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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-lA 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 "ALTAI 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 SOC 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 ofthis 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 c/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/! 00 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 Az, 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 ofPDA Master Plan Parcel Az. Exhibit I to the PDA Master 
Plan identifies this parcel as eligible for establishment as an individual PDA Overlay District. 

-2-



rl 
. J 

rl . ) 
ll 
' I 
l ) 

f1 
l j 

!l 
I ! 
I J 

I I 
I 

l_J 

L J 

L __ j 

l_ j 

l j 

:_ .J 

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 A2, 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 ofthe 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 A2• 

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/ I 00 Acres district. The Project includes the rehabilitation of the existing five-story 
Building (six and one-half stories along A Street/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 oflocally-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 ofland 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 
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three of these bays; the fourth bay features a doorway inset into the Building's chamfered first
floor comer. 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 areas feature staggered single windows, in contrast with the repeating triple 
windows that characterize most of the A Street fayade. 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 cornice 
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 fayades 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 
fayades, 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 ofland 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 cafe 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 establishes 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 A2• within a PDA Master Plan parcel grouping 
consisting of Parcels A1-A7. 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, ofless 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 I 00 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-street 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 MBT A 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 area 
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. 1 As described herein, the addition 

1 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; 

• 

• 

• 

• 

• 

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; 

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 Charmel and the Boston 
Convention and Exhibition Center ("BCEC"); 

Advancing the PDA Master Plan goal of enhancing the vitality of the South Boston! I 00 
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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• 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 April25, 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 Area 
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 oflot 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 
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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 (i) dewatering permit or (ii) 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 Srnnmer 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, (c) 
there will be no serious hazard to vehicles or pedestrians from the use, (d) no nuisance will be 
created by the use, and (e) 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. 
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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 
of2007. The target date for completion of the Project is the second quarter of2008, 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 

- 10-
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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. 
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ATTACHMENTS 

EXHIBIT A- LEGAL DESCRIPTION 
EXHIBIT B- SURVEY PLAN 
EXHIBIT C- SITE PLAN; GROUND FLOOR PLAN 
EXHIBIT D- PROJECT ELEVATIONS AND FLOOR PLANS 
EXHIBIT E- APPROVED USES 
EXHIBIT F- ELEVATOR PIT DESIGN 
EXHIBIT G- PROJECT TEAM MEMBERS 
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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 
easterly sideline of A Street; 

S58°42'39"E by said Summer Street, one hundred four and 45/100 feet 
(1 00.45'); 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 
(1 00.04) to the point of beginning. 

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

- 11-
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NOTES CORRESPONDING TO SCHEDULE "B": 

Takln9bt'"" c;.,..monwe.olttl <lfllll,...o<~ouo""" Dooartmenlol Hlghwayo,~wlth~ldDeelb,llook112UZ. 
P...., 34!1. (Arfoots Pare<!~ t3B), 

Rlahta cl others to""" street> and pasoageways sl>own on the pion ...,.,..... to In lk:.....,ulo A"""""· (Affaota 
Pa-112, Par~ 13B, Pan:ei14B and Parcel 1M). Cannot h....,_, aalt Is blaolcot hi ._..,.., 

® !".:".: ~!';.:·.~:.,·~~~·!';';'.':'t!.:!:'(:!'c";';".::;:!:,1r8::;.,~:,:~ :~:"~!"::.!:' ,u.:!i.' ~!,", ::"'"" 
ohown as Ills blonl!elln nature. 

@ :::~=:.~·~~·:,~...";:,":;:::and paOHgewaya fer .. _,r, wa,.r and/or olope oo.....,onta, gn~nted lo or 

a, to larand moln,.ln wotor plpu In A ot....., by- dotad lleptamber 25, 1UH, '*"""'O<j In 
Book 2392, P- 373 IAn.cto PatcDI 12, PafCol13B, aod Pa-.1 14BI, Cluonol b<o o!oown ... h Ia 

Monl<et '""""'"" 

Rlghla .-orv0<1 01th& ComMoiWU!alth"' Maeo""h""etl• to appnoYe laying artd b"lldlng o1Rwe"'"" ael !<nth In 
a.....,..mant dated Jutv 21, 1849, reoerdad lklo~ 970, Pogo 11'. (Affe<>la Pan:el 12, ........,. 1311, Paroei14U artd 
Par<oi15A). Cannot b<o shown"" H lo blank.., In ""'"''"' 

® ::::.':.::; ;'1~·;;-;r:!.':!:" ..%.8!i~~=:7.c:::;:i;, :=:1~::"~~'",:,:. 'rz'".:"P'::'!t ":::1. conoot 
be-nas His blon...,ln ........... 

