
ACASSE LAW,
75 Arlington Street, Suite 500 - Boston, Massachusetts 02116 • (617) 605-2767 • marc@lacasselaw.com

January 5, 2018

Brian Golden, Director
Boston Planning and Development Agency
Boston City Hall, 9th Floor
Boston, MA 02201

RE: 187-191 Condor Street, East Boston
Notice of Project Change: Article 80A-6

Dear Mr. Golden:

This office represents Condor Street Condominiums, LLC, in connection with
the development approval of the above-referenced property. On behalf of the
project proponent, I hereby submit this Notice of Project Change [“NPC”] under the
provisions of Article 80A-6 of the Boston Zoning Code. This project was previously
approved by the Board of Directors of the Boston Planning and Development Agency
[“BPDA”] pursuant to the Small Project Review procedures of Article 80E, on June
15, 2017, together with the related project proposal for 211 Condor Street.1

As previously approved, 187-19 1 Condor Street was proposed to be a new
four story residential building consisting of nine residential units, one of which was
designated as an Inclusionary Development Policy [“IDP”J unit, together with up to
eleven off-street accessory parking spaces at ground level. The gross floor area as
previously approved was 11,758 square feet. The BPDA Board Memo approving the
project is attached hereto as Exhibit 1.

Subsequent to the BPDA Board of Director’s approval under Article 80E, the
proposed project proceeded to the zoning Board ofAppeal which granted the zoning
relief necessary to construct the project as proposed. The Board of Appeal decision
on 187-191 Condor Street is attached hereto as Exhibit 22.

1 211 Condor Street is the subject of a different Notice of Project Change previously filed on
November 20, 2017. Although these two addresses were treated as one project for purposes of
review under Article 80E, they are entirely separate properties, not contiguous and currently under
separate ownership.
2 The Board of Appeal decision contains a proviso for continuing BPDA design review; this NPC will
further satisfy that proviso.
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Proposed Changes to Project

This NPC is related solely to the design review procedures of Article 80E-
4(1). The sole changes proposed to the building as previously approved relate to
the exterior design features of the new structure. No change is proposed to the use,
the density, the height, the parking or any other dimensional aspect of the project.
Nor is any change proposed to the unit count, the IDP unit or the community
benefits package.

Prior Approval Change under NPC

Units: 9 Units: 9

Parking Spaces: 11 Parking Spaces: 11

Gross Floor Area: 11,758 Gross Floor Area: 11,758

IDP Units: 1 IDP Units: 1

Under the prior approval pursuant to Article 80E, there is a package of
Community Benefits. No change is proposed to that benefit package and the prior
commitments remain the same as previously approved in conjunction with 211
Condor Street.

The design of the previously approved building is attached hereto as Exhibit
3. The new design, which is the subject of this NPC, is attached hereto as Exhibit 4.

The project proponent requests that the Director evaluate these changes
under Article 80A-6(2)(a)-(g) and determine that the changes do not represent a
material change requiring further review under Article 80E. Further, a
determination is requested that the changes do not increase the project’s impacts
and that the design changes are consistent with the requirements ofArticle 80E-4.

Following this review by the Director, a request is hereby made for a
Director’s Determination pursuant to Article 80A-6(2) that no further review is
necessary for these proposed design changes to the project.

Thank you for your consideration of the foregoing~request. If you need any
further information regarding this NPC, please contact me at your convenience.

cc: Raul Duverge

Marc
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MEMORANDUM BOARD APPROVED JUNE 15, 2017

TO: BOSTON REDEVELOPMENT AUTHORITY
DIBIA BOSTON PLANNING & DEVELOPMENT AGENCY
AND BRIAN P. GOLDEN, DIRECTOR

FROM: JONATHAN GREELEY, DIRECTOR OF DEVELOPMENT REVIEW
MICHAEL CHRISTOPHER, DEPUTY DIRECTOR OF DEVELOPMENT

REVIEW/GOVERNMENT AFFAIRS
RAUL D. DUVERGE, PROJECT MANAGER
MATTHEW MARTIN, URBAN DESIGNER
KRISTINA RICCO, PLANNER

SUBJECT: 187-191 &211 CONDORSTREET,EASTBOSTON

SUMMARY: This Memorandum requests that the Boston Redevelopment Authority
(“BRA”) d/bla Boston Planning & Development Agency (“BPDA”)’

