, fue generation for a 
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220-unit Residential Condominium Complex would require 261 spaces for a weekday and 187 
s{laces on a Saturday. Therefure, the proposed parking is adequate for the facility. 

2.3 Trip Distribution and Assignment The trip distribution was based on 1990 census 
Journey to work information. All of the proposed traffic is assumed to be passing straight 
through the signalized intersection of Porter Street/Orleans Street Based on CI'PS information, a 
significant percentage of residents will commute to work via the MBTA and the close proximity 
of the Airport station means tbat these residents would walk to the MBT A. 

The site generated trips are shown in Figure 2.1. Background information is swnmarized in the 
Appendix. 

o SECTION 3 COMPARISON OF BUILD CONDffiONS 

3.1 FUture Bulld Condition Traffic Operations A level of service (LOS) analysis was 
conducted using the procedures outlined in the 2000 Highway Capacity Manual (HCM). The 
signalized level of service designations are based solely on calculated average delay. At the time 
of the original hotel submission, the latest edition of the Highway Capacity Manual was not yet 
avmlable, therefure an older version was used. We have updated the WS analysis using the 
newest edition of the manual to present an accurate comparison between the previous proposal 
and the current proposal. 

To be consistent with the original report filed fur the Hotel Development, the study area 
intersection was analyzed under the same 2003 Build conditions. Table 3.1 below shows a Level 
of Service (LOS) comparison at the study intersection for the two conditions: using traffic 
volumes associated with the previously approved hotel development, and using traffic volumes 
associated with the currently proposed 220-unit condominium complex. As can be seen in 
Tables 3.1, the delays on each approach are the smne or lower for the 220-unit condominium 
complex than the approved 380-rocm hotel 

in s=nds pawbicle 
a weighted average of delay per vehicle on each approach. Since !be 220-unit 

results in fuwervehlcles on 1he east/west approaches than the 380-room hotel, !be 
is skewed towaros 
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a SECTION 4 TRAFFIC DEMAND MANAGEMENT 

According to data provided by the Central ii1liiS{Klrtation Planning Staff for East Boston 
residents, only 52% of trips are by automobile, wlnle 13% use transit and 35% either walk or 
bicycle. Therefore, only approximately half of the residents of the proposed development will . 
drive to work. Resideot:l shonld be encouraged to walk to the MBTA Airport Station. . When 
marketing the condominiums, it should be stated that the MBTA Allport station is a three-minute 
walk away. Infonnation should also state where the nearest location is .to buy monfbly passes. 
The developer should worlc with the City to provide a "safe route" between the condomini.um 
filcility and the Airport station. This would include night lighting and arrangements for snow 
removal Consideration should alsQ be given to design a condominium side entraoce to be 
located along a sight line between the condominium and the principal MBTA station walkway. 

I 

o SECTION 5 CONCLUSION 

This traffic evaluation compares the traffic impacts of the proposed 220-unit condominium 
complex and compares it to the formerly approved hotel taking the mode share into account. 
The daily, AM and PM peak hour trip generation is less than projected for the formerly approved 
hotel land use when taking into account for the close proximity of the MBTA Airport station. 
When taking into account the high transit and walkinglbilcing use of residents, based on CI'PS 
ligures, the traffic impacts of the proposed condominiums are signifi<;antly less than the formerly 
approved hotel . 
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• ~al: 1.0-l.SIJ'OC='l,OOO 
llljuuo fOot 

• Rooidcn6al; U-1.5 spaoc:!luoit 
based Oil bousUq: type 

Ncar MBTA Statloa 
• Cost of~ !Dr omployoos should be 

· equalm or g=Jerlilm 11lmsit cost 
• Nou-«Sidenlial: 0.75-1.25 r;pes;ct/ 

1,000 squm: feet 
• R.csidcntial: 0.75-1.25 opa<;CShmi1 

• Colmaulct Rail atJFK/IDdilss 
• Local MBTA busmubos 
• l'IopoocdlJJbonRillg 

• !'Jopoocd impiov<d Fohmomtt U.. · 

• 
• 

• Local MBTA Bus""""' 
• Pxuposed impro>ed Faicnoum lJDe 

• 
• 
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#units 
Total# 
Auto• (52%) 
Transit (13%) 
Walk (35%) 

