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DEVELOPMENT PLAN FOR 311 SUMMER STREET
WITHIN PLANNED DEVELOPMENT AREA NO. 69, THE 100 ACRES

South Boston, Massachusetts
Dated: June 20, 2007

Plan. Pursuant to Sections 3-1A and 80C of the Boston Zoning Code (the “Code™), and
the Master Plan for Planned Development Area (“PDA”) No. 69, South Boston/The 100 Acres
(the “PDA Master Plan”), this plan constitutes the PDA Development Plan (the “Plan”™) for the
site known and numbered as 311 Summer Street (the “Site”), and authorizes the rehabilitation
and extension of an existing building located at the Site (the “Building’), which Building also is
known as 323 A Street. The Site is bounded to the northeast by Summer Street, to the northwest
by A Street, to the southwest by Pastene Alley, a private way, and to the southeast by the nine-
story building at 321 Summer Street (with which the Building shares a party wall). The Site is
described in Exhibit A attached hereto and is shown on that certain “ALTA/ASCM Land Title
Survey in Boston, Massachusetts,” dated January 10, 2007, and prepared by International Land
Services, Inc, a copy of which is attached hereto as Exhibit B.

The Proponent (as hereinafter defined) proposes to rehabilitate and extend the Building
for use by the architecture/interior design/graphic design firm ADD, Inc. as its worldwide
headquarters. Specifically, the Proponent proposes to rehabilitate the existing five-story
Building (which features six and one half stories along A Street) by (i) renovating the basement
for office, retail/service, restaurant, and accessory uses, (ii) renovating the ground floor (that
facing A Street), first floor (that facing Summer Street), and second floor for office,
retail/service, and restaurant uses, (iii) renovating the third through fifth floors for office use, and
(iv) extending the Building vertically by constructing an office penthouse with new mechanicals
above, all as more fully described below (the “Project”). This Plan is consistent with the
approvals of the Project that have been granted pursuant to Section 80E of the Code.

This Plan sets forth the proposed location and appearance of structures, open spaces and
landscaping, proposed uses of the Site, densities, proposed traffic circulation, parking and
loading facilities, access to public transportation, and proposed dimensions of structures for the
Project. Upon approval, this Plan will constitute permanent zoning for the Site in accordance

- with Section 3-1A and Article 80C of the Code. The Project is subject to ongoing design, site

plan, and other development review by the Boston Redevelopment Authority (the “BRA™) and
by other governmental agencies and authorities, and the Project may evolve in the course of such
review, to the extent consistent with the use and dimensional limitations of this Plan. In
accordance with Section 80C-8 of the Code, no building, use, or occupancy permit for the
Project or for any Project Component (as hereinafter defined) will be issued until the BRA has
issued a Certification of Consistency pursuant to Code Article 80C-8 for such Project or such
Project Component. To the extent that the Director of the BRA (the “Director”) certifies that
the Project or any Project Component is consistent with this Plan, the Project or Project
Component will be deemed to be in compliance with the requirements of the Code, in
accordance with Code Section 80C-9.
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This Plan consists of nine (9) pages of text, plus attachments designated Exhibits A
through G. All references to this Plan contained herein pertain to such pages and exhibits,
Terms used, but not defined, herein will have the meanings assigned to such terms in the Code as
in effect as of the date hereof, without giving effect to any subsequent amendments to the Code.

Proponent. 311 Summer Street LLC, a Massachusetts liability company, its successors
and assigns (the “Proponent™), has an address ¢/o ADD, Inc., 210 Broadway, Cambridge,
Massachusetts 02139. Members of the Project team are identified in Exhibit G.

Planned Development Area.

The PDA Master Plan is the result of an extensive public process. Many of the essential
components of the PDA Master Plan were first articulated in the City of Boston’s February,
1999, Seaport Public Realm Plan, which envisioned the Fort Point Channel as a great public
space between Downtown Boston and the South Boston Waterfront, and called for a vibrant, 24-
hour, mixed-use neighborhood incorporating a significant residential component. Six years of
subsequent collaboration among residents, property owners, City and Commonwealth agencies,
and other interested parties culminated in the Fort Point District 100 Acres Master Plan, which
was approved by the Boston Redevelopment Authority on August 10, 2006. The PDA Master
Plan was approved by the BRA on September 21, 2006, and subsequently approved by the
Boston Zoning Commission; it became effective on January 10, 2007. The PDA Master Plan (i)
codifies the planning objectives, including dimensional and use regulations, public realm
improvements, and design guidelines, outlined in the Fort Point District 100 Acres Master Plan,
and (ii) provides for one or more PDA Development Plans to be submitted, to the BRA and the
Boston Zoning Commission, providing more specific information about various proposed
projects and components thereof.

The PDA Master Plan anticipates that non-residential projects within a renewed Fort
Point/100 Acres area will feature a broad range of uses, principal among them office, research
and development, retail, service, open space, tourism-related, and art and cultural uses, as well as
supporting uses such as accessory parking. Within the area subject to the PDA Master Plan (the
“PDA Master Plan Area”), land parcels are divided into three broad use categories:
Residential/Commercial Mixed Use (which governs the majority of the PDA Master Plan Area),
Industrial/Commercial Mixed Use, and Open Space. Exhibit E to the PDA Master Plan
designates Parcel A,, of which the Site is a portion, as a Residential/Commercial Mixed Use
area. Exhibit F to the PDA Master Plan provides that the uses allowed on such parcels include
restaurants (with or without live entertainment), offices (agency, professional, general, or of a
wholesale business), retail (including arts and crafts shop, bakery, general retail, and local retail),
and service uses (including barber or beauty shop, dry cleaning shop, photocopying
establishment, shoe repair, and tailor shop), as well as accessory and ancillary uses. The
Building currently contains several floors of office use, along with artist work space and storage
uses. The Project will rehabilitate and extend the Building to continue the existing office use,
and make it suitable for those additional uses permitted by the PDA Master Plan and specifically
authorized by this Plan,

The Site comprises a portion of PDA Master Plan Parcel A;. Exhibit I to the PDA Master
Plan identifies this parcel as eligible for establishment as an individual PDA Overlay District.



The PDA Master Plan provides that individual PDA Development Plan sites may be smaller than
the parcels depicted in Exhibit I to the PDA Master Plan.

The PDA Master Plan calls for improvements to most of the portion of A Street located
within the PDA Master Plan Area, but not to the segment adjacent to the Site. The PDA Master
Plan does not call for any portion of Parcel A, including the Site, to become public open space.

The PDA Master Plan establishes maximum floor area ratio (“FAR”) and building height
limitations for the expansion of existing buildings with which, as discussed below, the Project
complies. The proposed uses of the Site all are permitted by the PDA Master Plan. The Project
is consistent with those PDA Master Plan goals and objectives that are applicable to Parcel A,.
Therefore, and as more particularly set forth below, this Plan adequately and sufficiently satisfies
all criteria for the establishment of a PDA under the PDA Master Plan. Additionally, as more
particularly set forth below, the Plan adequately and sufficiently satisfies all criteria for the
establishment of a PDA pursuant to Section 80C-4 and all other applicable provisions of the
Code.

Project Description.

The proposed rehabilitation and extension of the Building and other improvements to the
Site will revitalize and enliven the critical urban intersection of Summer and A Streets in the Fort
Point/100 Acres district. The Project includes the rehabilitation of the existing five-story
Building (six and one-half stories along A Strect/Pastene Alley) to provide for (i) office,
retail/service, restaurant, and accessory uses in the basement (which may include off-street
parking), (ii) office, retail/service, and restaurant uses on the ground, first, and second floors, (iii)
office uses on the third through fifth floors (iv) the addition of an office penthouse with a rooftop
mechanical area above, and (iv) off-street loading for building service and trash removal. The
Project will include the addition of up to five thousand seven hundred fifty (5,750) square feet of
gross floor area, increasing the Building’s total gross floor area to up to sixty-three thousand
seven hundred fifty (63,750) square feet.