authorize the Director to: (1) issue a Certification of Approval for the
proposed development located at 1 87-191 & 21 1 Condor Street in the
East Boston neighborhood for the construction of two (2), four (4)
story residential buildings, totaling approximately 36,000 gross square
feet, that will collectively include approximately twenty-three (23)
residential homeownership units, including three (3) IDP units, and up
to twenty-five (25) off-street vehicle parking spaces (the “Proposed
Project”), in accordance with Article 80E, Small Project Review of the
Boston Zoning Code (the “Code”); (2) execute and deliver an Affordable
Housing Agreement in connection with the Proposed Project; (3)
execute and deliver a Community Benefits Agreement and take any
other action and execute and deliver any other agreements and
documents that the Director deems appropriate and necessary in
connection with the Proposed Project; and (4) recommend approval to
the Zoning Board of Appeal on Petitions BOA-662224 and BOA-662222
for zoning relief necessary to construct the Proposed Project.

‘Effective October 20, 2016, the BRA commenced doing business as BPDA.



PROJECT SITE

The Proposed Project is situated on two (2) parcels of land located at 187-191
Condor Street and 211 Condor Street in the Eagle Hill section of the East Boston
neighborhood. Collectively, the two (2) parcels comprise approximately 10,938
square feet and front on the Chelsea River (the “Project Site”). The parcel located at
187-191 Condor Street is currently occupied by a three (3) story residential building.
The parcel located at 211 Condor Street is occupied by a single story vacant
commercial structure.

The Project Site is located within an approximately fifteen (15) minute walk (0.7
miles) of MBTA Blue Line subway service (Airport Station) providing access
throughout the City of Boston and the Greater Boston area.

DEVELOPMENT TEAM

The development team includes:

Proponent: Boston Real Estate Capital
Joseph Hassell

Architect: Choo & Company, Inc
Marc Sullivan

Legal Counsel: LaCasse Law, LLC
Marc LaCasse

DESCRIPTION AND PROGRAM

Boston Real Estate Capital (the “Proponent”) seeks to demolish the structures that
currently occupy both parcels and construct two (2), four (4) story residential
buildings, totaling approximately 36,000 gross square feet, that will collectively
include approximately twenty-three (23) residential homeownership units, including
three (3) IDP units, and up to twenty-five (25) off-street vehicle parking spaces.

The proposed four (4) story residential building to be located at 187-191 Condor
Street will include nine (9) two-bedroom units and up to eleven (11) off-street
vehicle parking spaces. The proposed four (4) story residential building to be
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located 211 Condor Street will include two (2) one-bedroom units and twelve (12)
two-bedroom units and up to fourteen (14) off-street vehicle parking spaces.

The estimated total development cost for the Proposed Project is $6,400,000.

ARTICLE 80 REVIEW PROCESS

On May 11, 2017, the Proponent filed an Application for Small Project Review with
the BPDA, pursuant to Article 80E of the Boston Zoning Code. The BPDA
subsequently sponsored and held a public meeting on June 1, 2017 at the Mario
Umana Academy in East Boston to solicit feedback and review the Proposed
Project. The public meeting was advertised in the East Boston Times. The public
comment period concluded on June 12, 2017.

Outside of the BPDA-sponsored public meeting, the Proponent conducted
additional outreach with the Eagle Hill Civic Association and abutters to solicit
feedback and review the Proposed Project.

ZONING

The Project Site is located in the East Boston Neighborhood District, which is
governed by Article 53 of the Code, and more specifically is located in a 2F-2000
(Two Family Residential) Subdistrict.

The Proposed Project will require zoning relief for the following: lot area, Floor Area
Ratio, height, use, usable open space, front and rear yard setbacks, screening and
buffering, off-street parking, and traffic visibility across corners.

MITIGATION & COMMUNITY BENEFITS

The Proposed Project will result in a number of public benefits to the East Boston
neighborhood and the City of Boston as a whole, these include:

MITIGATION:
• New pedestrian activity along Condor Street;
• Pedestrian access improvements, including new sidewalks in and around the

Project Site;
• New street trees and/or landscaping improvements along Condor Street in and

around the Project Site;
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• The creation of twenty-three (23) new homeownership residential units, of which
three (3) will be restricted to households making no more than 100% of the AMI;
and

• Installation of new lighting along the building perimeters to improve visibility and
pedestrian safety.

