MEMORANDUM







OCTOBER 8, 2013 

TO:

BOSTON REDEVELOPMENT AUTHORITY AND


PETER MEADE, DIRECTOR
FROM:
HEATHER CAMPISANO, DEPUTY DIRECTOR FOR DEVELOPMENTREVIEW

DAVID CARLSON, EXECUTIVE DIRECTOR BCDC/ SENIOR ARCHITECT

LAUREN WILLIAMS, PROJECT MANAGER
SUBJECT:
SOUTH BOSTON HOTEL - 6 WEST BROADWAY
______________________________________________________________________________
SUMMARY:
This Memorandum requests that the Boston Redevelopment Authority (“BRA”) authorize the Director to: (1) issue a Scoping Determination waiving the requirement of further review pursuant Section 80B-5.3(d) of the Boston Zoning Code (“Code”); (2) issue a Certification of Compliance under Section 80B-6 upon successful completion of the Article 80 review process; (3) recommend approval to the City of Boston Zoning Board of Appeal on BZC Petition #33051 for the necessary zoning relief, required for the  construction of the Proposed Project described below; and (4) execute and deliver a Cooperation Agreement, a Boston Residents Construction Employment Plan, and any and all other agreements and documents that the Director deems appropriate and necessary to construct a 156± room hotel (approximately 87,000 gross square feet in accordance with the Code) with separate tenant-leased restaurant and retail space on the ground floor, second-level terrace, rooftop bar and exterior pool deck/outdoor lounge, hotel fitness center, meeting rooms, conference rooms, a screening room and on-site parking in a below-level garage (“Proposed Project”) located at 6 West Broadway (“Project Site”)  in the South Boston neighborhood to be developed by Sun Condos LLC (“Developer”).

______________________________________________________________________________
PROJECT SITE

The project site is bounded by West Broadway, Dorchester Avenue, West 2nd Street, Athens Street and the commercial block along West Broadway between Dorchester Avenue and A Street. The project site has a total area of approximately 12,030 square feet and is numbered 6 West Broadway, Ward 06, Parcel 00032 (“Site”).  The Site is presently a vacant site used for surface parking by the Developer and previously was occupied and operated as a Sunoco gasoline station.
PROPOSED PROJECT

The Proposed Project consists of the construction of approximately 87,000 gross square feet of hotel use (156± rooms) along with supporting uses including a separate tenant-leased restaurant and retail space on the ground floor; fitness center, meeting rooms, conference rooms, screening room, second level terrace, rooftop bar; exterior pool deck/outdoor lounge; and on-site parking in a below-grade garage. The new building to be constructed will have a height of approximately 142 feet to the top of the roof (“Proposed Project).”

The Site circulation plan is designed to create a safe and pleasant entry to the Proposed Project from Broadway with a porte-cochère front door drop off. The access will include pedestrian amenities to strengthen the relationship between the Proposed Project and the Broadway MBTA station across West Broadway. Additional service vehicle access will be provided from West 2nd Street to an interior loading dock.  Parking is expected to be provided on-site in a below-level garage accessed from West 2nd Street at the rear of the Site.  
DEVELOPMENT TEAM

The development team is composed of Timothy Pappas, on behalf of Sun Condos LLC;
VJAArchitects, Inc. as the architectural firm; Joseph Hanley, McDermott, Quilty & Miller, LLP, as the legal counsel; and Mitchell Fischman of Mitchell L. Fischman Consulting LLC, as the Article 80 Permitting Consultant. 
ARTICLE 80 REVIEW

On April 9, 2013, preliminary proposed project details were presented at an initial community meeting hosted by the West Broadway Neighborhood Association (the immediate neighborhood interest group).  In addition, individual meetings were held with local elected officials and the key leadership of the nearby St. Vincent/Lower End Political Action Committee. 

Sun Condos LLC initiated the Article 80 Large Project Review process by submitting a Letter of Intent to file a Project Notification Form to the Boston Redevelopment Authority (“BRA”) on May 25, 2013.  
On August 2, 2013, Sun Condos submitted a Project Notification Form (“PNF”) pursuant the Section 80B of the Boston Zoning Code (the “Code”) for the Proposed Project.  The public notice for the filing of the PNF was published in the Boston Herald on August 2, 2013.  This initiated a public comment period with a closing date of September 6, 2013.  The BRA’s Article 80 community meeting was held on August 20, 2013 at the community room of the 50 West Broadway residences in South Boston. 
In accordance with city policy related to Article 80B Large Project Review, an Impact Advisory Group (“IAG”) was formed, made up of neighborhood representatives from the immediate area surrounding the Site.  The IAG met initially on August 12, 2013 at a meeting convened by the BRA Project Manager and the South Boston representative of the Mayor’s Office of Neighborhood Services to view a presentation by the development team and to discuss impacts of the Proposed Project.

Pursuant to Section 80B-5.3 of the Code, a Scoping Session was held on August 20, 2013 with the City’s public agencies, which was also attended by a member of the IAG, at which the Proposed Project was reviewed and discussed.  The PNF Notice and the PNF were sent to the City’s public agencies pursuant to Section 80A-2 of the Code.  