220 
units 
units 

Weekdav 
1272.3 
661.6 
165.4 
445.~ 

Trip Generation 
LUC #230 .Resldentlal Condomln!UmfTownhouse 

AM Peak Hour (7 ·9) PM Peak Hour (4-6) 
Total 
~5 

49.7 
12.4 
33.4 

IN OUT Total IN OUT 
_ _1_6.2_ _79.L _ 

8.4 
2.1 
5,7 

41.2 
10.3 
27.7 

117.9 _ ___19.0 __ ~8.9 .. 
61.3 
15.3 
41.3 

41~1 
10.3 
27.6 

20.2 
5.1 
13.6 

# source: Trip Generation Manual, ITE, 6th edition, 1997 
• source: Boston Transportation Fact Book and Neighborhood Profiles • East Boston 

• 
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PARKING GENERATION RATES 

Range of 
Rates 

Standard 
Deviation 

Number of 
Studies 

Average Number of 
Dwelling Units 

0.20-1.61 0.30 32 

DATA PLOT AND EQUATION 
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100 200 300 

X = NUMBER OF DWELLING UNITS 
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·Fitted Curve Equation: P = 1.29()() - 23.0 
R2 = 0.908 

)c .,_ 2 '2 0' 

f--- 20( 
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PARKING GENERATION RATES 

flange of 
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Standard 
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Number of 
Studies 

Average Number of · 
Dwelling Units 

0.47-1.36 0.28 6 285 

DATA PLOT AND EQUATION 

0 
D 
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Rtted Cu!Ve Equation: Ln(P) = 0.72 Ln(X) + 1.35 
R2 = 0.951 
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Detailed Report rage 1 01 L. 

HCS2000• DETAILED REPORT 
Generallnfonnation Site lnfonnation 
Analyst AC Intersection PorledOrieans 
Agency or Co. EBoston Area type All other areas 
Date Performed 10110100 Jurisdiction 
Time Period 2003 BuUd AM PEAK Analysis Year 1099 

ProjecllD Horel Development 

Volume ami liming /ilput 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 
Number of lanes. N1 0 1 0 0 1 0 0 1 0 0 1 0 

Lane group 
. 

LJR LTR L1R L7R 

Volume, V (vph) 22 143 61 0 70 2 60 6 6 4 1 8 

% Heavy vehicles. %HV 11 2 2 30 0 0 4 0. 0 0 20 25 

Peak-hour factor, PHF 0.81 0.81 0.81 0.81 0.81 0.81 . 0.81 0.81 0.81 0.81 0.81 0.81 

· Prelimed (P) or actuated (A) A A A A A A A A A A A A 

Start-up lost time, 11 2.0 2.0 2.0 2.0 

Extension of effective 

preen.e 
2.0 2.0 2.0 2.0 

Arrival type, AT 3 3 3 3 

Unit extension, UE 3.0 3.0 3.0 3.0 

Flllertng/metering, I 1.000 1.000 1.000 1.000 

Initial unmet demand, ~ 0.0 0.0. 0.0 0.0 

Ped I Bike I RTOR volumes 
0 0 0 . 0 0 0 0 0 

Lane width 16.0 16.0 16.0 15.0 . 
Parldng I Grade I Parking N 0 N N 0 N N 0 N N 0 N 

Parking maneuvers, Nm 

Buses stopping, N6 0 0 0 0 

M"10. time for pedesllians, 

PP 
Phasing EWPenn 02 03 04 NSPerm 06 07 08 

G= 30.0 G= G= G= G= 12.0 G= G= G= 
Tmlng 

Y= 5 Y= Y= Y= Y= 5 Y= Y= Y= 

Duration of Analysis, T - 0.25 Cycle length. C = 52.0 

Lane Group Capacity, Control Delay, and LOS Detennination 
EB WB NB SB 

lT TH RT LT TH RT lT TH RT LT TH RT 
Adjusted !low rate, v 279 88 88 16 

lane group capacity, c 1134 1239 356 348 

v/cratlo, X 0.25 0.07 0.25 0.05 

Total green ratio, g/C 0.58 0.58 0.23 0.23 

file:/IC:\Documentso/o20ando/o20Settings\alanc\Local%20Settings\Temp 's2k31.1mp 8/1912003 



Detailed Report rage: .L. u.t L. 