The Project does not require Large Project Review pursuant to Code Section 80B and,
accordingly, is not subject to Article 37, Green Buildings. Nevertheless, the Proponent intends
that the Project will result in the rehabilitated Building being eligible for a LEED (Leadership in
Energy and Environmental Design) certification. The Project will incorporate numerous “green
building” design elements, including energy efficient replacement windows (many of which will
be operable), measures to conserve energy, water, and other resources, including efficient
lighting and building energy management systems, use of building materials with high recycled
content, use of locally-produced building materials, and recycling during construction and
building operation.

Proposed Location and Appearance of Structures. The Building covers most of the
10,305 square foot (~0.237 acres) Site, leaving open only a narrow strip of land along A Street
that is less than fifteen (15) feet wide. The Building’s main (Summer Street) facade features
yellow brick with prominent masonry details, a pronounced decorative cornice, and copper
cornice cap. This five-story facade is divided into four vertical bays, with strong column lines
reinforcing this design. The first floor has large plate glass windows with transoms above filling



L=

—

e
[ )

three of these bays; the fourth bay features a doorway inset into the Building’s chamfered first-
floor corner. Each of the four upper floors features a generous four windows per bay; the
windows on the top floor are arched and arranged in a single-double-single configuration.

The Building’s secondary public facade faces A Street. This six and one-half story
facade is clad in the same yellow brick as the Summer Street facade and features a similar but
distinct set of window patterns differing by floor. At the ground level, several active and former
loading bays and freight elevator access doors are present. Over the years, several of the original
window and door openings in this facade have been altered and reconfigured. The stair column
and elevator shaft arcas feature staggered single windows, in contrast with the repeating triple
windows that characterize most of the A Street facade. Although the stairs and elevators will be
relocated internally as part of this project, their lively fenestration will be preserved.

The Building’s third facade, along Pastene Alley, is clad in simple red brick and
predominantly features paired windows. The Building’s fourth side is a party wall shared with
the nine-story building at 321 Summer Street.

The Project includes a full restoration of the Building’s historic facades. This work will
involve cleaning the brickwork, repointing it where appropriate, and replacing missing detail
elements, including restoring portions of the masonry cornice and re-cladding the copper comice
elements. All windows will be replaced with double-pane units, as close as possible in
appearance to the originals.

The office penthouse addition will have a footprint approximately two-thirds that of the
existing Building. This addition will be set back by one column bay from the Building’s
Summer and A Streets facades to minimize its visibility from public ways. Although it will
extend to the existing building edge along Pastene Alley, the narrowness of that private way and
the proximity of taller buildings mean that the penthouse addition will be difficult to see, and
hence largely unnoticed, from the alley. The adjacent nine-story building at 321 Summer Street
rises three stories higher than the Building; as a result, the penthouse addition will not be visible
on the skyline from Summer Street looking west, and will be in the neighboring building’s
shadow. Consistent with the guidance of the Boston Landmarks Commission and the design
criteria set forth in the PDA Master Plan, the office penthouse will be architecturally distinct
from the original structure. In contrast to the Building’s historic, ornate brick and masonry
facades, the new penthouse will employ a clean-lined, minimalist vocabulary of plate glass with
vertical metal framing elements.

The site plan/ground floor plan attached hereto as Exhibit C shows the Project and its
approximate location within the Site, and the elevations and floor plans attached hereto as
Exhibit D (collectively with Exhibit C, the “Schematic Plans”) illustrate the existing Building’s
exterior facades and the currently-envisioned interior reconfiguration, which may continue to
evolve,

Open Space and Landscaping. Because the Building extends to the lot lines on three
sides, opportunities for on-site open space or landscaping on those sides of the Site are non-
existent. On its fourth side, along A Street, the building line is less than fifteen (15) feet from the
property line. This strip of land currently serves as a congested loading and parking area, with a
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curb cut that extends the full length of the Site. The Proponent proposes to add curbing along the
perimeter of the property, to create a defined curb cut(s), and to use this area for one or more of
several authorized uses, which include loading and building access, outdoor café seating for a
restaurant tenant, pedestrian access to the above-grade ground floor, hardscape and landscaping
improvements, and allowed accessory uses. The currently-proposed uses of this area, which may
continue to evolve, are shown on Exhibit C.

Approved Uses. Except as specified to the contrary herein, any and all portions of the
Project may be used for the uses described in this Plan, which uses will be deemed to comply
with the Code, including the Office, Retail/Service, Restaurant, Parking and Loading, and
Accessory uses set forth in Exhibit E attached hereto.

Proposed Density. The PDA Master Plan cstablishes the maximum floor-area ratio
(“FAR”) requirements for the Site. The Site currently has an FAR of approximately 5.7. The
PDA Master Plan does not impose a maximum FAR per lot within the PDA Master Plan Area.
Rather, it sets aggregate limits for new FAR across large parcel groupings within the PDA
Master Plan Area. The Site is a portion of Parcel A; within a PDA Master Plan parcel grouping
consisting of Parcels Aj-A;. The PDA Master Plan approves an increase in the aggregate gross
floor area for this parcel grouping equivalent to an FAR of 1.3. Based on the lot areas set forth
in Exhibit I to the PDA Master Plan, this parcel grouping currently has an aggregate lot area of
approximately 192,100 square feet. The Project will expand the Building to create up to five
thousand seven hundred fifty (5,750) square feet of new gross floor area, yielding an FAR for
this expansion, in terms of the overall parcel grouping, of less than 0.03.

Proposed Traffic Circulation. Access to and egress from the Project will be provided
via Summer and A Streets. Summer Street is a wide boulevard with parallel parking spaces
along both sides. This street is broad enough to allow passenger vehicles to pull over and
discharge or pick up passengers without blocking the travel lanes. If off-street accessory parking
is located in the Building’s basement, access will be via Pastene Alley, a private way.

Parking and Loading Facilities. Given its pre-existing configuration, the Site contains
no off-street parking spaces. The limited amount of open space on the Site, along A Street, is
less than fifteen (15) feet deep, and is thus too shallow for Code-compliant parking spaces, The
Site is benefited by an easement across a portion of the adjacent private way, Pastene Alley,
which permits the use of up to four (4) surface parking spaces. This Plan approves but does not
mandate the use of the four parking spaces in Pastene Alley to serve the Site. The Proponent
also currently has a contractual right to lease up to thirty (30) parking spaces in the nearby Necco
Street Garage. The 100 Acres Master Plan anticipates that this garage may be demolished and its
site redeveloped. Accordingly, the Proponent may, but is not required to, use parking spaces in
the Necco Street Garage or elsewhere within the PDA Master Plan Area to serve the Project Site.
It is uncertain at present whether access to and interior maneuvering within the basement level of
the Building will prove feasible for accessory parking purposes. The Proponent may, but is not
required to, use some or all of the Building’s basement level for accessory off-sireet parking.

The PDA Master Plan directs that, as the PDA Master Plan Area is developed,
approximately 7,000 parking spaces are to be made available within the area for use by residents,
occupants, and visitors. Over time, therefore, adequate parking will be available to support the
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area’s uses. No off-street parking spaces, whether on-site or off-site, are required for the Project
or the Site to meet the requirements of the Code or this Plan.

The Project may include loading bays, to be accessed from A Street and/or Pastene Alley,
to serve Building occupants. Loading facilities having the locations, dimensions and design
shown on the final Schematic Plans will be deemed to meet the requirements of the Code and
this Plan.

Access to Public Transportation. The Project Site is well served by public
transportation. MBTA Bus Routes Nos. 4 and 7 pass along Summer Street in front of the Site.
MBTA Bus Routes 448, 449, and 459 pas along Congress Street, one block northeast of the Site.
The Site is located midway between MBTA Silver Line stops at South Station and the Boston
Convention and Exhibition Center. A third nearby Silver Line stop is located on Seaport
Boulevard, near the new Moakley Federal Courthouse.

