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Chapter 1

Project Information















with access via a ramp behind the building. Figures 1-3 to 1-5 include a site plan, upper
level floor plan and section.

The redevelopment of the Beacon Building Site located at 650-660 Beacon Street, will
include the approximately 66,000 sf renovation of 660 Beacon Street which will be
connected to an approximately 76,500 sf new building that will be constructed in place of
650-656 Beacon Street (collectively referred to as the “Beacon Building”). The new
construction portion of the building will be approximately seven stories and approximately
93 feet tall (see Figure 1-5). In total, the Beacon Building will include approximately
124,015 sf of office space above approximately 18,485 sf of ground floor and below grade
retail space (see Figures 1-3 and 1-4). The office lobby will be located in the middle of the
Beacon Building, with ground floor retail on both sides. There is one terrace located on the
seventh floor facing Beacon Street, and the Proponent is also evaluating the feasibility of a
green roof. The ground floor retail spaces in the Beacon Building will be appropriately
designed as to allow interaction with the enhanced pedestrian realm.

Vehicular and truck access to and from the Project Site will be from the existing driveway
between the Commonwealth Building and Beacon Building (see Figure 1-3). A secondary
existing access is located between 642-648 Beacon Street and 636-638 Beacon Street. 1t is
anticipated that trucks will only access the site from the driveway between the
Commonwealth Building and the Beacon Building.

A loading area for the Commonwealth Building will be located off of the driveway on the
northeast corner of the building. As noted above, behind the Commonwealth Building will
be a ramp for the proposed below-grade parking garage. A loading area for the Beacon
Building will be constructed as part of the new building. Both loading areas will offer
sufficient room for trucks to back up without blocking vehicular traffic on the driveways and
behind the buildings.

This PNF is being submitted to the BPDA to initiate review of the Project under Article 80B,
Large Project Review, of the Code. Although the Project is being presented as a unified
development to allow for the most comprehensive review of the Project including its
possible impacts when evaluated in its entirety, the Project will be comprised of both the
Commonwealth Building and the Beacon Building, each a component for the purposes of
this Article 80 review. As such, each individual Project Component may be developed by
individual developers who will obtain individual certifications of compliance and
consistency and execute on its specific plan, including development agreements, with the
BPDA and other city agencies to the extent required.

Figures 1-6 and 1-7 include perspectives of the Project.
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: Figure 1-3
Roger Ferris + Partners “Site Plan
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Figure 1-4
Upper Level Floor Plan

Roger Ferris + Partners
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Figure 1-5
Building Sections

Roger Ferris + Partners
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Figure 1-6
Commonwealth Building - Northeast
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, Figure 1-7
\Roger Ferris + Partners Beacon Building - Northwest



Public Realm

The composition of the Commonwealth Building and the Beacon Building lends influence
to the pedestrian activity at street level, specifically defining the ground-level as a sensitively
scaled, pedestrian-focused space finished with devoted lighting, sculptural seating and
landscaping.

The Project will include a number of public realm enhancements (see Figure 1-8 to 1-10),
including:

& Additional sidewalk square footage will be provided including an approximately
1,380 sf on Deerfield Street and approximately 1,300 sf on Beacon Street. At a
minimum, an eight-foot wide pedestrian zone is maintained throughout the Project
Site.

& New street trees and seating.
# An increase in greenscape and furnishing zones.

¢ Improved multi-modal connections, including a buffered bike lane, increased bike
access and wayfinding signage.

¢ Incorporation of Boston Complete Streets best practices.
124 Evolution of Design

Initial design schemes encompassed a variety of massing options, including a single
massing wrapping from Deerfield Street across the site to Beacon Street, and a scheme with
two single height buildings oriented toward the square. After further consideration, it was
determined that the monolithic nature of the large massing would depart from the urban
context. The design shifted to reflect the urban context and maintain the fluid pedestrian
experience in the square when closer to the building. Further study of the Commonwealth
Building design determined that the massing needed to not only respond to the pedestrian
levels, but the view corridors created by the sweeping nature of the primary thoroughfares
converging at the site. This approach created variations in height which step back to grant
viewing angles of the Citgo sign atop 660 Beacon Street, while maintaining the lower, two-
story scale of the neighboring building’s base.

Another important factor in the design was the vehicle and fire access to the middle of the
block (behind the buildings). Two-way access from Beacon Street, one-way access from
Beacon Street and two-way access from Deerfield Street were analyzed. Each was studied
in conjunction with the intent to promote the pedestrian and vehicular flow in and around
the Project Site. By minimizing curb cuts, loading and service areas, and drop-off areas
along the adjacent streets, the design is intended to support the pedestrian experience along
Deerfield Street, Commonwealth Avenue and Beacon Street.

