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INVESTMENT | BROKERAGE | DEVELOPMENT

April 3, 2017

Brian Golden, Director

Boston Planning and Development Agency
Boston City Hall, 9th Floor

Boston, MA 02201

Dear Mr. Golden,

It 1s my pleasure to submit this application for ‘Article 80 Small
Project Review,’ regarding 191 and 211 Condor Street Boston, MA 02128.

The proposed projects will consist of a combined total of 23 units; 20 market
rate units and 3 affordable units in accordance with the City’s Inclusionary De-
velopment Program. Both buildings will be served by 25 garage parking
spaces.

The applicant is Boston Real Estate Capital, where I am the managing partner.
Architectural services are provided by Arthur Choo and Company.

Many thanks to you and your wonderful staff at the BPDA for your assistance
thus far. We look forward to working with you on another successful
development project.

Sincerely,
Joe Hassell
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Project Description

This project consists of two separate parcels, a corner parcel at 191 Condor Street.
(0103375000 ) 1s located on the corner of Putnam and Condor Streets, as well as 211
Condor Street (0103319000). Both sites face the water making them a great location for
a new residential development. The sites are currently underutilized commercial proper-
ties. Our plan will revitalize the area, and provide quality, affordable housing with ample
parking for families and young professionals, and improve the area streetscape.

We plan to improve the site with landscaping in the front and side of the property. Major
mechanical systems will be located in the garage/basement level, as well as trash storage
and elevator access. Our proposed building has been designed to complement the style
of the neighborhood through the community process.

Project total cost $6,400,000
191 Condor $2,400,000

Unit Mix, 9 units with 8-11 parking spaces

9, two bedrooms (825-1200 Sq. Ft.)

Parking garage with 11 spots approx. 3800 sq ft
Common areas approx. 3000 sq. ft.

Gross sq. ft. approx. 15,000

211 Condor $4,000,000

Unit Mix, 14 units with 12-14 parking spaces

2 one Bedrooms (700 Sq. Ft.)

12, two bedrooms (825-1200 Sq. Ft.)

Parking garage with 14 spots approx. 5500 sq ft
Common areas approx. 3500 sq. ft.

Gross Sq. Ft. approx. 21,000
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Project Sites

191 Condor St. existing conditions From 211 Condor facing South
Facing North Facing towards 191 Condor

211 Condor existing conditions
inside

211 Condor existing conditions
front
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Neighborhood Context

The project site is in a mostly residential area with commercial properties on the outer
edges. The neighborhood has many new projects being built in the immediate area, and a
few already completed right down the street. We believe that our proposed project inte-
grates well with the current and future surroundings, both in scale and design. It will be a
welcome addition to a growing neighborhood, which is currently lacking hosing options.

129 Condor St. 4 Story Lower Condor St. existing
new development 3.5 Story buildings

Abutting industrial/Commercial property
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Neighborhood Context cont.

There are several other similar projects approved in the area. With the addition of our
project the Condor St. area will be significantly improved and hopefully jump start other
development on the street. Our proposal has a height of 40’ which we believe will com-
plement other new construction projects of this scale in the area, as shown below.

=
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16 Boardman St.

41-43 Saratoga St.



ZONING SUMMARY

ZONING SUB- MIN. LOT SIZE | MIN. LOT AREA | TOTAL LOT SIZE LOT WIDTH LOT WIDTH MAX HEIGHT | SETBACK | SETBACK | SETBACK | MIN. OPEN MIN. PARKING
DISTRICT PER ADD. UNIT MINI FRONTAGE FRONT EA. SIDE REAR SPACE PER UNIT | SPACES PER UNIT

18 =120

Unit Schedule Parking Schedule

~ Name | Aea
UNIT 01 827 SF GROUND LEVEL |621 SF GROUNDLEVEL [6 |

crowo LeveL s [Ts5 X e
11758 SF

Total Unit Count: 9 7986 SF
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211 Condor St.
Zoning Analysis
Anticipated Permits and Public Review