Proposed Dimensions of Structures. Pursuant to the PDA Master Plan, the existing
Building is deemed to comply with the Code. No mandatory yard setbacks or stepbacks, other
than those required by this Plan for the new office penthouse, apply to the Project. The only
other dimensional regulations applicable to the Project are those of height and FAR, as set forth
in the PDA Master Plan.

Building Height. The Project’s maximum height will be 110 feet, and it will
contain up to eight (8) stories, both as measured from A Street. For purposes of this Plan,
rooftop mechanical equipment, whether or not screened, penthouses normally built above the
roof and not used or designed to be used for human occupancy, and structures and facilities
providing access to rooftop space will not be included in calculating building height, provided
that such structures and equipment do not exceed in the aggregate one-third of the floor area of
all building rooftops.

The PDA Master Plan provides that additional stories may be added to the Building,
consistent with the following provisions:

Rooftop additions to an Existing Building must (i) be equivalent to no more than
ten percent (10%) of the Existing Building’s preexisting gross floor area as set
forth in Table 2, above (i.e., without consideration of any new gross floor arca
added pursuant to this section), (ii) be set back from the cornice line of the
Existing Building sufficiently to minimize, and eliminate where feasible, visibility
from nearby streets, and (iii} add no more than two (2) stories.

The proposed office penthouse addition will have a gross floor area of up to five thousand seven
hundred fifty (5,750) square feet, or less than ten percent (10%) of the Building’s gross floor area
of approximately fifty-eight thousand (58,000) square feet.' As described herein, the addition

! Table 2 to the PDA Master Plan mistakenly ascribes a gross floor area of 44,000 square feet to the Building. Properly
measured, the existing Building has a gross floor area of approximately 58,000 square feet. The Table 2 measurement appears to
consider only those portions of the Building above grade at Summer Street, yet the ground floor facing A Street is a “story”
pursuant to the Code, so that its floor area must be included in the Building’s gross floor area measurement. Depending on
whether all of its area is devoted exclusively to uses accessory to the operation of the structure or otherwise excluded from the
Code’s definition of gross floor area, portions of the basement may constitute additional gross floor area under the Code.
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will be consistent with the FAR limit applicable to the Site. This proposed penthouse, which will
consist of a single story of occupied space, will be set back one column bay from the Building’s
cornice lines along Summer and A Streets so as to minimize visibility from nearby streets. The
addition’s cornice line may be visible from the far side of the sidewalk on the opposite side of
Summer Street. In addition, a smaller mechanical penthouse may be located above the single
additional story of occupied space, but such mechanical areas do not factor into the calculation of
building height, or constitute a “story,” pursuant to the Code. Other than the foregoing
provisions, the penthouse addition is not subject to any height restrictions.

Floor Area Ratio. The Building and Site are not subject to a maximum FAR
except as set forth in the Proposed Density section, above. Internal renovations that do not
change the Building’s exterior dimensions, but which may change the Building’s Gross Floor
Area, as currently defined under the Code, e.g., the conversion of all or a portion of the basement
level to off-street accessory parking use, will be deemed not to change the Building’s gross floor
area or FAR for purposes of the PDA Master Plan and will be deemed to comply with this Plan
and Code.

Public Benefits. The public benefits of the Project include the following:

¢ Rehabilitating and enhancing an architecturally-distinguished, early-twentieth-century
mercantile building originally built by the Boston Wharf Company, saving its historic
facade from further deterioration and upgrading its life safety systems to contemporary
standards;

¢ Upgrading a circa 1904 building’s windows, climate control, mechanical, and other
systems to make the building eligible for LEED certification;

¢ Incorporating environmentally-sustainable construction techniques and systems designs
into the Project, including the incorporation of a high degree of recycled content
materials into the interior design;

» Creating approximately 20-25 construction jobs through the rehabilitation of the existing
Building’s facade, complete interior renovation of the Building, and addition of an office
penthouse and associated Site improvements;

e Relocating approximately 160 new, full-time design professional jobs to the City of
Boston by creating the new world headquarters of ADD Inc, an award-winning
architecture and design firm;

o Creating an unknown number of additional full-time jobs for employees of other building
tenants;

¢ Strengthening the historic fabric of Summer Street by restoring and renewing the full
occupancy of an attractive building midway between Fort Point Channel and the Boston
Convention and Exhibition Center (“BCEC”);

¢ Advancing the PDA Master Plan goal of enhancing the vitality of the South Boston/100
Acres area by activating Summer and A Streets with office worker and visitor foot traffic;

* Generating increased real estate and sales tax revenues for the City of Boston; and
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e Contributing to the overall development of the newly-adopted 100 Acres PDA Master
Plan area.

The foregoing Project elements are approved as satisfying the public benefits
requirements of the Code.

Groundwater Conservation Overlay District. On April 25, 2007, while the Project
was undergoing review by the BRA, Article 32 of the Code, the Groundwater Conservation
Overlay District (“GCOD”), and the associated Groundwater Conservation Overlay District map
were amended to extend the GCOD to additional areas of the City. The Project Site and the
surrounding area, including much of the South Boston/The 100 Acres PDA Master Plan Arca
now are within the GCOD. This Development Plan supersedes the procedural requirements of
Article 32 that a Proponent obtain a conditional use permit from the Zoning Board of Appeal.

As detailed below, the Project fully complies with the substantive requirements of the GCOD.

The GCOD’s scope is limited within the new expansion areas. Section 32-4, as amended,
now provides that only the applicability criteria of subsections 32-4(a) and (b) apply to projects
within these new areas. These subsections provide that a Proposed Project in these new areas is
subject to the requirements of Article 32 only if it involves:

(a) the erection or extension of any structure, where such new structure or extension
will occupy more than fifty (50) square feet of lot area; or

(b) the erection or extension of any structure designed or used for human occupancy
or access, mechanical equipment, or laundry or storage facilities, including garage
space, if such construction involves the excavation below grade to a depth equal
to or below seven (7) feet above Boston City Base (other than where such
excavation is necessary for, and to the extent limited to, compliance with the
requirements of this article.

Subsection 32-4(a) does not apply: the Project will not occupy more than fifty square feet of
additional lot area. The only extension of the building will be the penthouse, discussed above,
which will sit atop a portion of the existing Building,

Subsection 32-4(b), however, does apply to the Project because the rehabilitation of the
existing Building will involve the construction of a new elevator which will require excavation
below 7 feet above Boston City Base (“BCB™); the finished elevator pit’s floor will be
approximately 6 feet above BCB. The building’s existing elevator does not serve the basement
level and is more suited to the movement of freight than passengers. In order to comply with
Massachusetts Architectural Access Board regulations and the Americans with Disabilities Act,
the Proponent plans to remove the existing elevator and install a new elevator at another location
in the building, where it will provide access to all floors. The pit is required as a safety feature
for the elevator, to provide a place of refuge for repair and maintenance personnel if the elevator
were to move downward unexpectedly during a service call. The elevator pit will not contain
any electrical or mechanical equipment.

Section 32-6 of the Code sets forth the standards for obtaining a conditional use permit
for those projects subject to the GCOD requirements. The last paragraph of that section provides



that only subsection (b) of Section 32-6 applies to proposed projects within the areas newly
subject to the GCOD, e.g., to this Project. The Project complies with the requirements of
Subsection 32-6(b), that the applicant must show that the proposed project will result in no
negative impact on groundwater levels within the lot in question or adjacent lots, subject to the
terms of any (1) dewatering permit or (i) cooperation agreement entered into by the Proponent
and the Boston Redevelopment Authority, to the extent that such agreement provides standards
for groundwater protection during construction.