5045/Kenmore Square Redevelopment/PNF 1-12 Project Information
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1.3

Early design considerations of the Beacon Building only contemplated interior renovations
with limited connections between the existing buildings. After further study of the existing
facades as well as the buildings structural capacity, it was determined that new construction
in the place of 650-656 Beacon Street connected to a renovated 660 Beacon Street was
more practical for modern office tenants. The Beacon Building knits together the streetwall
providing a cohesive experience while balancing a modern form and material against a
historic context.

Early conceptual schemes comprised of a mostly glass facade transformed into a
composition of opaque and transparent materials to better tie into this context, with specific
setbacks aimed at opening up views guided by the pedestrian experience below.

Public Benefits

The Project will generate many public benefits both during construction and on an ongoing
basis upon its completion.

Smart Growth/Transit-Oriented Development

The Project is consistent with smart-growth and transit-oriented development principles.
The Project Site is adjacent to Kenmore Station which is served by three MBTA Green Line
branches and five bus routes. The nearby commuter rail station, which is served by the
Framingham/Worcester Commuter Rail line, is within walking distance of the site. The
Project will expand the site’s ability to offer commercial uses by upgrading and expanding
existing spaces, as well as adding additional commercial space on an underutilized gateway
parcel well served by transit and supported by existing infrastructure and commercial
activity.

Improved Street and Pedestrian Environment

The Project will include the expansion of both the Deerfield Street and Beacon Street curb
lines, which will benefit the urban context by allowing pedestrians and site users places to
travel across the Project Site efficiently, while also providing spaces to gather, rest, and
relax. A myriad of improvements to the way people access the Project Site via protected
bike lanes, public transportation, and ride sharing have been integrated into the design.

Improved Urban Design and View Corridors

The massing of the Commonwealth Building and Beacon Building are designed to create a
dynamic addition to Kenmore Square that does not overwhelm the existing view corridors
from key street-level approaches. To achieve this, each additional level angles back toward
the Charles River to minimize the perception of the height, thereby granting defined
visibility of the Citgo Sign. Overall, the additions complement the heights of the
surrounding buildings. The Commonwealth Building steps down to reflect the curvature of
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1.4

the vehicular intersection, creating opportunities for outdoor space at these roof levels with
direct views of Kenmore Square.

Sustainable Design/Green Building

The Proponent is committed to building a LEED certifiable project with a target of the Silver
level, incorporating sustainable design features into the Project to preserve and protect the
environment.

Increased Employment

The Project will create approximately 500 construction jobs and approximately 1,200
permanent jobs upon stabilization.

New Property Tax

The Project will result in increased tax revenues compared to the existing condition.

Linkage

The Project will contribute to the Housing and Jobs linkage funds.

Legal Information

141 Legal Judgments Adverse to the Proposed Project

The Proponent is not aware of any legal judgments or pending actions against the proposed
Project.

142 History of Tax Arrears on Property

The Proponent does not own any property in Boston on which the property taxes are in
arrears.

143 Site Control/Public Easements

The Proponent holds long term ground lease interests in the Project Site, for an initial term
of 99 years subject to extension, by virtue of long term leases (collectively or individually, a
“Lease”) from the Trustees of Boston University (Boston University), the owner of the fee
interest in the Project Site. Notices of the Lease have been recorded and filed with the
Suffolk County Registry of Deeds and the Suffolk County Registry District of the Land Court
as appropriate. The Proponent owns the existing improvements and will own the future
Commonwealth Building and Beacon Building in fee simple, subject to the terms of the
Lease.

There are no recorded easements held by any public entities on any portion of the Project
Site. Other private parties have rights of passage on portions of the Project Site, and such
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rights will be observed, amended or modified as appropriate to enable the Project to
proceed. The Proponent, in turn, has the benefit of such passage rights over the land of
other private parties.

1.5 City of Boston Zoning

The Project Site is located within the B-4 (General Business) Zoning Subdistrict of the
Boston Proper Zoning District, the Groundwater Conservation Overlay District, and the
Restricted Parking Overlay District. The Proponent will obtain the appropriate zoning relief
for the Project as a whole, while enabling each of the components described above to be
developed individually, coordinating with the review by the BPDA and other city agencies
to the extent required. The Proponent will also seek other permits and approvals, if and as
required, including coordination of voluntary accelerated design review by the Boston
Landmarks Commission.

The Proponent will also seek to establish a Planned Development Area to encompass the
Project Site in accordance with Article 80C of the Code, to obtain the zoning relief as
necessary for the Project. The Project components will be reviewed in a coordinated
process for the purposes of both Article 80B and Article 80C review. As such, each
individual Project Component may be developed by individual developers who will obtain
individual certifications of compliance and consistency and execute on its specific plan,
including development agreements, with the BPDA and other city agencies to the extent
required.