COMMUNITY BENEFITS:
In addition to the aforementioned mitigation, the Proposed Project will include the
following community benefits:

• A financial contribution to the Salesian Boys and Girls Club of East Boston;
- Name/Address/Tax ID Number: Salesian Boys and Girls Club Incorporated, 1 50

Byron Street, East Boston, MA 02128/ 042558218
- Use: Funds will be used for general operating capital for the club which provides

programming for local children
- Amount/Timeline: $2,500 made payable to the Boston Redevelopment Authority

within sixty (60) days of building permit issuance (funds will then be distributed by
the BPDA to the entity specified);

• A financial contribution to the Piers Park Sailing Center;
- Name/Address/Tax ID Number: Piers Park Sailing Center, Inc., 95 Marginal Street,

East Boston, MA 02128/043411388
- Use: Funds will be used for new sails and general operating capital needed to

sustain the sailing program offered to local children who want to learn how to sail
- Amount/Timeline: $5,000 made payable to the Boston Redevelopment Authority

within sixty (60) days of building permit issuance (funds will then be distributed by
the BPDA to the entity specified);

• A financial contribution to the Veronica Robles Cultural Center;
- Name/Address/Tax ID Number: Veronica Robles Cultural Center Corp., 175

McClellan Highway East Boston, MA 02128/813595731
- Use: Funds will be used to implement a summer youth program that includes art

making, dance, and music
- Amount/Timeline: $2,500 made payable to the Boston Redevelopment Authority

within sixty (60) days of building permit issuance (funds will then be distributed by
the BPDA to the entity specified); and

• Additional property tax revenue for the City of Boston.
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INCLUSIONARY DEVELOPMENT COMMITMENT

The Proposed Project is subject to the Inclusionary Development Policy, dated
December 10, 2015 (“IDP”), and is located within Zone C, as defined by the IDP. The
IDP requires that 13% of the total number of units within the development be
designated as IDP units. As the Proposed Project will provide twenty-three (23) new
homeownership units, three (3) units within the Proposed Project will be created as
IDP homeownership units (the “IDP Units”), of which two (2) will be made affordable
to households earning not more than 80% of the Area Median Income (“AMI”), as
based upon the United States Department of Housing and Urban Development
(“HUD”), and the remainder, one (1) IDP Unit, will be made affordable to
households earning greater than 80% of AMI but not more than 100% of AMI.

The proposed sizes, location and rents for the IDP Units are as follows:

Number of Approximate Location of IDP Percent Approximate
Bedrooms Square Footage Unit of Sale Price

Median
Income

One 741 SF 211 Condor, Unit 3 80% $179,600
Two 827SF 211 Condor, Unit 100% $277,100

10
Two 826SF 187-191 Condor, 80% $214,300

Unit 2

The location of the IDP Units will be finalized in conjunction with BPDA staff and
outlined in the Affordable Housing Agreement (“AHA”), and sales prices and income
limits will be adjusted according to BPDA published maximum sales prices and
income limits, as based on HUD AMIs, available at the time of the initial sale of the
IDP Units. IDP Units must be comparable in size, design, and quality to the market
rate units in the Proposed Project, cannot be stacked or concentrated on the same
floors, and must be consistent in bedroom count with the entire Proposed Project.

The AHA must be executed along with, or prior to, the issuance of the Certification
of Approval for the Proposed Project. The Proponent must also submit an
Affirmative Marketing Plan (the “Plan”) to the Boston Fair Housing Commission and
the BPDA. Preference will be given to applicants who meet the following criteria,
weighted in the order below:
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(1) Boston resident;
(2) Household size (a minimum of one (1) person per bedroom); and
(3) lirst time homebuyer.

The IDP Units will not be marketed prior to the submission and approval of the
Plan. A deed restriction will be placed on each of the IDP Units to maintain
affordability for a total period of fifty (50) years (this includes thirty (30) years with a
BPDA option to extend for an additional period of twenty (20) years). The
household income of the buyer and sales price of any subsequent sale of the IDP
Units during this fifty (50) year period must fall within the applicable income and
sales price limits for each IDP Unit. IDP Units may not be rented out by the
developer prior to sale to an income eligible buyer, and the BPDA or its assigns or
successors will monitor the ongoing affordability of the IDP Units.

RECOMMENDATIONS

The Proposed Project complies with the requirements set forth in Section 80E of
the Code for Small Project Review. Therefore, Staff recommends that the BRA
approve and authorize the Director to: (1) issue a Certification of Approval for the
Proposed Project; (2) execute and deliver an Affordable Housing Agreement in
connection with the Proposed Project; (3) execute and deliver a Community
Benefits Agreement and take any other action and execute any other agreements
and documents that the Director deems appropriate and necessary in connection
with the Proposed Project; and (4) recommend approval to the Zoning Board of
Appeal on Petition BOA-64224 and BOA-64222 for the zoning and building code
relief necessary to construct the Proposed Project.