Section 32-6 of the Code further provides that, “The Applicant shall demonstrate that the
Proposed Project meets the requirements of this section by certification from a Massachusetts
registered engineer or other expert or authoritative body recognized by the Board of Appeal.”
The Proponent has provided engineering drawings (copies of which are attached as Exhibit F) of
the proposed elevator pit showing construction details including the waterproofing layer that will
be applied to the entire interior surface of the elevator pit. The elevator pit will not have a pump
and is not designed to intercept groundwater, nor will it do so. The drawings are accompanied
by a certification from a Massachusetts registered engineer stating that, as designed, the elevator
pit will have no negative impact on groundwater levels at 311 Summer Street or adjacent lots, If
the Project requires a dewatering permit or a cooperation agreement with the BRA, the
Proponent will comply with any groundwater protection standards set forth in such a document,

In addition to compliance with the foregoing GCOD-specific requirements, Article 32
requires that projects subject to the GCOD must comply with the requirements of Article 6 of the
Code. The Project complies with the requirements of Section 6-3 because (a) the specific site is
an appropriate location for such use, (b) the use will not adversely affect the neighborhood, (¢)
there will be no serious hazard to vehicles or pedestrians from the use, (d) no nuisance will be
created by the use, and (¢) adequate and appropriate facilities will be provided for the proper
operation of the use.

Because the GCOD applies only to those portions of the project extending below 7 feet
above BCB, the foregoing conditions apply to the elevator pit, but not to the entire project. The
proposed elevator is a conforming use and the proposed location is appropriate, both in terms of
building operation and avoiding impacts on groundwater. The use will not adversely affect the
neighborhood, and will not create a nuisance. The presence of an elevator pit below the
basement of the existing building will not pose any hazard to vehicles or pedestrians. Adequate
and appropriate facilities will be provided for the proper operation of the elevator.

Section 6-4 of the Code allows for the impositions of additional conditions and
safeguards, such as increased yard requirements, screening of parking areas, modification of the
exterior features or appearance of the structure, limitations on the number of occupants or hours
of operation, regulation of access drives and other traffic features, or requiring off-street parking,
The construction of a small elevator pit beneath the basement of the existing building does not
warrant the imposition of any such additional conditions or safeguards.

The Proposed Project is not subject to the sections of Article 32 requiring to the use of
groundwater-retaining paving, or systems designed to capture and infiltrate rainwater into the
ground, because the Project Site is not located within the initial, core GCOD area. Nonetheless,
the Proponent proposes to include such measures in the portion of the Site along A Street.

-9-
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Currently, that area is covered completely with impervious pavement. As shown in Exhibit C,
the Proponent intends to replace much of the existing asphalt with pavers, to allow rainwater to
infiltrate to the ground. The proponent is working with the Boston Redevelopment Authority,
the Crossroads Initiative, and other City agencies on the development of plans for the portion of
A Street between the Summer Street overpass and Melcher Street. These plans may include a
new sidewalk along the 311 Summer Street side of A Street, with street trees and associated tree
wells that would provide for further rainwater infiltration. The design of the A Street portion of
the Site may continue to evolve as ground floor tenants change or in response to other
neighborhood developments.

Project Approvals. Pursuant to the PDA Master Plan, the Project is subject to the
Article 80E Design and Site Plan components of Small Project Review, and to review by the
Boston Landmarks Commission,

The Project is located within the Piers Zone of the South Boston Parking Freeze, pursuant
to 310 CMR 7.33. Permits from the Boston Air Pollution Control Commission will be required
if any new off-street parking spaces are created at the Site.

BRA Development Review Procedures. The Schematic Plans for any portion of the
Project are subject to review and approval by the BRA in accordance with its Development
Review Procedures. The final Project plans, as approved by the BRA pursuant to these
Development Review Procedures, will be deemed to be consistent with this Plan and to have
addressed all design requirements of the Code, including, without limitation, the PDA Master
Plan and the underlying zoning, which will be deemed to include the Groundwater Conservation
Overlay District.

Written requests for specific, minor modifications to the Project’s design, consistent with
the height and density limitations set forth herein, including, without limitation modifications
that affect site improvements, exterior facades, or the roofscape, will be subject to the written
approval of the Director under this Plan without further BRA action.

The signage program for the Project will be subject to design review by the BRA, and
any “sign” (as defined in the Code) approved as part of such review will be deemed to be in
compliance with this Plan and Code. Any wireless communications equipment (i.e., antennas)
that is visible from the exterior of the Building also will undergo BRA design review, and such
equipment, when approved, will be deemed to comply with this Plan and Code.

Development Schedule. Building facade rehabilitation activities are expected to begin
in the second or third quarter of 2007. Project construction, e.g., construction of the office
penthouse, new rooftop mechanicals, and interior renovations, is anticipated to begin in August
0f 2007. The target date for completion of the Project is the second quarter of 2008, but
completion of the Project, or any Project Component, will depend upon continued market
demand for the uses contemplated, the availability of construction labor and materials, and
stability in the larger economy.

This Plan approves: (i} construction of the Project Components in multiple phases or
sub-phases, which phases or sub-phases may proceed sequentially or simultaneously, depending
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on market demand, construction sequencing strategies, and other factors; (ii} interruptions
between completion of such phases or sub-phases and commencement of construction of the next
phases or sub-phases; and (iii) construction of the infrastructure improvements, including
portions of the Project garage, in phases as the Project proceeds.

Applicability. Consistency of the Project with this Plan constitutes compliance with the
dimensional, use, and other requirements of the Code, in accordance with Section 80C-9 of the
Code.

Amendment of Plan. Any owner of the Project or of an individual Project Component
may seek amendment of this Plan as to the Project or such Project Component in accordance
with the procedures prescribed by the Code, without the consent of any other Project Component
owner(s). In the event that any amendment affects the overall compliance of the Project with
this Plan, this Plan will be deemed amended with respect to the Project as a whole to the extent
necessary for the overall Project to comply with this Plan without requiring any modification of
the requirements of this Plan as to any other Project Components.

Proponent’s Obligations to Proceed with Project. Notwithstanding anything set forth
herein to the contrary, under no circumstances will the Proponent be obligated to proceed with
all or any portion of the Project. If the Proponent proceeds with the Project, the Proponent will
satisfy the public benefit obligations described above.

-11 -
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Exhibit A

Legal Description of Site

Beginning at a point at the intersecting corner of the southerly side of Summer Street and the
casterly sideline of A Street;

S58°42°39"E by said Summer Street, one hundred four and 45/100 feet
(100.45%); thence,

S31°20°34°W by land now or formerly of the Boston Wharf Company by a
line running through the middle of a brick partition wall, on
hundred and 00/100 feet (100.00%); thence,

N58°42°41"W by a private passageway known as Pastene Alley, one hundred
one and 49/100feet (101.49"); thence,

N29°38°41"E by the easterly sideline said A Street, one hundred and 04/100
(100.04) to the point of beginning.

Being identified as Parcel 0602763000 in the records of the Assessing Department of the City of
Boston.

-11 -



]

.
|
¢

[

[E——

Surve

In

———
[ E——
Intemztional Land Services

St

T

L)

g
ey coordinated, but not perfarmed, &

This sur

R———

-

.

s

This survey coardinated, but not pedomed. by fnfemational Land Sendeag, [nc, Survay ohtalned from and caniljed io by a fand surveyor BcensadIn the stale pr

LEGAL DESCRIPTION

[1[[7me DESCRIPTION)

All of tot B as ahown on the Subdivision Plan datetl_____ and recorded with the Sutfolk County Reglotry of Deods at
Book____, Page. bounded and described as follows:

Baglnning at # polnt at the In

ing comer of the

slde of Summar Strast and the anstarly slda af "A™ Straat;
S5B°42'39E" by sald Summer Street, ono hundred four znd 451100 feat {104.45'); thenos,

BIVPOBAN by Fnd sew e formerly of e Boutun Whart Company ki o e unning through the middie of x bdol pastitlan
\woll, nne kundrest #nt 41180 foot (TAD.087: thanide,

RS ALETW" iy & privats persageeny #ovin su Dastenn Allap, uie hondred ene and 4090 fur {$51.4%) feay; thanwe,
RIS SME” by nald W& Stroal, oha Bundred and 340100 #0402 (TRO.0KY te the polit of heginning.
FUGETHER WHYH righta contalned In the follvwing

A P "
Repity, 4.6, dsted 28, 005 and
Gaunty Reglstry of toHs.

hg o betwean WR008 BYH I Beelly, 13,4, wd WEGGS BWH B
28, HG0E ot Book IBYIG, Fage 518 with the Saloln

B, Party Wall Ayresmaent by and tuiwans WIGHS W B Realty, LA.C. and WRGDS AW 32 Reoity, Li.O. dxted Bocembisr
P8, FB0S and rocordod at Book JOTI, Page | with the Sulfolk Caunty ftegistry of Dogdn.