1.6  Anticipated Permits and Approvals

Table 1-2 presents a preliminary list of permits and approvals from governmental agencies
that are expected to be required for the Project, based on currently available information. It
is possible that only some of these permits or actions will be required, or that additional
permits or actions will be required.

Table 1-2 Anticipated Permits and Approvals

Agency Approval

Local
Boston Air Pollution Control Commission Parking Freeze Permit (if required)
Boston Civic Design Commission Design Review
Boston Employment Commission Construction Employment Plan
Boston Fire Department Approval of Fire Safety Equipment;
Fuel Oil Storage Permit (if required)
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Table 1-2 Anticipated Permits and Approvals (continued)

Agency Approval

Local (continued)

Boston Inspectional Services Department Building Permit;

Demolition Permit;

Other construction-related permits;
Certificates of Occupancy

Boston Landmarks Commission Article 85 Demolition Delay Review and other
Review as required in connection with pending
Landmark Petition

Boston Planning and Development Agency Review under Article 80, including Large Project
Review, as required pursuant to Article 80B of the
Code and PDA Plan Review, as required pursuant
to Article 80C of the Code;

Cooperation Agreement;

Boston Residents Construction Employment Plan

Agreement;
Certifications of Consistency and Compliance
Boston Public Safety Commission, Committee on Parking Garage Permit;
Licenses License for Storage of Inflammables
Boston Public Works Department Street Opening Permits;
Street/Sidewalk Occupancy Permits (as required)
Boston Transportation Department Transportation Access Plan Agreement;
Review and Approval of Construction Management
Plan(s)
Boston Water and Sewer Commission Sewer Extension/Connection Permit;

Sewer Use Discharge Permit; Site Plan Approval;
Temporary Construction Dewatering Permit (if
required);

Cross Connection/Backflow Prevention Approval

Office of Jobs and Community Services Permanent Employment Agreement (as required)
Public Improvement Commission Specific Repair Approvals
Boston Zoning Commission Zoning Approval subject to BPDA

recommendation and approval under Article 80C
of the Code, including PDA Plan Approval

Interagency Green Building Council Article 37 Compliance

State

Department of Environmental Protection Notification of Demolition and Construction;
Fossil Fuel Utilization Permit (as required)

Massachusetts Water Resources Authority Construction Dewatering Permit (if required);
Temporary Construction Dewatering Permit (if
required);

Sewer Use Discharge Permit (if required)

Federal
Environmental Protection Agency

NPDES General Construction Permit
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1.7 Public Participation

A Letter of Intent was filed with the BPDA on January 26, 2018 beginning the Project’s
formal public review process. The Proponent looks forward to a comprehensive review
process, including meetings with neighbors, local groups, elected officials and other
interested parties.

1.8 Schedule

Construction is anticipated to start in the first quarter of 2019, with completion by the first
guarter of 2021.

1.9 Project Identification and Team

Address/Location: 650-660 Beacon Street and 533-541 Commonwealth
Avenue

Proponent: RREF 1l Kenmore Lessor Il LLC and RREF Il Kenmore
Lessor Il LLC

c/o Related Beal, LLC
177 Milk Street
Boston, MA 02109
(617) 451-2100
Andrew Hayes
Alex Provost

Architect: Roger Ferris + Partners
11 Wilton Road
Westport, CT 06880
(203) 222-4848
Katherine Dinneen

Executive Architect: Stantec
311 Summer Street
Boston, MA 02210
(617) 234-3100
Larry Grossman, AIA

Landscape Architect: Kyle Zick Landscape Architecture, Inc.
36 Bromfield Street, Suite 202
Boston, MA 02108
(617) 451-1018
Kyle Zick, ASLA
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Legal Counsel:

Article 80 and Historic
Resources Consultant:

Transportation Consultant
and Civil Engineer:

LEED Consultant:

Nutter McClennen & Fish, LLP
Seaport West
155 Seaport Boulevard
Boston, MA 02210
(617) 439-2000

Mary Marshall

Epsilon Associates, Inc.

3 Mill & Main Place, Suite 250
Maynard, MA 01754

(978) 897-7100

Article 80: Geoff Starsiak

Historic Resources: Geoff Melhuish

VHB

99 High Street

Boston, MA 02110

(617) 728-7777

Transportation: Sean Manning
Civil Engineer: Mark Junghans

WSP
88 Black Falcon Avenue, Suite 210
Boston, MA 02210
(617) 210-1600
Jeremy Pinkham
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Sustainability and Climate Change Adaptation
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Energy Model Analysis



























Appendix D

Climate Change Questionnaires
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