Unifurm delay, d1 5.4 4.9 16..3 15.5 

Progression factor, PF 1.000 1.000 1.000 1.000 

Delay calibration, k 0.11 0.11 0.11 0.11 

Incremental delay,~ 0.1 0.0 0.4 0.1 

Initial queue delay, d3 

Conlrot delay 5.5 4.9 16.7 15.6 

1..an9 group LOS A A B B 

Approach delay 5.5 4.9 16.7 15.6 

Approach LOS A A B B 

Intersection delay 7.8 ln!ersecllon LOS A 

Cop)rigJUC 2<KIOU~ ofF!orida.An RiJIJ>ls R=ned 

file:!/C:\Docnm.ents"/o20and%20Settings\alanc\Local%20Settings\Temp\<!2k3l.tmp 8/19/2003 



Detailed Report rage 1 UJ. L 

HCS2000• DETAILED REPORT 
Generallnfonna6on Site lnfonnation 
Analyst AC Intersection Ported Orleans 
Agerci or Co. E Boston Area Type Nl other areas 
Date Performed 10110100 JurisOICtion 
lime Period 2003 BUILD PM PEAK Analysis Year 1099 

Project ID Hotel Development 

VolumiJ and Timing Input 
EB WB NB SB 

LT 1H RT LT 1H RT lT TH RT LT TH RT 

Number of lanes, N, 0 1 . 0 0 1 0 0 1 0 0 1 0 

Lane group TR LTR LTR LTR 

Volume, V (vph) 53 236 74 0 96 4 85 11 4 13 4 54 

% Heavy vehicles, %HV 0 3 1 0 5 0 6 0 14 0 0 6 

Peak-hour factor, PHF 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 

Pretimed (P) or acluated (A) A A A A A A A A A A A A 

Start-up lost Orne, 11 20 2.0 20 2.0 

Extension of effective 
20 2.0 20 green;e 2.0 

. 

Arrival type, AT 3 3 3 3 

Un~ extension, UE 3.0 3.0 3.0 3.0 

Filtering/metering, I 1.000 1.000 1.000 1.000 

lnitial unmet demand, 0., 0.0 0.0 0.0 0.0 

Ped I Bike I RTOR volumes 
0 0 0 0 0 0 0 0 

lanewldth 16.0 16.0 16.0 15.0 

Parking I Grade I Parking N 0 N N 0 N N 0 N N 0 N 

Parking maneuvers, Nm 

Buses stopping, No 0 0 0 0 

Min. lime for pedestrians, 

GP •. 

Phasing EWPerm 02 03 04 NSPenn 06 07 08 

G= 30.0 G= G- G= G- 12.0 G= G- G-
Tuning 

Y= 5 Y= Y= Y= Y= 5 Y= Y= Y= 

Duration of Analysis, T = 0.25 Cycle length, C- 52.0 

Lane Group Capacity, Control Delay, and LOS Detenninatlon 
EB WB NB SB 

LT 1H RT LT TH RT lT 1H RT LT TH RT 

Adjusted flow rate, v 398 109 109 77 

Lane group capacity, c 1122 1179 330 . 388 

vic ratio, X 0.35 0.09 0.33 0.20 
r 
I 

Tolal green ratio, g/C 0.58 0.58 0.23 0.23 

I· 

I file:I/C:\Documents%20and%20Settings\alanc\Local%20Settings\Temp\s2k3E.tmp 8/19/2003 



Detailed Report ragc.L.. UJ. £. 

Uniform delay, d1 5.9 4.9 16.7 16.1 

Progression faclor, PF 1.000 1.000 1.000 1.000 

Delay caflbralion, k 0.11 0.11 
. 

0.11 0.11 

Incremental delay, ~ 0.2 0.0 0.6 0.3 

lnillal queue delay, d3 

Control delay 6.0 5.0 17.2 16.4 

Lane group LOS A A B B 

Approach delay 6.0· 5.0 17.2 16.4 

Approach LOS A . A B B 

Intersection delay 8.8 lnternection LOS A 

Vt%Sioo.4.1c 

• 

.... 