Appropriate votes follow:

VOTED: That the Director be, and hereby is, authorized to issue a Certification
of Approval, approving the development at 187-191 & 211 Condor
Street in the East Boston neighborhood, proposed by Boston Real
Estate Capital (the “Proponent”), for the construction of twenty-three
(23) residential homeownership units, including three (3) Inclusionary
Development Units (“IDP Units”), and up to twenty-five (25) off-street
vehicle parking spaces (“Proposed Project”), in accordance with the
requirements of Small Project Review, Article 80E, of the Boston
Zoning Code, subject to continuing design review by the Boston
Redevelopment Authority (“BRA”); and
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City of Boston
Board of Appeal

Inspectional Services Department
10 10 Massachusetts Avenue
Boston, MA 02118
617-635-4775

Members
Christine Araujo — chair
Bruce Bickerstaff
Mark Fortune - Sec reran’
Peter Chin
Mark Erlich
Anthony Pisani, AlA
Craig Galvin

NOTICE OF DECISION
CASE NO.B0A662224
PERMIT #ERT658286
APPEAL SUSTAINED
WITH PROVISOS

In reference to appeal of

Joe Hassell

concerning premises

191 Condor Street, Ward 1

to vary the application of the Zoning Act, Ch. 665, Acts of 1956, as amended,
in this specific case, I beg to advise that the petition has beengranted.

Decision has been filed in the office of the Commissioner of the Inspectionat
Services Department, 1010 Massachusetts Avenue, fifth floor, Boston, MA
02118, and is open for public inspection. Date of entry of this decision in the
lnspectional Services Department was 9/1 /201 7.

FOR THE BOARD OF APPEAL

~Tfa~~
Matthew Fitzgerald, Esq
Assistant Corporation Counsel



Bd.Ap.3

CITY OF BOSTON

BOARD OF APPEAL
OFFICE OF THE BOARD OF APPEAL

July 25, 2017
DATE

Decision of the Board ofAppeal on the Appeal of

Joe Hassell

To vary the terms of the Boston Zoning Code, under Statute 1956, Chapter 665, as amended, Section 8. at premises:

191 Condor Street, Ward I

In the following respect: Variance

Article(s): 53(53-8) 53(53-9) 53(53-54) 53(53-56) 53(53-57.3)

Purpose: Construct new 9 unit residential buildingwith II parking spaces.

In his formal appeal, the Appellant states briefly in writing the grounds of and the reasons for his appeal from
the refusal of the Building Commissioner, as set forth in ~pers on file numbered B0A662224 and made a part of th is
record.

in conformity with the law, the Board mailed reasonable notice of the public hearing to the petitioner and to the
owners of all property deemed by the Board to be affected thereby, as they appeared on the then most recent local tax
lists, which notice of public hearing was duly advertised in a daily newspaper published in the City of Boston, namely:

THE BOSTON HERALD on Tuesday July 4,2017

The Board took a view of the petitioner’s land, examined its location, layout and other characterisics.

The Boston Redevelopment Authority was sent notice of the appeal by the Building Department and the legal
required period of time was allotted to enable the BRA to render a recommendation to the Board, as prescribed in the
Code.

After hearing all the facts and evidence presented at the public hearing held on discussed on Tueday April 25,
2017 and again on Tuesday July Il, 2017 and again on Tuesday July 25, 2017 in accordance with notice and
advertisement aforementioned, the Board finds as follows:

The Appellant appeals to be relieved of complying with the aforementioned sectbn of the Boston
Zoning Code, all as per Application for Permit#ERT658286 and November 17, 2016 plans submitted to the
Board at its hearing and now on file in the Building Department.



Bd.Ap.3

CITY OF BOSTON

BOARD OF APPEAL
OFFICE OF THE BOARD OF APPEAL

Address: 191 Condor Street
Ward: 01

Decision of the Board ofAppeal on the Appeal of BOA 662224

Date of Hearing: July 25, 2017
Permit: #ERT658286
Page: # 2

This appeal seeks permission to demolish the existing structure and construct a new 9
unit residential building with 11 parking spaces in a garage. The project is located in the East
Boston Neighborhood District governed by Article 53 of the Boston Zoning Code. It is further
located in the 2F-2000 zoning sub-district as shown on Maps 3A-3C.