Hotloo el Le...., with MocGrogcw Gt'o\tp, Inc. tor portions of 321 s ..... .,., s_, ,..."""""In Book 253H, PallO 252. 
(Aff""ls Pa..,el UB~ ConO>OI be oh"""' aslllo -olin naluro. 

Hotle<t of Loaso with Exlrapolsa Cr<IUII, fno. for partlono of 3Z'I Summor streol""''"""'" In- :N;14S, P"9"1• 
(Affacts Parool UB~ Cont>OI be oha..., oolt Ia blanl<o1 In .......... 

@ Euem.,tlrom Booton Whatf Co. to Boston Edhon Componr altootlng a p.-a -~known Aa '-"'""" 
Alley, _,.,..,~In Boolt IS<Il!l, Paso 318. IAIIocla PatcDI 138). Cont>Ot be ohowft as It lo blonkotln .. ..,.._ 

@ ::...a:r·.~·~~::!.~~-·:.::;;::::,::~.~~'::".!!.-:=.~::.·2':oW:.!'~:'P='::'! 
(Aflec.b Pare~ 13B~ Caonol be ohown as lila blonkol In natUN. 

@ ::::.:: ::~::n:r=~====2~:~e::;. ~";';,:-;.::~~=:=:.~~~:~-: .... 
ohowo aolt lo blon~ollft noluro. 

14llsURVEYORCERTIFICATION) 

Tills suney IS made for tho bono/it of 

Citi.-n.< Bank ofMassachusetlS, Firnt Anl<rican Tille l~~Suranoo Con>pany, 33 Summor Sll'OO~ llf and ('lBC 
Inc .. and it< respective •u<>:eo<SOI'< "'-<igns 

I, Timothy R. Bonnott. Pmti:ssional Land Surveyor do horcby ccnify to the aforesaid panics, a< of>hc date •ct 
fonh •buve that 1 have made a curtful •urvcy of a ttael of land deJicribed hereon. 

All oflot B a< <hown Ill! the Suhdivi•ion Plan dated~_ and recorded with tho Suffolk County Rcgi>try of 
Deeds a1Bou~ __ , Page __ . 

Thi< t_, to certify that this map or plat and tho <llrvcy on which it i< ha'led were made in aocorrlance with 
the "Minimum S111ndarrl Detail Ro:quiromonts for All AIACSM land Title Surveys." jointly established and 
adopted by AlTA and NSPS in 2005, and includes Uoms I (oxc<:pl for slates that require reoordmonumcnt 
platting), 2, 3,4, 6, 71•), J(b)U). J(c), 8, 9, 10, 1!(11) 13, 14, an~ tWa)(Tolheexl<lllpo«ih/e, grophicolly 
depi<l "'' •urwo· dm,.ing the ::C!I/JJg selh<l<·k lines), 19(b)(Oburvahle et•iden<·e ofrunh mo1oing u<>rk. hui/Jiog 
mn>IT!rction <lflmilding oddil/m!!i wilhil! '"''""' oooii/IJS) nfToble A therenf. Pursuant 10 the Acouracy 
Standard< as adopted by AlTA and NSPS and in effect on tho date of this certification, undersigned further 
conir.os thO! in my profmional opinion, ""a land >Ufl eyor registered in the Sta10 ofMA, the Pl!sitionol 
une<rtointi<• r<>uUing from the survey moasurcmOTtts modo on lhc """'ey do not e>;e<ed the allowable 
Positional Toleroncc. 

2. The accompanying su.,·ey was mode on the ground and ru:ouratoly sho\Yi; the IOCIItion of oil visible 
building.<, <truoturo>• and other vi,ble improvement< .<ituated on the ab!We prOllliw.;; there are no ,-;.,ible 
cnomaohmcn<s on the subj•ct prop•rty or opun adjacent land abouing said prcl"r1Y c~oept a.; shown hereon and 
was m-ode in acoord•ItCowith laws ondlor Minimum Standards of the St.11e ofMA 

J_ Tho PT<ti"I'IY d<S<ribed hore<>n is the same "" the pmp<rty dc<ctibed in Exhibit A Commitment No. 
NfS-261763-BOSl with an ctTccti'" date of October 25, 2006 nnd lhM all oascmon,., onvonan"' and rosuiction 
rcfcroncod in •aid tille oommitmont or apparent fmm a phy.•ical insl"otion of the •ito or othorwi•e known to me 
bO\'C been plotted hereon or otherwise nott:d as to their effect on th~ subject propeny. 