. . 

file:I/C:\Documents%20and%20Settings\alanc\Localo/o20Settings\Temp\s2k3E.tmp 8/1912003 



Detailed Report Ce:tgc; 1 OJ. L 

HCS2ooo· DETAILED REPORT 
Generallnfonnation Site lnfonnation 
Analyst AC lnlersection Porter/Orleans 
Agency or Co. EBostan Area Type All ather areas 
Dale Performed 10/10100 Jurisdictlon 
Tune Period 2003 BuDd AM PEAK Analysis Year 1099 

ProjectiD 220 Unit Condo 

Volume and Timing Input 
EB WB NB SB 

LT Til RT LT 1ll RT LT 1ll RT LT 1ll RT 

Number of lanes, N
1 0 1 0 0 1 0 0 1 0 0 1 0 

Lane group Lm LTR LTR Lm 

VohJme, V (vph) 22 102 61 0 76 2 60 6 6 4 1 8 

.% Heavy vehicles, %HV 11 2 2 30 0 0 4 0 0 0 20 25 .. 
Peak-hour fuclor, PHF 0.81 0.81 0.81 0.81 0.81 0.81 0.81 0.81 0.81 0.81 0.81 0.81 

'• Pretimed (P) or actuated (A) A A A A A A A A A A A A 

Start-up lost flme. 11 2.0 2.0 2.0 2.0 

r Extension of elfecflve 
green,e 2.0 2.0 2.0 2.0 

ArriVal type, AT 3 3 3 3 

Unit extension, UE 3.0 3.0 3.0 3.0 . 

Fii!Bringimetering, I 1.000 1.000 1.000 1.000 

• lnllial unmet demand, ~ 0.0 0.0 0.0 0.0 

Ped I Bike I RTOR volumes 
0 0 0 0 0 0 0 0 

Lane width 16.0 16.0 16.0 15.0 

Parking I Grade I Parking N 0 N N 0 N N 0 N N 0 N 

Parking maneuvers, Nm 

Buses stopping, N8 0 0 0 0 

Min. lime for pedestrians, 

G. 
Phasing EWPerm 02 03 04 NSPerm 06 07 08 

' 
G= 30.0 G= G= G= G= 12.0 G- G- G-

Tmting 
Y= 5 Y= Y= Y- Y- 5 Y= Y= Y= 

Duration of Analysls, T = 0.25 •. Cycle Length, C = 52.0 

Lane Group Capacity, Control Delay, and LOS Detennination 
EB WB NB SB 

LT TH RT LT 1ll RT LT 1ll RT LT TH RT 

Adjusted flow rate, v . 228 96 88 16 

Lane group capacity, c 1115 1239 356 348 
' 

vlcraUo,X 0.20 0.08 0.25 0.05 

Total green ratio, g/C 0.58 0.58 0.23 0.23 

, .. 
file://C:\Documentso/o20and%20Settings\alanc\Local%20Settings\Temp\s2k4A.tmp 8/19/2003 



Detailed Report rageL U.1.L; 

Unifonn delay, d 1 5.3 4.9 16.3 15.5 

progression factor, PF 1.000 . 1.000 1.000 1.000 

Delay calibration, k 0.11 0.11 0.11 0.11 

lncremenlal delay, ~ 0.1 0.0 0.4 0.1 

Initial queue delay, d3 

cOOtrol delay 5.4 4.9. . 16.7 15.6 

Lane groUp LOS A A B B 

Approach delay 5.4 4.9 16.7 15.6 

Approach LOS A A B B 

lntefseclion delay 8.0 Intersection LOS A 

Copyright 0 lOOO Uo•"""Jofl'lmm, All !tights R=>ol 
. VCISIOQ 4.lc 

I • 

file://C:\Docomentso/o20and%20Settings\alanc\Local%20Settings\Temp\s2k:4A.tmp 8/19/2003 



Detailed Report rugo 1 u.t.L 

HCS200o• DETAILED REPORT 
General Information Site lnfonnation 
Analyst AC Intersection Porter/Orleans 
Agency or Co. £Boston Area Type A1l otherareas 
Date Performed 10110100 JurlsdicUon 
lime Period 2003 BUILD PM PEAK Analysis Year · 1099 

