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Chapter 1.0

Project Information



1.0

PROJECT INFORMATION

1.1

Introduction

Washington Pine LLC (the “Proponent), a joint venture between The Community Builders, Inc.
(TCB) and Pine Street Inn, Inc. (PSI) proposes to redevelop the parcel owned by PSI at 3368
Washington Street in the Jamaica Plain neighborhood of Boston (the “Project site”). The Project
site includes an existing office and warehouse building used by the Pine Street Inn to support their
mission and properties in the Boston area. See Figure 1-1 for an aerial locus map.

The proposed development includes the demolition of the existing building and construction of a
new mixed-use building with ground floor office and warehouse space for PSI and residential units
on the upper floors (the “Project™). The residential portion will include Supportive Housing units
for individuals served by PSI and low- and moderate-income residential units. TCB will be the
Management Agent for all residential units on-site. In addition to the significant contribution to
housing that the Project will provide, the redevelopment will improve the streetscape along the
Project site with wider sidewalks and a new plaza area and will also provide a community room
that will be available, by request, for use by the public.

The Proponent submitted a Project Notification Form (PNF) on June 7, 2019 initiating the Article
80 Large Project Review process. During the review of the PNF, meetings were held with city
agencies, the community and Impact Advisory Group (IAG). To ensure adequate time for review
of the Project, and because changes were made to the Project in response to comments received
during the review process, the comment period was extended approximately two months. On
September 24, 2019, the Boston Redevelopment Authority (BRA) doing business as Boston
Planning and Development Agency (herein, the “BPDA™) issued a Request for Supplemental
Information (RSI). This Supplemental Information Document is being submitted to the BPDA in
response to the RSI.

About The Community Builders, Inc.

TCB is one of America's leading nonprofit housing organizations. Its mission is to build and sustain
strong communities where people of all incomes can achieve their full potential. This mission is
realized by developing, financing, and operating residential communities, neighborhood
amenities and resident opportunity programs. Since 1964, TCB has constructed or preserved
hundreds of affordable and mixed-income housing developments and pioneered the Community
Life model for resident success. Over the last 50 years, TCB has completed or preserved over
30,000 homes. Today, anchored by offices in Boston, Chicago, Cincinnati, New York and
Washington, D.C., TCB owns or manages over 12,000 apartment homes in more than 14 states.
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About Pine Street Inn, Inc.

Founded in 1969, PSI is the largest homeless services provider in New England, offering a
comprehensive range of services to nearly 2,000 men and women each day, including permanent
housing, workforce development, emergency shelter and street outreach. PSI’s goal is to end
homelessness by making permanent housing a reality for all, by supporting men and women in
moving off the streets, out of shelter into a permanent home, reconnecting with the community
and reaching their highest level of independence. PSI Inn has been developing, managing and
providing supportive services in permanent housing since 1984.

Today, PSI supports more men and women in housing than in shelter, with over 850 tenants in 40
locations across Boston and in Brookline. PSI has housed thousands of men and women over the
last 35 years. With a 90+% retention rate in housing, PSI Inn helps tenants become and remain
stable.

1.2 Project Description
121 Proposed Project
The Project includes the construction of a six-story, approximately 172,500 sf building containing
approximately 236 residential units and approximately 16,800 sf of commercial space on the first
floor consisting of offices and resident and community amenity spaces. The residential units will
be a mix of 141 units of Supportive Housing and 95 units of low- and moderate-income (low/mod)
housing; 100% of the units will be affordable rental housing. The existing building will be
demolished. Table 1-1 provides the Project details.
Table 1-1 Project Program
Project Element Approximate Count / Dimension
Units
Supportive 141
Low- and Moderate-Income 95
Office/Support 16,800 sf
Height (ft) 69'-11" ft
Parking Spaces 38
Total Square Footage 172,500 sf
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The central portion of the building along Washington Street is set back to create an entrance plaza
for the building (see Figure 1-2 for a view of the plaza). The southern side of the plaza includes
the entrance to the TCB management office, while the northern side of the plaza includes the
entrance to the PSI offices, community and resident amenity spaces, and the entrance to the
Supportive Housing and low/mod units above (see Figure 1-3 for the site plan). Access to PSI
spaces including the offices, a resident amenity space, mailboxes and the residential units will be
through a secure entrance and check-in point. The first floor also includes a community room on
Washington Street and a bike room for residents that, along with the building entrances and office
space, will create activity along the street. The community room will be able available, by request,
for use by the public.