4- Said desoribcd property i; located "ith!It an area ha1 ing a Zone Designation "C" by >he Fedora! 
Emergency Monagcm•nt Agency (FEMA), on Flood !ns•ran« Rate Map No. 11-D, "ith a date of 
identification ofT 1.02-90, fur Community No. 250286, in Suffolk County, Stlttc ofMA, which is the oum:nl 
Flood lnsuram:c Rate Map for the oommunity in which said premises is siruated. 

S_ 11te l'rol"r1)' has dire<! aoe<ss to A Strec~ a dedicated public street or highway, 

#311 SUMMER STREET 
1211 TITLE INFORMATION ) 

Tha Tl1 .. O.Scrlptlan al>ll Scllodulo B !tams bareDn ant II'Om FIB! Amorloan 
Tttle ,....,,anc:e Compall)r, AI.TA Commitment No. HCS.2fl176s.BOS1 
dated Octol>er 25, 2006 

(PORTION OF LOT B) 

IL19-'IL.I _su_•v_E_vA_R_EA_~) 

#321 SUMMER STREET 
PARCEL 0602764000 

BOSTON WHARF CO., CPS 

I; 511 ;UILDING HEIGHT ) 

~==~ 
( HEIGHT: 94,7' ) 

BUILDING AREA ) 

( 8,757± s.f. ) 

1511 FLOOD INFORMATION ) 

THIS PROPERTY IS IN ZONE •cH OF THE FLOOD 
INSURANCE RATE MAP, COMMUNITY PANEL NO. 
250286-11011-D, WHICH BEARS AN EFFECTIVE DATE OF 
11·2-110 AND IS NOT IN A SPECIAL FLOOD HAZARD 
AREA. NO FII!LD SURVEYING WAS PERFORMED TO 
DETERMINE THIS ZONE AND AN ELEVAnON 
CERTIFICATE MAY BE NEEDED TO VERIFY THIS 
DETERMINATION OR APPLY FOR VARIANCE FROM THE 
FEDERAL EMERGI!NCY MANAGEMENT AGENCY, ZONI! 
HCH DENOTES AREAS OF MINIMAL FLOODING, 

1611 

0-

®-

711 POSSIBLE ENCROACHMENTS ) 

BUILDING FACE ENCROACHES 0.31' ONTO PAST ENE 
ALLEY AS SHOWN 

3,5" x 15' SECTION OF ABUTMENT WALL ENCROACHES 
ONTO THE PROPERTY AS SHOWN 

. CEMETERY ) 
T"OREIS NO "SIO!,E ""'OE>lC. {'If CEMETEAI<S 011 SUIIJtOTI'ROF'ERTY. ) 

l12ll PARKING INFORMATION) 

o HANOIOAPP<U SPACI:S 

OTOTAl g>...a:s 

~ 
0 
z 

CITY 
OF 

BOSTON 

I all ZONING INFORMATION ) 

~ 

FRONT •OOM 
SID~""""" 
RUII •ftOfiO 

HEIGHT•ROJIO 
BUUC .t.97(4.0 m .. ) 
ZONE • M-4 {R!STRIIITED MAMAFAC1'1JRINO) 

D PARKING STAI.I. FOR I!V~RV 0,000 SQ. n, 
Df FLOOR SPI<C~ 

ALL Sll1> RUTI:JCTIOIIS W~~ DBTAIJ(~D PER 
ZDHIHO IU!I>UC..nONS, ClTY Of BOSTON 
ZONIHI> DEPARTMEIIT ·~*" Hompton, Selllot 
ZoM>g PlonnO<f<;171918-43DS 

l1oll BASISOFBEARING ) 

THE BEARING S58"~2'39"E BEING THE LINE OF SUMMER 
STREET N; SHOWN 9N A PlAN TITLED "PLAN OF LAND IN 
BOSTON, MASS. (SOUTH BOSTON DISTRICT) SUFFOLK 
COUN1Y', DATED MAY25, 1978 BY BOSTON SURVEY 
CONSULTANTS, INC._ AND RECORDED IN SUFFOLK 
REGISTRY OF DEEDS PlAN BOOK 9130 .PAGE 550 WAS 
USED AS THE BASIS OF BEARING FOR THIS SURVEY. 