ProjectiD 220 Unit Condo 

Volum.e and 17tnina lnmd. 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 
Number of lanes, N 

1 0 1 0 0 1 0 0 1 0 0 1 0 

Lane group !Lffi LTR L7R LTR 

Volume, V (vph) 53 230 74 0 74 4 85 11 4 13 4 54 

% Heavy vehicles, %HV 0 -3 1 0 5 0 6 0 14 0 0 6 

-Peak-hour factor, PHF 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 

Pretimed (P) or actuated (A) A A A A A A A A A A A A 

Start-up lost time, 11 2.0 2.0 2.0 2.0 

Extension of effective 

9reen. e 2.0 2.0 2.0 2.0 

Arrival type, AT 3 3 3 3 

Unit extension, UE 3.0 3.0 3.0 3.0 

F~terlng/rnetering, I 1.000 1.000 1.000 1.000 

Initial unmet demand, ~ 0.0 0.0 0.0 0.0 

Ped I Bike I RTOR volumes 
0 0 0 . 0 0 0 0 0 

Lane width 16.0 16.0 16.0 15.0 

Parking I Grade I Parking N 0 N N 0 N N 0 N N 0 N 

Parking maneuvers, Nm 

Buses stopping, N8 0 0 0 0 

Min. time for pedestrians. 

~-
Phasing "EWPenn 02 03 04 NSPerm 06 07 08 

G= 30.0 G= G= G= G = 12.0 G= G= G= 
Tlllling 

Y= 5 Y= Y= Y= Y= 5 Y= Y= Y= 

Duration of Analysis, T = 0.25 Cvde Length, C = 52.0 

Lane Group Capacity, Control Delay, and LOS Detennlnation 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 
Adjusted flow rate, v 392 85 109 77 

lane group capacity, c 1124 1178 330 388 

vic ratio, X 0.35 0.07 0.33 0.20 

T ota1 green ratio, g/C 0.58 0.58 0.23 0.23 
-

file:I/C:\Documents%20and%20Settings\alanc\Local%20Settings\Temp\s2k56.tmp 8/19/2003 



Detailed Report 

Uniforlll delay, d1 5.8 4.9 16.7 16.1 

Progression factor, PF 1.000 1.000 1.000 1.000 

Delay calibration, k 0.11 0.11 0.11 0.11 

Incremental delay, d,. 0.2 0.0 0.6 0.3 

Initial queue delay, d3 
\ 

Control delay 6.0 4.9 17.2 16.4 

Lane group LOS A A B 8 

Approach d~ay 6.0 . 4:9 17.2 16.4 

Approach LOs A A 8 B 

lnters!lCiion delay 8.9 Intersection LOS A 

Copyngbt C 2000 U""""'ily ofFiorida, All Righb R<=wd . 
Versaan4.lc 

file://C:\Oocumentso/o20ando/o20Settings\alanc\Localo/o20Settings\Temp\s2k56.tmp 8/19/2003 
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Amendment and Restated Development Plan 
for Planned Development Area No. 4 7, 156 
Porter Street, East Boston (Atrium Lofts) 

Boston Redevelopment Authority on behalf of 
Atrium Lofts, LLC 

AMENDED AND RESTATED DEVELOPMENT PLAN 
FOR 

PLANNED DEVELOPMENT AREA NO. 47 
156 PORTER STREET, EAST BOSTON 

The Zoning Commission of the City of Boston, acting under Chapter 665 of the 
Acts of 1956, as amended, after due report, notice and hearing, does hereby 
approve the Amended and Restated Development Plan for Planned 
Development Area No. 47, 156 Porter Street, East Boston, dated October 23, 
2003. 

Said Amended and Restated Development Plan amends "Development Plan for 
Planned Development Area No. 47, 156 Porter Street, East Boston," approved 
by the Authority on July 22, 1999, and approved by the Zoning Commission on 
November 17, 1999, effective, November 22, 1999. Planned Development Area 
No. 47 was designated on "Map 3A,East Boston Neighborhood District" of the 
series of maps entitled "Zoning Districts City of Boston" dated August 15, 1962, 
as amended, by Map Amendment No. 364, adopted by the Zoning Commission 
on November 17, 1999, effective November 22, 1999. 