Approximately 38 parking spaces will be located within a basement garage. Access to the
basement garage will be via the driveway on the southern portion of the Project site to the ramp
behind the building. The Project will include space for approximately 230 bicycles which will be
split between the first floor and the basement parking areas. There will be a new drop-off and
pick-up area for residents on Washington Street adjacent to the main residential entrance. PSI is
changing their distribution from a centralized system to a satellite system, so there is no longer a
need for large scale loading and unloading. All remaining loading activities are anticipated to occur
within the building.

The Project will also have approximately 14,500 sf of open space for use by the building’s
occupants. These spaces include the landscaped entrance plaza at the first floor, a courtyard on
the second floor dedicated to the Supportive Housing tenants and a terrace on the sixth floor for
use by the low/mod income tenants.

1.2.2 Changes since the PNF

Since the PNF, the Project has program and design have been revised. The previous design
included a parking and loading area within the building on the ground floor, which resulted in two
curb cuts — one on the northern side of the site and one on the south side of the site. Following
community and city concerns, this parking area was eliminated and the ground floor was
rearranged, including the addition of residential units. In addition, the large warehouse space is
no longer needed, as warehouse uses will occur at satellite locations. This change has resulted in
an increase of approximately 15 residential units and a decrease of approximately 20 parking
spaces. The office/support space has decreased by approximately 6,200 sf, and the total building
square footage has increased slightly by approximately 3,000 sf.

The incorporated design principles that inform the revised building mass include: removing the
vehicle access and loading on the northwest corner, relocating the community room to have a
more public presence, introducing additional articulation of the building mass at the street edge,
larger scaled modulation on the sides and rear facades to integrate into adjacent urban context,
enhancing the open/public landscaped areas which work better with the existing site topography,
enhancing transparency at the street level and creating a more dynamic presence at the entrance.
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Shape and Massing

The updated design further breaks up the mass of the building. A comparison with the previous
design indicates the efforts to reduce the boxy look of the two anchoring elements at the corners
and introduce a more layered articulation of the facade (see Figures 1-4 to 1-7). This updated
building massing and articulation are asymmetrical to create a more dynamic facade. The layering
effect accentuates the north corner which now houses the community room and serves as
dynamic visual moment as seen from the adjacent intersection at Green Street (see Figure 1-8).
At the southwest corner, there are additional vertical steps in the facade to break it down further,
and the brick turns the corner to create a more unified look for neighbors to the south. The
previous bay windows which did not relate to the rest of the building have now been eliminated,
and the overall mass has been redesigned to have more articulation and a unified aesthetic.
Generally, this window modulation is consistent throughout the building’s facade on all
elevations. Additionally, the removal of the parking at the first floor and the location of the
community room at the northwest corner responds to concerns about traffic and the request to
create amore dynamic element at this corner. Similarly, modulating the facade with both material
and color changes on the side and rear elevations breaks down the wall into components more
similar in width to the abutting context (see Figure 1-9).

The entrance massing has been modified and set back to increase the depth of the sidewalk (see
Figure 1-10). Architecturally, the entrance is now conceived of as a dynamic pavilion with an
increased amount of glass (see Figures 1-4 and 1-5). The new angled roof and canopy creates a
more welcoming and friendly face for both pedestrians and occupants of the building.
Additionally, the residential entrances to the building have been consolidated into a single
entrance leading into a shared lobby. The community room has been enlarged and is located at
the northwest corner, and a residential bike room serving the residents is located at the
southwest corner. These spaces along the street edge will be dedicated to community use or
benefit the residents, and will see activity throughout the day and into the evening (see
Figure 1-11). The opportunity to introduce large scale artwork, dynamically painted walls and
increased transparency throughout the ground floor and at the community room, with enhanced
interior lighting, will create a greater sense of liveliness and visual interest for pedestrians.

Exterior Materials

Various suggestions about the materials for the building have been incorporated. There is a
greater level of detailing at the brick facades - soldier courses and a stone base create more
softness at the brick. Introduction of a wood-finished cladding panel lightens and warms up the
facade (see Figures 1-4 to 1-7). The window insets have been simplified and unified and have a
lighter color to create more shade and shadow across the facade. Additionally, the variation of
the location of the window within the window inset creates a more flowing rhythm. The detailed
rendering of the exterior shows this design development.
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Night View From Green Street




These changes to the material palette respond to various comments from the community and
working sessions with the BPDA Design staff and the Boston Civic Design Commission. The
updated material palette represents a dignified and welcoming building with high quality
materials for the supportive and affordable housing residents.