3]
( NOTES CORRESPONDING TO SCHEDULE "B"; . \

Toking by tha of
Prgo 348, (AMucs Parcol e

SCHEDULE 'B' ITEMS )

recarded with sald Deeds, Book 21262,

Rights of othess to use streata and passsgeways shown on tha plan rafermed ta ln Sehodule A mmﬂ (Rtfots
Parcel 42, Parcel 138, Parcel 14B snd Parcsl 1BA). Cannot b shown as k Is lankat b natur.

{7} Sewsr rights sat forth In [nstrument daten December 3, 1692, recorded Book 2154, Page 140 glven by Tha Boaton
Wharf Campany fo The ity of Boston. (Affacts Parcal 12, Parcel 138, Parcel 14% and Parcel 154), Jannot ba
shown a3 1t I3 blanket In nature,

@ The following rights In varlous ntrowts and prasagewnys for sewer, water andior slope eazements, granted toor
acquired by “Tha CHy of Beslon, o witt

#, tolay and maintain water pipos In A strast, by deod datad Keptember 25, 1044, ressided In
Book 2392, Page 373 (Atfects Parcel 12, Parcel 128, and Parcel 148). Cannot ba ehown as s
blanket In nature,

Rights résarved Ly the Cammaiwanlth of Maoaachusctts to apprave Jaying and bullding of sewers a3 set forth In
agracmant dated July 21, 1849, recorsad Book 470, Page 12, (Affecis Parcel 12, Parcel 138, Parcel 148 and
Parcol 1EA}. Cannotbe shown as H ks blanket n hatura.

Rights and ensements granted by Boston Whar Company to Boston Edison Sompany by Insirunsart daled
21, 1978, th sxid Deeds n Page 412 (Affects Parcel 12 and Parcal 13B). Cannot
e shown as H is blanket in naturs.

Hotice of Leass with MacBrogor Group, Inc. for portions af 321 Summer Girast reconded b Book 25389, Page 292,
{AlTects Parcef 138) Ganrol be shrwn o3 It Is blankot In nature.

Hetlen of Lansa with Extrapiiss Group, fae. fof porilons of 321 Summer Street recarded In Book 26748, Page 1.
{Atfocts Parost 13B). Cannol be shawn &k it b Blankal In nature,

Easement from Boston Wharf Go. o Boston Edisan Company aifestiig & pHvite passagewsy Knows as Bastons
Alley, recarded In Book 25428, Page 310. (Affacts Parcel 138]. Eannot be thown ax k ks blanket In naturs.

Declaration of and by and batween W2005 BWH 0 Realty, LLC, ard W2005
BWH ¥l RenHy, knkC. dated December 28, 2005 and recorded Decambaer 29, 2005 In Book 25779, Papl M0,
(Atlects Parce] 13B). Cannot be shown as 1t Is blanksi In nature.

Party Wall Agreamant by and batwean W200S5 BWH Il RaaHy, LL.C. 3nd W2005 BWH B Realty, LL.C. Hll!d
Dacembar 28, 2005 and recarded December 29, 2003 In Book 30700, Page 1. (Altects Parcel 138}, Gannat be
shown as K Te hlankst in naturs.

. S

L4 | ISURVEYOR CERTIFICATION)

('[‘lns survey is made for the benefit off . \

Cilizens Bank of Massachusetts, First American Title Insurance Company, 33 Summer Sirect, LLC and CIBC
Ing., and its respective sugcessors assigns

1, Timothy R. Benncty, Profissional Land Surveyor do horchy contify to the afaresaid partics, as of the date set’
forth above that 1 have made a careful survey of a tract of tand described herean.

Al ofIot B ax shawn on the Subdivision Plan dated,
Deeds al Book. . Page

and recorded with the Suffolk Courity Registey of

1. Thisis to certify thal this map or plat and the survey on which it is based were made in accordance with
the "Mirimum Standard Detail Requirements for ALTA/ACSM Land Title Surveys,” jofntly cstablished and -~
adopted by ALTA and NSPS it 2005, and includes [ters | (excepl for siales that require record menument;
plating}, 2, 3, 4, &, Ha), 7(b)(1). 7(ck 8,9, 10, 11(w) 13, 14, arl 19(a) (T the axrent possible, praphicaily
depiet on sprvey: driving e Zoning setback lines) . 19(b)(Observable evidence of earth moving work, building
constrction of huilding odditions within recent mosiths) of Teble A thereof. Pursuant io the Accuracy
Standards a5 adopted by ALTA znd NSPS and in effect on the date of this cenification, undersigned further
cenifics that in my professional opinion, as a land surveyor registered in tie State of MA, the Positional
ungertainties resulling from the sunvey measurcments made on the survey do not exceed the altowable

#311 SUMMER STREET

(BEING A PORTION OF PARCEL 13)
(PORTION OF LOT B)

| 2 ” TITLE INFORMATION )

a THis Description and Schadule B itams hareon are from Firat Amerocan
Title ALTA Ho. HCS-2684763-B081
doted Oetobar 25, 2008

|12"PARKING INFORMATION ) ‘ Ve

0 STANDARSD SPACES
0 HANDICAPPED SAACES
@ TOTAL SPACES

OF
BOSTON

Point of
Beginning

AUTONATIC
SPRINKLER
FEED

#319 "A° STREET
PARCEL CE0Z761000

Pasitienal Toterance.

2. The aceompanying survey was made on the ground and accuralely shows the location of all visible

|15” BUILDING HEIGHT )

BOSTON WHARF CO., GPS

buildings, struciurcs and other visible improvements simated on the above premises; (here ere no visible
cicroachments on the subject property or upen adjacent land abutling said property except a5 shown hereon and
was urade in accordance with laws andfor Minimum Siandards of the State of MA. .

3. The propenty described hereon is the same as the properly described in Exhibit A Commitment Na.
NCS-261763-BOS1 with an cffective date of October 25, 2006 and that all cazemeintz, covenants and resirietion
referenced in said tile commitment or apparent fem a physical inspection of Lhe site or oilienwise known to me
heve been plotted hercon or otherwise noted as to their effect on e subject property.

4. Safd described property is located within an area haviog a Zone Designation "C* by the Fedeml
Ervergency \dmwgv.-mzm Agency (FEMA), on Flood Insurance Rate Map No. 11-D, with a date of

HEIGHT: 24.7

I 5 ” FLOOD INFORMATION )

|19|| SURVEY AREA )

6 STORY
BRICK “BUILDING

ALSO KNOWN AS
323 "A" STREET

BOSTON ASSESSING

for C Try MNo. 250286, in Suffalk Coumy. State of MA, which is the current
Flood Insucance Ratc Map for the community in which said premises is situated.

|14 " BUILDING AREA

THIS PROPERYY IS [N ZONE “C” OF THE FLOOD
INSURANCE RATE MAP, COMMUNLTY PANEL NO.