*Date of public notice: October 29, 2003 (see St. 1956, c. 665, s. 5) 



Boston 
Redevelopment 
Authority 

Atrium Lofts 

100 200 400 Feet 
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Amended and Restated Development Plan for Planned Development Area No. 47, 156 
Porter Street, East Boston (Atrium Lofts) 

-
Mayor, City of Boston 

Date: __ I_('---'-~-P/__,/a_"_,7'----

The foregoing Amended and Restated Development Plan was presented to the Mayor on 
A£., qlifl' a-J.4Qd3 ,and was signed by him on ~Fe ~ ,~.3, whereupon it 
became effeclive on t\~ ol, <a;5. in accordance with Section 3 of Chapter 665 
of the Acts of 1956, as amended. 

Attest: 



MEMORANDUM OCTOBER 23, 2003 

TO: 

FROM: 

BOSTON REDEVELOPMENT AUTHORITY AND 
MARK MALONEY, DIRECTOR 

SUSAN HARTNETT, DIRECTOR OF ECONOMIC 
DEVELOPMENT 

JOSEPH RUSSO, DEPUTY DIRECTOR FOR DEVELOPMENT 
REVIEW 

MEG KIELY, DEPUTY DIRECTOR FOR COMMUNITY 
DEVELOPMENT AND HOUSING 

DAVID HANIFIN, SENIOR PROJECT MANAGER 

SUBJECT: ATRIUM LOFTS PROJECT 
156 PORTER STREET, EAST BOSTON 

SUMMARY: This Memorandum requests that the Boston Redevelopment Authority 
("BRA"): (1) authorize the Director to issue a determination pursuant to 
Article BOA-6(2) of the Boston Zoning Code (the "Code"), that the Notice 
of Project Change adequately addresses the impacts of the proposed 
Atrium Lofts project in East Boston; (2) authorize the Director to issue a 
Certification of Compliance; (3) authorize the Director to enter into an 
Affordable Housing Agreement, Cooperation Agreement, a Boston 
Residents Construction Employment Plan and related documents for 
the Atrium Lofts project; (4) pursuant to Section SOC of the Code, 
approve the Amended and Restated Planned Development Area 
Development Plan for the Atrium Lofts project; (5) authorize the Director 
to petition the Boston Zoning Commission to approve the Amended and 
Restated Planned Development Area Development Plan; and (6) 
authorize the Director to issue a Certification of Consistency for the 
Atrium Lofts project. 

PROJECT BACKGROUND 

On August 21, 2003, Atrium Lofts, LLC (the "Developer") filed a Notice of Project 
Change ("NPC") and an Amended and Restated Planned Development Area ("PDA") 
Development Plan in relation to an existing vacant structure located at 156 Porter 
Street in East Boston ("Property"). The Property owner, Atrium Suites, LLC 
("Owner''), previously proposed to redevelop the Property as a hotel with 380 guest 
suites. The previously proposed project consisted of renovating the existing 
structure along with a one and one-half story rooftop addition and the construction of 
new atrium and pavilion areas necessary for accessory restaurant and hotel uses. On 
July 22, 1999, the BRA authorized a Preliminary Adequacy Determination waiving 



further review in relation to the proposed hotel project. A PDA development plan 
dated July 22, 1999 for the proposed hotel project was approved by the Boston 
Zoning Commission on or about November 17, 1999. 

Construction of the previously proposed hotel project did not take place due to the 
Owner's inability to obtain financing for the project. The Developer is the contract 
purchaser of the Property. The current proposal involves the rehabilitation of the 
existing vacant building and enlargement by extension of an existing fourth floor and 
penthouse to contain a total of approximately 218,200 gross square feet including 
217 to 220 loft-style residential condominium units with approximately 156 interior 
parking spaces located partially at- and partially below-grade and approximately 132 
exterior parking spaces ("Proposed Project"). The Proposed Project will include 
rooftop amenities and a possible exercise area for use by the building residents. 