Landscape Strategy

The landscape design has been developed further to include material choices and to respond to
the new design at the entrance plaza. See Figure 1-12 for the updated landscape plan and sheets
L1 and L2 in Appendix A for the materials plan and landscape sections, respectively. The Project
was already designed to comply with City of Boston Complete Streets guidelines. The building
has already been set back an additional two feet from the property line to widen the sidewalk
further. The City has not yet created guidelines about the requirement of an additional deep
setback for a bus lane, hence the additional two-foot setback has been provided per the City’s
recommendations. The width of the sidewalk not only complies with Complete Streets, but at key
locations expands approximately 17°6” which allows for pedestrians and neighbors to have
adequate room to walk along Washington Street (see Figure 1-10). There is also an additional 3'-
6" buffer zone beyond the planters as shown on the landscape plan and section. The landscape
design includes street trees, plantings at the ground level and seating adjacent to the planters,
thus providing a usable green space at the ground level. The planter also provides a safe buffer
from the traffic at Washington Street. A new dedicated drop-off and pick-up area further
enhances this safety. Material choices for the entrance plaza include poured concrete materials
to provide a smooth surface to enhance pedestrian safety and accessibility, porous pavers along
the buffer for relief, wood seating at the planter walls and wood finishes at the entrance canopy.
Clearances for vehicular circulation at the rear of the site are shown in the traffic diagram.

As the design progresses details about maneuverability around the site for pedestrians and traffic,
locations of light poles and utilities and other components will continue to be coordinated.

The landscape design for the open space recreational areas at the upper levels has also been
developed further. Currently the plan is to provide programmed open space for the Supportive
Housing residents in the sheltered second floor courtyard where they can interact in small and
large groups with other Supportive Housing residents and staff, and also have areas where they
can relax by themselves. The courtyard design shows these uses and the rendering and landscape
plan details the materials and plantings (see Figure 1-13). All Supportive Housing residents
including the ones on the first floor can access this space. The strategy to provide one large
courtyard allows for the provision of more complex programming which improves the quality of
life for the residents. The low/mod tenants will also have access to a separate outdoor terrace
which will also include amenities and programming for their use. The creation of two outdoor
spaces is in keeping with the overall strategy about the location of units in the building.
Programming of these outdoor spaces will be further developed as the design progresses.
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View of the Courtyard



1.2.3 Consistency with PLAN: JP/ROX

The Project site is located within the Green Street section of the PLAN: JP/ROX area. The design
of the building follows the parameters set forth in the Plan. In addition to the community
priorities for diverse affordable housing options, the Project strengthens the local business and
job opportunities which comprise the neighborhood’s economy by maintaining on site the
administrative offices for PSI. The design conforms to the Plan’s guidelines for greater density
along commercial corridors such as the Washington/Green Street area. PLAN:JP/ROX allows for a
density bonus for a six-story building with first floor commercial up to 70 feet in height.
Additionally, the building step-backs are an average of five feet for 80% of the facade at the fifth
and sixth floors.

The height and number of floors conform to the limits set by the Plan. The proposed design only
deviates from the Plan at the fifth floor on Washington Street, where the strategy is to provide a
single more significant step back at the sixth floor in lieu of smaller step backs called for in the
Plan. This approach mitigates the height more successfully than a modest step-back of five feet
on the two upper floors. The Project is consistent with these targets; with a height of 69 feet, and
the step backs proposed are greater (13 feet average for 80% of the front fagcade) than stipulated
by the Plan.

This variation from the Plan reduces the overall height of the building at the north-west corner.
This strategy, in tandem with the deep set back of the second through sixth floors in the middle,
greatly reduces the effect of the building mass as compared to strict adherence to the Plan step
back recommendations, thus exceeding the guidelines set forth by the Plan. After fully reviewing
the comments and assessing the design, the deeper setback on the sixth floor was determined to
be the better urban move than the step-backs per the Plan. In response to the comments related
to the materials, the Project team is working with a generally lighter palette, including the
introduction of warmer wood look materials. Additionally, modulation of the facade has been
introduced to reduce the scale of the various building components. Diagrams which show a side
by side comparison of the proposed JP/ROX Plan step backs alongside the Project’s proposed step-
backs is included as Figure 1-14.

1.3 Public Benefits

The Project will provide a number of benefits to the City of Boston, the main benefit inherent in
the missions of both PSI and TCB, is the provision of new housing for the homeless and for low-
and moderate-income individuals and households.

Additional benefits include those related to urban design, jobs and economic development,
including:

& Upgraded sidewalks, landscaping and other public amenities consistent with the Boston
Transportation Department’s (BTD’s) Complete Streets Guidelines;
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& New landscaped entrance plaza on Washington Street, along with a community room and
offices along the front of the building to create activity at the street edge;

+ Development of an underutilized parcel with new uses that meet the intent of PLAN:
JP/ROX;

& Improved stormwater management on-site;

& Creation of approximately 480 full-time equivalent construction jobs and approximately
15 permanent jobs. The permanent jobs will be across property management and
maintenance, case management and administrative support.