l11ll SURVEYOR'S NOTES ) 

1. No obset:Vable evidem:u of earth mol'ing work, bulldi1g constJU<:tlon 
or building additions within recent mon1hs. 

2. No obseJVable evidence of changes in street !lghlorway lines 
completed, and ava1able fmm !he r»ttllolllng Jurisdiction and no 
observable evidence ol recent street or sidewalk COl'l$tructlon or 
repaltS. 

3. No observable evldenOI) ol slte use as a solid wast& dump, sump or 
s-anttarylandflll. · 

VICINITY MAP 
HOSCALE 

1911 LEGEND 

000.0() ~0>\SUJ<>:oOISTAACE 

000.00' "ECORDOISTANCE 

,. 
V PK\'OIC>J.J.O:USTOOLOI.OO"' 

'" OJTUI'O.OIJS~·FIEA 

",._"''"""v""""'""'..,.. 
OW:KFR<IIAP.OI'ERIYlH' 

O""'no;PR<IPEI<TYL"" 

) 

( ALTAIACS/'.fLlmdT!tfeSur~"Y~~ 

l1sll CLIENT INFORMATION BOX ) 

OuUandsUckorhore 

4, Propeny has ph)"'lcal <¥..-.e5S to Summer Street, A Stroet, and Pastene 
Alley. · 

5. All statements within the certification, and other relerem:es located 
elsewhere hereon, rel•ted to: umtues, Improvements, atructu""'. 
buildings, party wals. parkirtg, easemetlls, servlludos, and 
encroachments; are based solely en above ground, visible 
evidence, unless another source of irlfoooatlon Is spectfi.,.lly 
referenoed hereM, 

120 II PROPOSED EASEMENTS) 

EASEMENT A: A PROPOSED PARKING EASEMENT. 

EASEMENT 8; A PROPOSED PARKING EASEMENT. 

EASEMENT C; A PROPOSED UTILITY EASEMENT. 

EASEMENT 0; A PROPOSED PARKING EASEMENT. 

SCALE ) 

40 50 80 

GRAPHIC SCALE 1" '" 20' 

MA 

07-01-004:001 
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GENERAL NOTES: 

1. SEE DRAWINGS R-301 THROUGH R-304 FOR FACADE REPAIR, 
BRICK RE-POINTING & CLEANING 
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REPlACEMENT WINDOWS TO MATCH EXISTING PROFILES (EXCEPT TYPE CC) 
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5. ELEVATIONS NOTED ARE NOT ON BOSTON CITY BASE 

1 
PROPOSED A STREET ELEVATION 
SCALE: 1/8"=1'-0" 

OUTI.INEOFBUILDING ----.f 
BEYONO 

CD 
I 

\ 

j+f-- EXISTI~SMOKESTACK 
REMAIN 

-1~~-1 

3 ELEVEN LLC 

ADD Inc 
Corporate 
Headquarters 

311 SUMMER STREET 
BOSTON, MA 

Inc 210~ 

C:OO.\ridgeiM0213'1 

6172343100 

Fox6176617118 

Proposed 
West Elevation 



!l 

[J 

1 
r1 
'· J 

r 1 
' J 

il 
l J 

r l 
I i 

L J 

' ! 
\_ j 

' J 

c ) 