In comparison to the previously proposed hotel project, impacts of the Proposed 
Project will be reduced. The extension of the fourth floor in the Proposed Project is 
smaller than the rooftop addition proposed in connection with the hotel use. In 
addition, the previously proposed hotel atrium and pavilion addition will not be 
necessary for the residential project currently being proposed. Consequently, 
environmental impacts associated with the Proposed Project are anticipated to be 
less than those projected for the hotel project. A traffic study submitted by the 
Developer indicates that the change of use from a hotel to a residential project will 
reduce overall person trips and peak hour vehicle trips in both the morning and 
evening hours. The Property is in close proximity to the MBTA Blue Line Airport 
subway station and it is projected that many of the residents will rely on the MBTA 
service. 

In addition to the creation of over 200 new residential condominium units, the 
Proposed Project will provide significant on-site landscape improvements along with 
easier and safer pedestrian access to the adjacent Memorial Stadium Park. The park 
will be improved and expanded as part of the Central Arteryrrunnel project. The 
Proposed Project will also increase neighborhood safety while providing a use with 
fewer impacts than the previously proposed hotel project. In addition, the Proposed 
Project is expected to provide approximately 200 construction jobs. Finally, the 
Developer has committed to the permanent removal of an advertising billboard 
located on the roof of the existing structure. 

ARTICLE 80 PROCESS 

The filing of the Amended and Restated PDA Development Plan triggered a forty-five 
(45) day comment period. Two BRA-hosted public meetings were held near the 
project site. On September 22, 2003, the Developer met with members of the East 
Boston community at the Mt. Carmel Church Hall on Gave Street in East Boston. A 
second publicly advertised meeting was held on October 20, 2003 at the Mt. Carmel 
Church Hall. In addition, the Developer met with the East Boston Land Use Council, 
which voted to support the Proposed Project. The Proposed Project was also subject 
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to review by the Boston Parks and Recreation Commission ("Parks Commission"). 
On September 29, 2003, the Parks Commission voted to approve the Proposed 
Project subject to the condition that a detailed landscape plan be submitted to the 
Boston Parks and Recreation Department staff. 

On October 7, 2003, the BRA authorized the Secretary to advertise a public hearing 
before the BRA on Thursday, October 23, 2003 at 2:30p.m., to consider the 
Amended and Restated PDA Development Plan for the Proposed Project pursuant to 
Section BOG of the Code. The Amended and Restated Development Plan is intended 
to replace in its entirety the previously approved PDA Development Plan for the 
Property. 

AFFORDABLE HOUSING 

The Developer has agreed to designate 15% of the total number of residential 
condominium units in the Proposed Project (currently 32 units out of a total of 217 
units) as affordable condominium units ("Affordable Units"). The loft-style Affordable 
Units will range in size from 701 square feet to 942 square feet and will be priced 
using one-bedroom affordable sales prices ($148,500, $189,600 or $230,500 
depending on the household income level). The Affordable Units will be sold to 
households earning between 80% and 120% of Area Median Income ("AMI") for the 
Boston Standard Metropolitan Statistical Area ("SMSA") as promulgated by the 
United States Department of Housing and Urban Development (11 units for 
households earning up to 80% of AMI, 11 units for .households earning up to 100% of 
AMI and 10 units for households earning up to 120% of AMI). The current 2003 
income limits for households of various sizes are provided in an attachment labeled 
Exhibit A. A chart designating particular units within the Proposed Project as the 
Affordable Units with corresponding household income/pricing levels is attached as 
Exhibit 81

• 

The Developer will submit an Affirmative Fair Housing Marketing Plan (the "Plan") to 
the BRA and the Boston Fair Housing Commission for the Affordable Units. The Plan 
is subject to review and approval by both agencies. A preference will be given to 
Boston residents and first-time homebuyers, in that order. In addition, the Developer 
will be required to execute an Affordable Housing Agreement, which will include a 
deed restriction to maintain the Affordable Units for a total of fifty years (thirty years 
plus an allowable extension of twenty years). 