5. 7The Propeny has direct access 10 A Street, a dedicated public street ar highway,

6. The total rumber of swiped parking spaces on the subject pro?cny is 0. Ineluding 0 d«si.g‘l‘llatcd handicap
sPaces,

Professional Surveyor No. 36856

. L/

11-2-30 AND 1S NOT IN A SPECIAL FLOOD HAZARD
AREA. NO FIELD SURVEYING WAS PERFORMED TO
DETERMINE THIS ZONE AND AN ELEVATION
CERTIFICATE MAY BE NEEDED TO VERIFY THIS

FEDERAL EMERGENCY MANAGEMENT AGENCY. ZONE
"G™ DENOTES AREAS QF MINIMAL FLOODING,

290286-0041-D, WHIGH BEARS AN EFFECTIVE DATE OF BUILDING FACE ENGROACHES 0.3 ONTO PASTENE
ALLEY AS SHOWHN
3.5" x 15' SEGTION OF ABUTMENT WALL ENCROACHES

OETERMINATION OR APPLY FOR VARIANCE FROM THE

( KEY TO ALTA-SURVEY )

[,

[Z]] rmecescarnon Y} |5]]

noonwmamﬂmI ) | ] " LEGEND

PARKING
METER (2)

PER" CITY OF

DEPARTMENT

#321 SUMMER STREET
BARCEL DE02764000
BOSTON WHARF CO., GPS

| 7 || POSSIBLE ENCROACHMENTS)

ONTO THE PROPERTY AS SHOWN

|2H TITLE IRFORMATION ) E6" CEMETERY

) Efﬁ" BABIS OF BEARING ) ,,’4"

woseen ) [ sewe ) I_”

 CEMETERY )

BURDING AREA ) |[8"cw{r INFDRMA“MBOX)

BENNE'TT ENGINEERING

ENGINELRING. 8 DEVELDFPWENT SERVECES:

l.?H sHsbULE B IEMS ) If"mlaumcwuw:) [H] sumvevomsnores ) [#5]] _suome vewarr ) |,'_9|| SURVEY AREA )

FQ EDK‘ZB? L (302 DABA08 I 4 IL ) | 8 II ) |I2II

) II'5|I VIEINTTY AP

ITHERE |chv|slaLE“" oF

) lgg” PROPOSED EASEME@

Tl
SAGAMORE BEACH. MAG2562  Fax (505) BAS486T

the stale property Is Ioéated,

PROPERTY, )

EON [his survey coominalad. bul nol peformad, by Intamational Land Servicas. In rvey phia

NORTH

VICINITY MAP

\ NOSCALE

Lo

LEGEND

l 8 ” ZONING INFDRMATIGN)

rﬂiTBAEKB ) \

FRONT - none
SIDE - none
RFAR - none

HEIQHT = none
BULK -1.97 (4.0 max}
ZOME - M3 {RESTRICTED MANAFACTURING)

D PARKING STALL FOR EVERY 0,000 SQ. *T.
OF FLOOR SPACE

ALL SITE REATRILT[ONS WERE OBTAINED PER
ZOMING REGULATIONS, CITY OF BOSTON

ZOMING DEPARTMENT - Jaff Hampton, Senlor

Zonlng Flanner {617} 918-4308 )

\ .
|1 0” BASIS OF EIEARINGj

THE BEARING $58°42'39'E BEING THE LINE OF SUMMER
STREET AS SHOWN ON A PLAN TITLED "PLAN OF LAND N
BOSTON, MASS, (BOUTH BOSTON DISTRICT) SUFFOLK
COUNTY", DATED MAY 25, 1978 BY BOSTON SLRVEY
CONSULTANTS, INC. AND RECORDED IN SUFFOLK,  ~

o
&
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(_ CO0OF  MEASUREDOISTARCE
DOD.00°  REGGRD DISTANCE

GRATE BOUND
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STRRET ERM

WATER GATE

WATER GRIE
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UGHT ROST
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HAND HOLE

PROPERTY LINE

REGISTRY OF DEECS PLAN BOOK 8130 PAGE 550 WAS
LSED AS THE BASIS OF BEARING FOR THIS SURVEY.

|11” SURVEYOR'S NOTES )

f,L Nc abservable avidenca of earlh maving work, bullding w"!lluh'ﬂur!_\
or bullding additions within recent months.

2. No cbservable svidenca of changesin street rght of way lines
completed, and avalable from the sonirolling Jurisdiction and no
observahra evidence of recant street or sidewalk construction or

repalrs,

. No observable ewdenng af slie use as a solld waste dump, Sumpor
sanftary landfil.

. Property has physical atcess to Summer Street, A Stragd, and Pastens
Hley.

541 within the and ather localed
elsewhere hereon, related to: klillles, mprovemnens, stuctures,
buldings, party walls, parking, eagements, servitudes, and
encroachmenis; are bagsad solely on above ground, visible
evidence, unless another source of infarmation Is specifically
raferenced hereon,

u

.

. | S

|20 ” PROPGSED EASEMENTS)

EASEMENT A: A PROPOSED PARKING EASEMENT.
EASEMENT B; A PROPOSED PARKING EASEMENT.
EASEMENT C; A PROPOSED UTILITY EASEMENT.

EASEMENT O; A PROPOSED PARKING EASEMENT.
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Exhibit E
Permitted Uses of the Site
The following uses will constitute “Office Uses™:

o General office use.

¢ Agency or professional office (including without limitation offices of professional
persons, such as accountants, architects, attorneys, dentists, or physicians, or real estate,
insurance, or financial service institutions, or other agency office).

e (ffice of wholesale business.

“Retail/Service Uses” will include but not be limited to the following;:

e Bakery.

e General retail business.

» Local retail business.

o Barber or beauty shop.

e Shoe repair.

e Tailor shop.

e Photocopying establishment.
¢ Dry-cleaning shop.

e Automatic teller machine.

s Bank.

¢ Adult education center.

o Community center.

e Day care center.

e Art gallery.

e Artuse.

o Fitness center/health club/spa.

e Facility providing computer access.

“Restaurant Uses” will include but are not limited to the following;

¢ Restaurant, with or without live entertainment.

-17 -
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Take-out Restaurant, Small.?

o Take-out Restaurant, Large.’

e (Caterer’s establishment.

The following uses will constitute “Parking and Loading Uses™:

s Parking accessory to any Project use.

e Loading bay uses.

The following uses will constitute “Accessory Uses™:

Any use accessory or ancillary to, and ordinarily incident to, a lawful main use,
provided that such use is not specifically forbidden by this Plan, including but not
limited to the following:

Accessory cafeteria,

Accessory automatic teller machine.

Accessory outdoor café.

Accessory day care.

Accessory storage of flammable liquids and gases incidental to a lawful use.
Accessory personnel quarters.

Accessory fitness center/health club/spa.

Accessory storage related to any permitted use.

2 Small: total gross floor area not exceeding 1,000 square feet per Restaurant.
* Large: total gross floor area of 1,000 or more square feet per Restaurant.
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Project Team Members
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Developer/Owner

311 Summer Street, LLC
c/o ADD Inc

210 Broadway

Cambridge, MA 02139
Attn: Larry Grossman, AIA
617.234.3100

Architect

ADD Inc

210 Broadway

Cambridge, MA 02139
Attn: Larry Grossman, AIA
617.234.3100

Construction Manager

Shawmut Design and Construction
560 Harrison Avenue

Boston, MA 02118

Attn:  (617.622.7000)

Construction Manager

Shawmut Design and Construction
560 Harrison Avenue

Boston, MA 02118

Attn:

(617.622.7000)

Legal Counsel

Brennan, Dain, Le Ray & Wiest, P.C.

129 South Street

Boston, MA 02111

Attn: Charles N. Le Ray, Esq. (617.542.4880)
Donald W. Wiest, Esq. (617.542.4874)

Historic Rehabilitation/Tax Credits
Epsilon Associates, Inc.