ZONING SUMMARY
ZONING SUB- MIN. LOT SIZE | MIN. LOTAREA |TOTALLOTSIZE| FAR | MAX HEIGHT | SETBACK | SETBACK | SETBACK | MIN. OPEN MIN. PARKING
DISTRICT PER ADD. UNIT . FRONT EA SIDE | REAR SPACE PERUNIT | SPACES PER UNIT
REQUIRED 2000 N/A 2000 08 35 5 5' 30 NONE 20
PROPOSED 2000 N/A 6563 1562(”26,5%3=25‘ 44 ‘ o ‘ 5' ’T‘ NONE 1.3
VIOLATION VIOLATION VIOLATION VIOLATION VIOLATION
~ Zoning Summary
1/8" =1-0"
Gross Area Unit Schedule
Level Area Name Count Area Type
Level 1 629 SF UNIT 1 1 899 SF 2 Bedroom
Level 2 5330 SF UNIT 2 1 873 SF 2 Bedroom
Level 3 5330 SF UNIT 3 1 741 SF 1 Bedroom
Level 4 5330 SF UNIT 4 1 880 SF 2 Bedroom
Total 16620 SF UNIT5 1 827 SF 2 Bedroom
UNIT 6 1 899 SF 2 Bedroom
UNIT7 1 873 SF 2 Bedroom
UNIT 8 1 741 SF 1 Bedroom
Parking Schedule UNIT 9 1 880 SF 2 Bedroom
— UNIT 10 1 827 SF 2 Bedroom
Level Count Description UNIT 11 1 957 SF 5 Bedroot
Level 1 |2 HE 3318 UNIT 12 1 1135SF |2 Bedroom
Level |10 STAGKSS'x 18 UNIT 13 1 1177SF |2 Bedroom
Tt L UNIT 14 1 959SF |2 Bedroom
1

Boston Redevelopment Authority
Boston Public Works Department
Boston Transportation Department
Boston Water and Sewer Commission
Zoning Board of Appeals

Inspectional Services Department

Total Unit Count

2
Article 80 Small Project Review

Curb Cut Improvements

Construction Management Plan(if required)
Site Plan Approval for Connections
Variances/Conditional Use Permits

Review Compliance w/ Building Codes
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Public Benefit

The new buildings will create 20 market rate units and 3 affordable housing
units, addressing the City’s affordable housing policy. Our project will clean
up and utilize an outdated commercial property. Our design will complement
and improve the overall look of the area. High quality, environmentally
friendly, and maintenance-free materials will be used where feasible.

Traffic, Parking, and Access

The new buildings provides approx 1 parking space per unit (23 total units 21-
25 spaces). The garage will be accessed via a new smaller curb cut. This will

create some additional street parking. We are confident that this will cause lit-
tle to no disturbance in the area and will ultimately benefit the community. Pe-

destrians will access the building through small lobbies via a front door off of
Condor St.

Water Quality/Storm Water Management

On-site water management systems will be in place and approved by the Bos-
ton Water and Sewer Commission. We do not anticipate any challenges with
the site.



Construction Management

We do not anticipate any major impact to the surrounding area of the site dur-
ing construction. All materials and equipment can be stored on site.

The developer and general contractor are experienced with building in Boston,
and have a great track record of working well with neighbors during the proc-
ess.

Infrastructure Systems

This project requires no major changes to the current systems in place in the
immediate area of the site.

Community Outreach

We have engaged the community in the process and presented our plans to the
Eagle Hill Neighborhood Association. We made several edits to our plans with
the information and feedback gathered from the surrounding community. We
plan to continue to work closely with the community and neighbors of the site
to ensure a successful development process.
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Article 80 | ACCESSIBIUTY CHECKLIST 19 ;[ 211 Condor st.

Article 80 - Accessibility Checklist

Arequirement of the Boston Planning & Development Agency (BPDA)
Article 80 Development Review Process

The Mayor's Commizsion for Persons with Disabilities strives to reduce architecturzl, procedurszl, attitudinzl, and
communication bz rriers that 2 ffect persons with diszbilities in the City of Boston. In 2008, & Disability Advisory Board was

s ppointed by the Mayor to work zlongside the Commission in creating universal sccess throughoutthe city’s built
environment. The Dizzbility AdvisoryBoard iz made up of 13 voluntzer Boston residents with diszbilities who have been tazked
with representing the 2 ccezsibility needs of their nsighborhoods andincrezsing inclusion of psople with dizz bilitiss.

In conformz nce with this directive, the BDPA has instituted this Accessibility Checklist 23 2 toolto encours ge developers to
bagin thinking zbout access 2nd inclusion at the beginning of development projects, 2nd strive to g0 beyond mesting only
minimum MAAB | ADAAG compliznce requiremeants. Instezd, our g0zl iz for developers to creste ides | design for 2 ccesibility
which will ensurs that the built environmeant provides equitsble 2xperiences for 21l people, regardless of their sbilities. Assuch,
any project subjectto Boston Zoning Article20 Smallor Large Project Review, including Institutional Master Plan modifications
and updates, must complets this Accessibility Checklist thoroughly to provide specific detail 2 bout 2 ccessibility and inclusion,
including descriptions, disgrams, and data.