t • 
~· 
•' 
~· •' ~. •• u 
·~ •'§ 
@,. 
~~ 
h 
~~~ 

u 
!! 

GENERAL NOTES: 
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ExhibitE 

Permitted Uses of the Site 

The following uses will constitute "Office Uses": 

• 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). 

• Office of wholesale business. 

"Retail/Service Uses" will include but not be limited to the following: 

• Bakery . 

• General retail business . 

• Local retail business . 

• Barber or beauty shop . 

• Shoe repair. 

• Tailor shop . 

• Photocopying establishment. 

• Dry-cleaning shop . 

• Automatic teller machine . 

• Banlc 

• Adult education center . 

• Community center. 

• Day care center . 

• Art gallery . 

• Art use . 

• Fitness center/health club/spa . 

• Facility providing computer access . 

"Restaurant Uses" will include but are not limited to the following: 

• Restaurant, with or without live entertainment. 
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• Take-out Restaurant, Small.2 

• Take-out Restaurant, Large. 3 

• Caterer's establishment. 

The following uses will constitute "Parking and Loading Uses": 

• Parking accessory to any Project use. 

• 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 cafe. 

• 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. 
3 Large: total gross floor area of I ,000 or more square feet per Restaurant. 
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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 A venue 
Boston, MA 02118 
Attn: (617.622.7000) 

Exhibit G 

Project Team Members 

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) 
1 01 Walnut Street 
Post Office Box 9151 
Watertown, MA 024 71 
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 

In Zoning Commission Adopted: June 20, 2007 



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

Mayor, City of Boston 

Date: -----"'t_,/.;r:-=-.:hl~.ft""""o_l __ _ 

The foregoing Development Plan was presented to the Mayor on~e ~.<YICJJ, 
and was signed by him op.g;:;t.tE" .ao . .M:;O""), whereupon it became effec'tive on 

* ~a.!Er .:JC) 1 l!JCO"-?, 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: 

Address: 

Tel. No.: 

Date: 

Paul L. McCann, Acting Director 

City Hall/91
h Floor 

Boston MA 02201-1007 

722-4300 ext. 4308 

as authorized by the BRA Board on May 8, 
2007 



BOARD APPROVED 
MEMORANDUM 

TO: BOSTON REDEVELOPMENT AUTHORlTY AND 
PAULL. McCANN, ACTING DIRECTOR 

MAY 8,2007 

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 A2, WITHIN PLANNED 
DEVELOPMENT AREA NO. 69, SOUTH BOSTON/THE 100 ACRES 

SUMMARY: This Memorandum requests that the Boston Redevelopment Authority 
(the "Authority"): (i) approve the Development Plan for 311 Summer 
Street, Parcel A2, to be located within Plarmed Development Area No. 69, 
South Boston/The 100 Acres ("PDA No. 69") in accordance with Article 
SOC of the Boston Zoning Code (the "Code"), and (ii) authorize the Acting 
Director to: (A) issue a Certification of Consistency pursuant to Section 
SOC-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 MaTch 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 20th century 
mercantile building (the "Project Site") that was originally a coffee roasting and 
packaging facility for the Dwinell-Wright Company. The pril'lcipals of ADD, Inc., the 
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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 A2 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 towru·d 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 
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 Pla.11., 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 (ii) 
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 fa<;ades includes repainting the brickwork as 
appropriate, replacing missing detail elements a.11.d 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 
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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 FDA Master Plan. 
Proposed projects within the boundaries of the FDA Master Plan also are subject to 
Boston Landmarks Commission review. 

The Proposed Project's team includes 311 Summer Street, 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 FDA 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, April23, 2007. 

During the public meeting, representatives from 311 Summer Street LLC 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 materials for posting on 
the BRA's website. Letters of support have been submitted by: 

• Cameron Sawzin, for the Fort Point Neighborhood Alliance Working Group; 
• Frank DiMella, DiMella Shaffer Associates, Inc., an architecture firm with 

offices at 281 Summer Street; 
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o Carolyn Hendrie, AIA, Principal of Bargmann Hendrie + Archetype, Inc., an 
architecture firm with offices at 300 A Street; 

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

o 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. In response 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 beginnin.g 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: 

o Ellen J. Lipsey, Executive Director, Boston Landmarks Commission; and 
o 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: 

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

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

RECOMMENDATION 

It is the staff recorrunendation that the Authority (1) approve the Development Plan for 
the Proposed Project located within FDA No. 69; (2) authorize the Acting Director to 
petition the Boston Zoning Corrunission 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 SOE upon completion of Small Project Review; and (4) authorize the 
Acting Director to execute and deliver any and all documents deemed necessary a.J.l.d 
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 SOC and Article 3-l(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 ("FDA No. 69"), 
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 coml.ection 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 Plarmed 
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 (e) 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 SOC-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 
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FURTHER 
VOTED: 

FURTHER 
VOTED: 

FURTHER 
VOTED: 

FURTHER 
VOTED: 

That pursuant to Article 80, Section 80C-5.4 and Article 3-l(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 Sh·eet 
project within PDA No. 69, to issue a Certification of Consistency 
pursuant to Section 80C-8 of the Code, upon finding that the standru·ds 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, under 
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 FDA 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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