1.4  Legal Information
141 Legal Judgements Adverse to the Proposed Project
To the Proponent’s knowledge, there are no legal judgments or actions pending concerning the
Project.
1.4.2 History of Tax Arrears on Property
The Proponent, Washington Pine LLC, does not own any property in Boston on which the property
taxes are in arrears.
1.4.3 Site Control/Public Easements
PSl acquired the property in May 1997 pursuant to a deed recorded in the Suffolk County Registry
of Deeds, and presently has site control of the parcel. The Proponent intends to acquire the
Project site from PSI upon closing of the construction loan. There are no public easements which
traverse or affect any portion of the Project site.

1.5  Anticipated Permits and Approvals
Table 1-2 represents a preliminary list of permits and approvals from governmental agencies that
are expected to be required for the Project, based on currently available information. Itis possible
that only some of these permits or actions will be required, or that additional permits or actions
will be required. The schedule for each permit or approval is based on current information, but
may change as the Project moves forward.
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Table 1-2

Anticipated Permits and Approvals

Permit / Approval

Anticipated Schedule

Local

Boston Planning &
Development Agency

Review under Article 80, including Large Project

Completion in 4"

Review, as required pursuant to Article 80B of the quarter 2019
Code
Cooperation Agreement 15t quarter 2020

Boston Civic Design
Commission

Design Review

Completion in 4"
quarter 2019

Boston Employment
Commission

Construction Employment Plan

15t quarter 2020

Boston Fire Department

Approval of Fire Safety Equipment

Concurrent with ISD
process

Permit for Maintenance of Fire Protection Equipment

Concurrent with I1SD
process

Permit for Safe Access to Site by Fire Department

Concurrent with ISD
process

Environmental Protection

Notification of Demolition and Construction

Interagency Green Buildin 2 quarter 2020 and
gency g Article 37 Compliance prior to Certificate of
Committee
Occupancy
) Approval of Transportation Access Plan Agreement 15t quarter 2020

Boston Transportation - - m
Department Construction Management Agreement and Traffic 1%t quarter 2020

Maintenance Plan Agreement
Public Improvements Street Sidewalk Specific Repair Plan 2" quarter 2022
Commission Maintenance Agreement Approval 2" quarter 2022

- " 3

Boston Department of Public Street Opening Permit 2" quarter 2022
Works Street/Sidewalk Occupancy Permit 2M quarter 2022
Boston Water and Sewer Local Sewer and Water Tie-in 2" quarter 2022
Commission Site Plan Approval, if necessary 1t quarter 2020

Building Permit 3 quarter 2020
Boston |nspectiona| Services Demolition Permit 3 quarter 2020
Department Other construction-related permits 3 quarter 2020

Certificate of Occupancy 2" quarter 2022
State
Massachusetts Department of 3 quarter 2020
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Table 1-2 (Continued) Anticipated Permits and Approvals

Agency Permit / Approval Anticipated Schedule ‘

State (continued)
Massachusetts Historical Determination of No Adverse Impact by Completed
Commission Massachusetts Historic Commission

Construction Dewatering Permit (if required) 3 quarter 2020
Massachusetts Water Temporary Construction Dewatering Permit (if 3 quarter 2020
Resources Authority required)

Sewer Use Discharge Permit (if required) 3 quarter 2020
Federal
Environmental Protection NPDES General Permit for Construction Stormwater 3 quarter 2020
Agency NPDES Remediation General Permit 3 quarter 2020

1.6  Schedule

Construction is anticipated to start in the third quarter of 2020 with completion by the second
quarter of 2022.

1.7  Project Identification and Team
Proponent: Washington Pine LLC

c/o The Community Builders, Inc.
185 Dartmouth Street
Boston, MA 02116
(857) 221-8600
Andrew Waxman
Lydia Scott

c/o Pine Street Inn, Inc.
444 Harrison Avenue
Boston, MA 02118
(617) 892-9100
Lyndia Downie
Jan Griffin

5375/3368 Washington Street/SID 1-23 Project Information
Epsilon Associates, Inc.



Architect

Permitting Consultant

Legal Counsel

Transportation Consultant / Civil

Engineer

RODE Architects, Inc.
535 Albany Street, Suite 405
Boston, MA 02118
(617) 422-0090
Eric Robinson
Rashmi Ramaswamy

Epsilon Associates, Inc.
3 Mill & Main Place, Suite 250
Maynard, MA 01754
(978) 897-7100
Geoff Starsiak

Klein Hornig LLP
101 Arch Street, Suite 1101
Boston MA 02110
(617) 224-0600
Joseph Lieber

Nitsch Engineering, Inc.
2 Center Plaza, Suite 430
Boston, MA 02108
(617) 338-0063
John Schmid
Bryan Zimolka
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