ZONING

The Site is located within the Neighborhood Shopping Subdistrict (“NS”) of Article 57, the Saint Vincent Neighborhood District, as defined by the Code.  After conducting preliminary community outreach with neighbors and abutters of the Site, the Developer recently filed a permit application with the City of Boston Inspectional Services Department (“ISD”).  The Proposed Project will require variance, dimensional relief and potential conditional use permits from the City of Boston Zoning Board of Appeal (the “ZBA”) for certain use, dimensional, parking, and other violations.  
The Proposed Project includes a number of principal uses including Hotel, Restaurant with Live Entertainment and Takeout and a ground floor Retail space.  The Hotel use is forbidden within the NS Subdistrict and will require a variance from the ZBA for the principal use as well as certain accessory uses detailed above.  Restaurant with Live Entertainment operating past 10:30 PM is a forbidden use as well and will require a variance and the Takeout use will be allowed as-of-right if the space does not exceed 2,500 square feet and is conditional above this square footage threshold.  The ground floor Retail space is an allowed use for a Local Retail category store. 
Dimensional variances will be sought for: Maximum Floor Area Ratio, Maximum Building Height, Usable Open Space and Rear Yard Insufficient.
For a project that is subject to Large Project Review, required off-street parking spaces and off-street loading facilities will be determined as a part of the Large Project Review in accordance with the provisions of Article 80 of the Code.  Design elements of the Proposed Project will also be reviewed pursuant to Large Project Review.

As noted above, the Proposed Project will have below-grade parking spaces which will be accessory to the hotel use of the Proposed Project.  In accordance with the use requirements of Article 57, Section 57-11 and Table B, such accessory parking is an allowed use.   
PUBLIC BENEFITS
The Proposed Project will provide substantial benefits to the City and the South Boston neighborhood, as follows:
· The hotel will complement and enhance a very active transportation node that includes the major MBTA Redline station at West Broadway and Dorchester Avenue, and the Fitzgerald Expressway (I-93) located just to the west of the Site;

· The nearby commercial and retail uses along Dorchester Avenue and West Broadway will be served by the hotel’s tenant-leased restaurant and other hotel services;

· By replacing the surface parking lot, the Proposed Project will improve the view from the residential uses across Dorchester Avenue and West Broadway that includes Court Square Press, Macallen Building residences, and other nearby residential buildings;
· The pedestrian landscape and experience will be enhanced with street trees and other streetscape amenities;

· The hotel serves as an example of sustainable and environmentally responsible construction and development; and

· The hotel will create new construction jobs over a 15 month construction period.

RECOMMENDATION

Approvals are requested of the BRA pursuant to Article 80, Section 80B of the Code for the issuance of a Scoping Determination waiving the requirement of further review under subsections 4 and 5 of Section 80B-5 of the Code, and for the issuance of a Certification of Compliance under Section 80B-6 upon successful completion of the Article 80 review process.  In accordance with Section 80B-5.3(d) of the Code, the BRA may issue a Scoping Determination Waiving Further Review if the PNF is found to adequately describe the impact of the Proposed Project and offer appropriate mitigation of such impacts.

BRA staff believes that the PNF meets the criteria for the issuance of a Scoping Determination Waiving Further Review.  It is therefore recommended that the BRA approve the Proposed Project in South Boston and authorize the Director to: (1) issue a Scoping Determination waiving the requirement of further review under subsections 4 and 5 of Section 80B-5 of the Code; (2) issue a Certification of Compliance under Section 80B-6 upon successful completion of the Article 80 review process; (3) execute and deliver a Cooperation Agreement, a Boston Residents Construction Employment Plan, and any and all other agreements and documents that the Director deems appropriate and necessary to construct the Proposed Project; and (4) recommend approval to the ZBA on BZC Petition #33051 of an appeal for the necessary zoning relief, as described herein, in order to permit the construction of the Proposed Project
Appropriate votes follow:

VOTED:
That the Director be, and hereby is, authorized to issue a Scoping Determination pursuant to Section 80B-5.3(d) of the Boston Zoning Code (the “Code)” which (i) finds that the Project Notification Form adequately describes the potential impacts arising from the construction of an approximately 87,000 gross square feet of hotel use (156± rooms) along with supporting uses and on-site parking in a below-level garage (“Proposed Project”) located at 6 West Broadway in South Boston (“Proposed Site”) and provides sufficient mitigation measures to minimize these impacts, and (ii) waives further review of the Proposed Project under subsections 4 and 5 of Section 80B-5 of the Code, subject to continuing design review by the Boston Redevelopment Authority; and
FURTHER

VOTED:
That the Director be, and hereby is, authorized to issue a Certification of Compliance for the Proposed Project upon the successful completion of all Article 80 processes; and

FURTHER

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

VOTED:
That, the Director is authorized to recommend approval to the Boston Zoning Board of Appeal on BZC Petition #33051 for necessary zoning relief in order to permit the construction of the Proposed Project. 
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