RECOMMENDATION 

Based on the foregoing, BRA staff recommends that: (1) the Director be authorized to 
issue a determination pursuant to Article BOA-6(2) of the Code that the NPC 
adequately addresses the impacts of the Proposed Project; (2) the Director be 
authorized to issue a Certification of Compliance; (3) the Director be authorized to 

1 The designation of particular units with corresponding household income levels is subject to change as deemed 
appropriate by BRA staff prior to execution of an Affordable Housing Agreement. 
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enter into an Affordable Housing Agreement, Cooperation Agreement, a Boston 
Residents Construction Employment Plan and related documents; (4) pursuant to 
Section SOC, the BRA approve the Amended and Restated PDA Development Plan 
for the Proposed Project; (5) the Director be authorized to petition the Boston Zoning 
Commission for approval of the Amended and Restated PDA Development Plan; and 
(6) the Director be authorized to issue a Certification of Consistency in relation to the 
Atrium Lofts project. 

Appropriate votes follow: 

VOTED: 

FURTHER 
VOTED: 

FURTHER 
VOTED: 

FURTHER 
VOTED: 

That the Director be, and hereby is, authorized to issue a 
determination under Section SOA-6(2) of the Boston Zoning Code (the 
"Code") which (i) finds that the Notice of Project Change filed on August 
22, 2003 adequately describes the potential impacts arising from the 
proposed project by Atrium Lofts, LLC to rehabilitate the existing three 
and one-half story building located at 156 Porter Street in East Boston 
to contain 217 to 220 residential condominium units with approximately 
288 above- and below-grade parking spaces and an on-site affordable 
housing component equal to 15% of the total units ("Proposed Project"), 
and provides sufficient mitigation measures to minimize these impacts 
and (ii) waives further review of the proposed project under Section 80 
of the Code, subject to continuing design review by the Boston 
Redevelopment Authority ("BRA"). 

That the Director be, and hereby is, authorized to issue a Certification 
of Compliance for the Proposed Project by Atrium Lofts LLC located at 
156 Porter Street in East Boston upon the successful completion of all 
Article 80 processes for the proposed project; and 

That the Director be, and hereby is, authorized to execute a 
Cooperation Agreement, a Boston Residents Construction Employment 
Plan, and any and all other agreements and documents which the 
Director deems appropriate and necessary in connection with the 
Proposed Project, all upon terms and conditions determined to be in the 
best interests of the BRA; and 

That the Director be, and hereby is, authorized to enter into (1) an 
Affordable Housing Agreement for the Proposed Project, which shall 
designate 15% of the total number of condominium units as affordable 
units of which eleven (11) units will be sold to households earning up to 
80% of area median income, eleven (11) units will sold to households 
earning up to 100% of area median income, and ten (10) units will be 
sold to households earning up to 120% of area median income and (2) 
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FURTHER 
VOTED: 

FURTHER 
VOTED: 

FURTHER 
VOTED: 

FURTHER 
VOTED: 

any and all agreements and documents which the Director deems 
appropriate and necessary in connection with the Proposed Project, all 
upon terms and conditions determined to be in the best interests of the 
BRA; and 

That the BRA hereby finds and determines that the Proposed Project 
located at 156 Porter Street, East Boston to be undertaken by Atrium 
Lofts LLC, conforms to the general plan for the City of Boston as a 
whole, and that nothing proposed in the Proposed Project will be 
injurious to the neighborhood or otherwise detrimental to the public 
welfare, and further finds and determines that the Proposed Project 
complies with Section BOC-4, Standards for Planned Development Area 
Review Approval of the Boston Zoning Code; and 

That the BRA approves the Amended and Restated Development Plan 
for 156 Porter Street, East Boston within Planned Development Area 
No. 47, Atrium Lofts, LLC, Developer dated October 23, 2003; and 

That the Director is authorized to petition the Zoning Commission for 
approval of the Amended and Restated Development Plan for 156 
Porter Street, East Boston within Planned Development Area No. 4 7, 
Atrium Lofts, LLC, Developer dated October 23, 2003; and 

That upon approval of the Amended and Restated Development Plan 
for 156 Porter Street, East Boston, within Planned Development Area 
No. 47, Atrium Lofts, LLC, Developer dated October 23, 2003 by the 
Zoning Commission, the Director be, and hereby is authorized to issue 
one or more Certifications of Consistency for the Atrium Lofts project 
under Article BOG of the Code. 
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