3 Clock Tower Place, Suite 250

Maynard, Massachusetts 01754

Attn: Douglas J. Kelleher (978.461.6259)

Traffic Consultant

Vanasse Hangen Brustlin, Inc. (VHB)
101 Walnut Street

Post Office Box 9151

Watertown, MA 02471

Attn: David Black (617.728.7777)
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Development Plan for 311 Summer Street
within Planned Development Area No. 69, The
100 Acres ‘

Boston Redevelopment Authority on behalf of
311 Summer Street LLC

DEVELOPMENT PLAN
For
311 SUMMER STREET
Within
PLANNED DEVELOPMENT AREA NO. 69

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 Development Plan for 311 Summer Street within Planned
Development Area No. 69, The 100 Acres, dated June 20, 2007, and approved
by the Boston Redevelopment Authority on May 8, 2007.

Planned Development Area No. 69 was designated on “Map 4, South Boston” of
the series of maps entitled “Zoning Districts City of Boston” dated August 15,
1962, as amended, by Map Amendment No. 468, adopted by the Zoning
Commission on January 10, 2007, effective January 10, 2007.



Development Plan for 311 Summer Street within Planned Development Area No. 69, The
100 Acres, South Boston

Chairman Q ZO % —
Vice Chm%gei@\gﬁ%
M/

In Zoning Commission Adopted: June 20, 2007




Development Plan for 311 Summer Street within Planned Development Area No. 69, The
100 Acres

DM

Mayor, City of Boston

Date; ¢ / J"O,A""

The foregoing Development Plan was presented to the Mayor on T € X

and was signed by him op—-{”g.;&té' 20, SO0™ , whereupon it became effective on
20, SOC 2 in accordance with Section 3 of Chapter 665 of the Acts of 1956,

as amended.

Attest:




Development Plan for 311 Summer Street
within Planned Development Area No. 69, The
100 Acres

Boston Redevelopment Authority on behalf of
311 Summer Street LLC

TO THE ZONING COMMISSION OF THE CITY OF BOSTON:

The Boston Redevelopment Authority, acting under Chapter 665 of the Acts of
1956, as amended, and under Section 3-1A of the Boston Zoning Code, hereby
petitions the Zoning Commission of the City of Boston for its approval of the
Development Plan for 311 Summer Street within Planned Development Area No.
69, The 100 Acres, dated January 10, 2007, approved by the Boston
Redevelopment Authority on August 10, 2006, by the Zoning Commission on
January 10, 2007, and effective January 10, 2007.

Planned Development Area No. 69 was designated on “Map 4, South Boston” of
the series of maps entitled “Zoning Districts City of Boston” dated August 15,
1962, as amended, by Map Amendment No. 468, adopted by the Zoning
Commission on January 10, 2007, effective January 10, 2007.

Petitioner:  Boston Redevelopment Authority

By:

Paul L. McCann, Acting Director

Address: City Hall/9™" Floor

Boston, MA 02201-1007

Tel. No.: 722-4300, ext. 4308

Date:

as authorized by the BRA Board on May 8§,
2007



BOARD APPROVED

MEMORANDUM MAY 8, 2007

TO: BOSTON REDEVELOPMENT AUTHORITY AND
PAUL L. McCANN, ACTING DIRECTOR

FROM: THOMAS MILLER, DIRECTOR OF ECONOMIC DEVELOPMENT
HEATHER CAMPISANO, DEPUTY DIRECTOR FOR DEVELOPMENT
REVIEW
DAVID CARLSON, SENIOR ARCHITECT
KRISTIN KARA, PROJECT MANAGER
BRAD WASHBURN, SENIOR WATERFRONT PLANNER
KAIROS SHEN, DIRECTOR OF PLANNING

SUBJECT: 311 SUMMER STREET PROJECT, 311-319 SUMMER STREET - PUBLIC
HEARING TO CONSIDER THE DEVELOPMENT PLAN FOR THE 311
SUMMER STREET PROJECT, PARCEL Az, WITHIN PLANNED
DEVELOPMENT AREA NO. 69, SOUTH BOSTON/THE 100 ACRES

SUMMARY: This Memorandum requesis that the Boston Redevelopment Authority
{the “ Authority”): (i) approve the Development Plan for 311 Summer
Street, Parcel Az, to be located within Planned Development Area No. 69,
South Boston/The 100 Acres ("PDA No. 69”) in accordance with Article
80C of the Boston Zoning Code (the “Code”), and (ii) authorize the Acting
Director to: (A) issue a Certification of Consistency pursuant to Section
80C-8 of the Code upon completion of the Article 80 review process for
the Proposed Project; (B) issue a Certification of Approval for the
Proposed Project, in accordance with Article 80E, Small Project Review of
the Code; (C) petition the Boston Zoning Commission (the “Zoning
Commission”) for the approval of said Development Plan; and, (D) take
all actions and execute all documents necessary and appropriate by the
Acting Director in connection with the foregoing.

BACKGROUND

On March 7, 2007, both an Application for Article 80E Small Project Review

(“ Application for Small Project Review”) and a Development Plan were filed by 311
Summer Street LLC (the “Proponent”), with the Authority for a project to be located at
311-319 Summer Street (a/k/a 323 A Street) on a parcel of land totaling 10,305 square
feet that includes an existing, approximately 58,000 square foot, early 20t century
mercantile building (the “Project Site”) that was originally a coffee roasting and
packaging facility for the Dwinell-Wright Company. The principals of ADD, Inc,, the



architectural and design firm which will be the primary tenant of the Project Site,
formed the Proponent to acquire the 311 Summer Street and undertake this project. The
Project Site is located within the Fort Point District and the boundaries of the Master
Plan for Planned Development Area No. 69, South Boston/The 100 Acres (the “PDA
Master Plan”). Specifically, the Project Site is identified as Parcel A; in the PDA Master
Plan and is bounded by Summer Street to the northeast, A Street to the northwest,
Pastene Alley, a private way, to the southwest, and a nine (9) story building located at
321 Summer Street to the southeast. The surrounding neighborhood, much of which
was developed by the Boston Wharf Company, has evolved over the past century from
primarily warehouse and industrial uses toward a mix of uses including commercial,
retail, office, artist live/work units, and residential uses.

PDA MASTER PLAN BACKGROUND

The PDA Master Plan is the result of an extensive public process. Many of the essential
components of the PDA Master Plan were first articulated in the City of Boston’s
February, 1999, Seaport Public Realm Plan, which envisioned the Fort Point Channel as
a great public space between Downtown Boston and the South Boston Waterfront, and
cailed for a vibrant, 24-hour, mixed-use neighborhood incorporating a significant
residential component. Six years of subsequent collaboration among residents,
property owners, City and Commonwealth agencies, and other interested parties
culminated in the Fort Point District 100 Acres Master Plan, which was approved by the
Authority on August 10, 2006. The PDA Master Plan was approved by the Authority
on September 21, 2006, and subsequently approved by the Boston Zoning Commission;
it became effective on January 10, 2007. The PDA Master Plan (i) codifies the planning
objectives, including dimensional and use regulations, public realm improvements, and
design guidelines, outlined in the Fort Point District 100 Acres Master Plan, and (i)
provides for one or more PDA Development Plans to be submitted, to the Authority
and the Boston Zoning Commission, providing more specific information about various
proposed projects and components thereof.

PROPOSED PROJECT

The Proponent proposes to rehabilitate an existing, mixed-use building. The
rehabilitation will include exterior restoration and interior renovation, and a one-story,
approximately 5,700 square foot, stepped back office penthouse addition, and up to
fifteen (15) parking spaces, eleven (11) below grade and four (4) at grade (the “Proposed
Project”). The rehabilitation of the exterior fagades includes repointing the brickwork as
appropriate, replacing missing detail elements and masonry cornice elements,
recladding the copper cornice elements, and cleaning the brickwork. All windows will
be replaced with energy-efficient, double-pane units, most of which will be operable, as
identical as possible in appearance to the originals. After renovation, the basement, the
ground floor facing A Street, and the first floor facing Summer Street, will contain a



mixture of office, retail / service, restaurant, and accessory uses. The new worldwide
headquarters of ADD, Inc., an award winning planning, architecture, interior design,
and branding firm will occupy the upper four (4} floors, as well as portions of the lower
floors. The Proponent also will be seeking LEED certification for the Proposed Project.