The appeal is necessary as the proposed development project requires relief from the
terms of the Boston Zoning Code (Code). The specific relief required in furtherance of the
proposed project is as follows -- variances for: (1) multifamily residential use in a 2F sub-district
under Art. 53-8; (2) insufficient rear yard setback under Art. 53-9; (3) excessive floor area ratio
[FARJ under Art. 53-9; (4) excessive number of stories and height of building under Art. 53-9;
(5) insufficient front yard setback under Art. 53-9; (6) screening and buffering requirements not
met under Art. 53-54; (7) insufficient parking under Art. 53-56; (8) traffic visibility across
corners under Art. 53-57.3. Additionally, the project was subject to Small Project Review
under Article 80E.

The requested relief will permit the development of much needed residential housing in
an area that permit residential uses but is otherwise underutilized. There are several vacant lots
on this block of Condor Street and the area is undergoing a rapid change from mixed
residential/light industrial use to largely residential use. This residential development will further
promote the development of residential use on this street.

The Boston Planning and Development Agency [BPDAJ reviewed the project under
Article 80E. The BPDA Board of Directors approved the project at its regularly scheduled public
meeting on June 15, 2017. The BPDA Board Memorandum of approval was submitted into the
record of this hearing and contains the specific terms and conditions of the BPDA approval,
including the provision of affordable housing under the Inclusionary Development Policy.



Bd.Ap.3

CITY OF BOSTON

BOARD OF APPEAL
OFFICE OF THE BOARD OF APPEAL

Address: 191 Condor Street
Ward: 01

Decision of the Board ofAppeal on the Appeal of BOA 662224
Date of Hearing: July 25, 2017
Permit: #ERT658286
Page:#3

For these reasons, the requested relief may be granted in harmony with the general
purpose and intent of the Code and will not be injurious to the neighborhood or otherwise
detrimental to the public welfare.

At the hearing, representatives of the Mayor’s Office of Neighborhood Services and City
Councilors Lamattina and Flaherty stood in support of the project. There was no opposition
voiced at the hearing and there is none on file with the Board. This showing of approval from the
community further supports the Board’s finding that the requested relief will have no negative
impact on the surrounding area, and is in harmony with the general purpose and intent of the
Code.

Additionally, there are several signatures of support for the project from neighbors and
abutters on file with the Board, including support of the Eagle Hill Civic Association as
expressed at the hearing by the Mayor’s Office of Neighborhood Services.

The Board of Appeal finds that all of the following conditions are met:

(a) That there are special circumstances or conditions, fully described in the findings,
applying to the land or structure for which the variance is sought (such as, but not
limited to, the exceptional narrowness, shallowness or shape of the lot, or
exceptional topographical conditions thereof), which circumstances or conditions
are peculiar to such land or structure but not the neighborhood, and that said
circumstances or conditions are such that the application of the provisions of this
Code would deprive the appellant of the reasonable use of such land or structure;
and



Bd. Ap. 3

CITY OF BOSTON

BOARD OF APPEAL
OFFLCE OF THE BOARD OF APPEAL

Address: 191 Condor Street
Ward: 01

Decision of the Board ofAppeal on the Appeal of BOA 662224
Date of Hearing: July 25, 2017
Permit: #ERT65 8286
Page: #4

(b) That for reasons of practical difficulty and demonstrable and substantial hardship
fully described in the findings, the granting of the variance is necessary for the
reasonable use of the land or structure and that the variance as granted by the
Board is the minimum variance that will accomplish this purpose; and

(c) That the granting of the variance will be in harmony with the general purpose and
intent of this Code and will not be injurious to the neighborhood or otherwise
detrimental to the public welfare.

In determining its findings, the Board of Appeal has taken into account: (1) the number of
persons residing or working upon such land or in such structure; (2) the character and use of
adjoining lots and those in the neighborhood; and (3) traffic conditions in the neighborhood.

The Board is of the opinion that all conditions required for the granting of a variance
under Article 7, Section 7-3 of the Zoning Code have been met, and that the varying of the terms
of the Zoning Code as outlined above will not conflict with the intent and spirit of the Zoning
Code.



Bd.Ap.3

CITY OF BOSTON

BOARD OF APPEAL
OFFICE OF THE BOARD OF APPEAL

Address: 191 Condor Street
Ward: 01

Decision of the Board ofAppeal on the Appeal of BOA 662224
Date of Hearing: July 25, 2017
Permit: #ERT658286
Page: # 5

Therefore, acting under its discretionary power, the Board (the members and substitute
member(s) sitting on this appeal) unanimously voted to grant the requested variance as described
above, annuls the refusal of the Building Commissioner and orders him to grant a permit in
accordance with this decision, with the following proviso which, if not complied with, shall
render this decision null and void.

APPRO E TO FORM:

Assistant orp ation Counsel

PROVISO:
1. Subject to design review by BRA.

Signed, August 29, 2017
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