The Proposed Project is the first project being reviewed under the PDA Master Plan.
Proposed projects within the boundaries of the PDA Master Plan also are subject to
Boston Landmarks Commission review.

The Proposed Project’s team includes 311 Summer Siveet, LLC as the Proponent/
Owner, ADD, Inc. as the architectural firm (and primary tenant of the rehabilitated
building), Shawmut Design and Construction as the general contractor and construction
manager, Brennan, Dain, Le Ray & Wiest, P.C., as legal counsel, Epsilon Associates in
connection with the historic renovations and tax credits, and Vanasse Hangen Brustlin,
Inc. as the transportation consultant.

The Proponent plans to begin the rehabilitation of the Proposed Project in August 2007
with an estimated completion date in the third/fourth quarter of 2008. Total Proposed
Project costs are projected at approximately $14,000,000.

PUBLIC PROCESS

Upon receipt of the PDA Plan, a legal notice was published in the Boston Herald on
March 10, 2007. A public meeting was held at the Project Site on March 29, 2007. This
public meeting was advertised in the South Boston Online and the South Boston
Tribune. The 30-day comment period in connection with the Application for Small
Project Review was extended to 45-days to coincide with the 45-day comment period
for the proposed Development Plan, which ended on Monday, April 23, 2007.

During the public meeting, representatives from 311 Summer Street .I.C discussed the
Proposed Project with representatives of community groups in the Fort Point District
including Fort Point Artist Community (FPAC), Seaport Alliance for Neighborhood
Design (SAND), and Fort Point Neighborhood Alliance (FPNA). Subsequently, the
Proponent’s representatives met with Peter Agoos (326 A Street), attended a meeting of
the FPNA, and spoke or exchanged e-mails with representatives of FPAC, SAND, and
FPNA. The Proponent also provided copies of the Small Project Review and PDA
Development Plan application materials to community groups and individuals who
requested the materials, and provided electronic copies of the materlals for posting on
the BRA’s website. Letters of support have been submitted by:

» Cameron Sawzin, for the Fort Point Neighborhood Alliance Working Group;
e Frank DiMella, DiMella Shaffer Associates, Inc., an architecture firm with
offices at 281 Summer Street;



o Carolyn Hendrie, AIA, Principal of Bargmann Hendrie + Archetype, Inc., an
architecture firm with offices at 300 A Street;

* Robert H. Baldwin, Jr., Senior Vice President, Paradigm Properties, owner of
263 Summer Street; and

* Young K. Park, President, Berkley Investments, Inc., owner of several
properties within the 100 Acres master plan area.

Four (4) individuals and one (1) organization submitted letters that question

whether rooftop additions in the Fort Point Channel District should be allowed to move
forward while the Fort Point Channel Landmarks District designation process is
underway. Inresponse to the above-mentioned letters, the BRA sent a letter (a copy of
which is attached) to the submitters of the letters to clarify and explain that there are
interim procedures (see attached) for reviewing proposed additions, which the City
established at the beginning of the year, until permanent design guidelines are
established for the Fort Point Channel District.

The BRA also has received copies of letters of support for the Proposed Project
submitted to the Massachusetts Historical Commission in connection with rehabilitation
tax credits for the Proposed Project from:

» Ellen]. Lipsey, Executive Director, Boston Landmarks Commission; and
e Sarah D. Kelley, Executive Director, Boston Preservation Alliance.

COMMUNITY BENEFITS

The Proposed Project will bring a number of benefits to the City of Boston including:

» Rehabilitating and enhancing an architecturally-distinguished, early-twentieth
century mercantile building originally built by the Boston Wharf Company,
saving its historic facade from further deterioration;

e Creating approximately 20-25 construction jobs through the rehabilitation,
interior renovations, and the penthouse addition;

» Bringing approximately 160 new, full-time design professional jobs to the City of
Boston by creating the new world headquarters of ADD, Inc,;

» Strengthening the historic fabric of Summer Street by rehabilitating the existing
building;

¢ Enhancing the vitality of the Fort Point District by activating Summer and A
Streets with office workers and foot traffic; and



» Generating increased real estate and sales tax revenues for the City of Boston.

RECOMMENDATION

It is the staff recommendation that the Authority (1) approve the Development Plan for
the Proposed Project located within PDA No. 69; (2) authorize the Acting Director to
petition the Boston Zoning Commission to approve the Development Plan within PDA
No. 69, in substantial accord with the version presented to the Authority at its hearing
on May 8, 2007; (3) authorize the Acting Director to issue a Certificate of Approval
under Section 80E upon completion of Small Project Review; and (4) authorize the
Acting Director to execute and deliver any and all documents deemed necessary and
appropriate in connection with the Development Plan within PDA No. 69 and the
Proposed Project or any portion thereof, including, without limitation a Boston
Residents Construction Employment Plan and Cooperation Agreement.

Appropriate votes follow:

VOTED: That pursuant to Article 80, Section 80C and Article 3-1(A)(a) of the
Boston Zoning Code (“Code”), in connection with Development Plan for
311 Summer Street project (the “Proposed Project”) within the Planned
Development Area No. 69, South Boston/The 100 Acres (“PDA No. 697),
presented at a public hearing duly held at the offices of the Boston
Redevelopment Authority (“Authority”) on May 8, 2007, and after careful
consideration of evidence presented at, and in connection with the hearing
and the Proposed Project described in Development Plan, the Authority
finds with respect to the Development Plan that (a) the Development Plan
will not be in a location for which Planned Development Areas are
forbidden by the underlying zoning; (b) the Proposed Project in the
Development Plan complies with any provisions of the underlying zoning
that establish use, dimensional, design, or other requirements for
Proposed Projects in Planned Development Areas; (c) the Development
Plan complies with any provisions of the underlying zoning that establish
planning and development criteria, including public benefits, for Planned
Development Areas; (d) the Development Plan conforms to the plan for
the district, subdistrict, or similar geographic area in which the Planned
Development Area is located, and to the general plan for the City of
Boston as a whole; and () on balance, nothing in the Development Plan
will be injurious to the neighborhood or otherwise detrimental to the
public welfare, weighing all the benefits and burdens; and (f) the
Development Plan adequately and sufficiently complies with the Code
Section 80C-4, Standards for Planned Development Area Review
Approval, and otherwise complies with all applicable requirements for a
Planned Development Area as set forth in the Code; and



FURTHER
VOTED:

FURTHER
VOTED:

FURTHER
VOTED:

FURTHER
VOTED:

That pursuant to Article 80, Section 80C-5.4 and Article 3-1(A)(a) of the
Code, the Authority hereby authorizes the Director to petition the Boston
Zoning Commission to approve the Development Plan for the 311
Summer Street project within PDA No. 69, in substantial accord with the

development plan presented to the Authority at its hearing on May 8§,
2007; and |

That the Director be, and hereby is, authorized, upon completion of
continuing Authority design review, and following Boston Zoning
Commission approval of the Development Plan for the 311 Summer Street
project within PDA No. 69, to issue a Certification of Consistency
pursuant to Section 80C-8 of the Code, upon finding that the standards set
forth in the Code section have been met; and

That the Director be, and hereby is, authorized to issue a Certification of
Approval, confirming that the Proposed Project by 311 Summer Street
LLC has complied with the requirements of Small Project Review, uinder
Section 80E, of the Boston Zoning Code; and

That the Director be, and hereby is, authorized to execute and deliver any
and all documents deemed necessary and appropriate by the Director in
connection with the Development Plan for the 311 Summer Street project
within PDA No. 69 and the Proposed Project or any portion thereof,
including, without limitation a Boston Residents Construction
Employment Plan and a Cooperation Agreement.
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