For moreinformstion oncompliznce requirements, sdvancing best practices, and learning 2bout progressive spproschesto
expand accesibility throughout Boston's built environment. Proponents arehighly encourz ged to mest with Commission staff,
prior to filing.

Accessibility Analysis Information Sources:
1 Americans with Diszbilities Act- 2000 ADA Standazrds for Accessible Design
http:‘'www.sds .gov/2010ADAtand srds_indec.htm

r

Msssachusetts Archttectural Acces; Board 221 CMR

3 Massa chusetts State Buildi ng Code 780 CMR

http:/ ‘www.mass.5ov/e0 pss/consumer-prot-and-bus-lic/license-type/csl/building-codebbrs htm|
4. Mszsszchusstts Office of Diszbility - Diszbled Parking Regulztions

http:/ /'www.m a33.g ov/ anf/d ocs/mod 'hp-p arking-reg uls tion s-sum mary-mod.p df
5. MBTA Fixed Routs Accessible Transit Stations

& City of Boston- Complete Street Guidelines
http://bostoncompletestreets.org/
7. City of Boston - Mayor's Commission for Persons with Disabilities Advisory Board

wiww. basto n.gov/diszbil ity
&8 Cityof Boston Public \'lorls S»dewa lk Reco nstrucnon Pohcy

8. City of Boston- Public Improvement Commission S»dewa lk Café Policy
hittp: ‘'www.cityof boston.gov/imz ges_documents/Sidewalk_cafes_tem3-1845 pdf

Glossary of Terms:

1 Accessible Route - A continuous 2nd unobstructad path of travel that mests or exceeds the dimenszionzl and
inclusiona ry requirements set forth by MAAB 521 CMR: Section20

2 Accessible Group 2 Units - Residentizl units with 2 dditionz| floor spz ce that meet or excead thedimensionzl and
inclusionzary requirements set forth by MAAB 521 CMR: Section 9.4

3. Accessible Guestrooms - Gusstrooms with 2dditional floor space that mestor @xceed the dimenszionzland
inclusionary requirements set forth by MAAB 521 CMR: Section £4

4. Inclusionary Development Policy (IDP) - Program run by the BPDA that preserves sccessto sffordsble housing
opportunities, inthe City. For moreinformation visit: http://www.bostonplans.org housing ‘overview




Article 80 | ACCESSIBIUTY CHECKLIST 191/211 Condor st.

n

more information visit: https://www.boston. gov/pic

Public Improvement Commission (PIC)- The regulstory bodyinchzrgs of menzging the public right of way. For

£ Visitobility- A place's zbility to be zccessed andvisited by parsons with dizs bilities that cz uze functionz | limitations;
where architecturs! barriers do not inhibit sccess toentrances/doors 2nd bathrooms.

1. Project Information:

If this is @ multi-phased or mul ti-building project, fill out @ separate Checidist for each phase/building.

Project Name: 191 and 211 Condor St.

Primzry Project Address: 191 and 211 Condor St.

Totzl Number of Phases/Buildings: 2 phases 2 BulldIngs

Primary Contact Joe Hassell /managing partner/Boston Real Estate

Neme Tiie/ Company/ Email Fhonek Capltal/Joe@bostonrealestatecapltal.com/781-727-7678

Owner / Developer: Joe Hassell

Architect: Marc Sulllvan Choo and Company

Civil Engineer: TED

L=ndsczpe Architect: TED

Permitting: Owner

Construction Manzgement: Owner

Atwhszt stzge iz the project sttime of this quastionnzire? Select below

Application Submitted PNF/ Expanded | Draft / FinalProject BPDA Board Approved

PNF Submitted Impact Report Submitted
BPDAD=sign Under Construction Construction
Approved Completzd:

Do you anticipate filing for any variances with | No

the Mazzz chusetts Architectural Access Board

(MAAB)? If yes, identify and explain.

2. Building Classification and Description:

This section identifies preliminary construction information about the project including size and uses.
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Whatzre the dimensions of the project?

Sitz Ares: 4 576/8 5655F Building Area: 11, 758/16,6206
SF
Building Height: 40 /asFT. Number of Stories: 44Firs
First Floor Elevation: 10,/14, Isthere belowgrade space: Y=z /Nox
Whst istheConstruction Type? [Select most zppropriate type)
Wood Frame X Masonry Steel Frame | Concrats
Whazt zrethe principz | building uses? (IBCdefinitions 2re below - select 2|l zpproprizste that 2 pply)
Residentizl - One | Residentisl- X Institutional | Educational
-Three Unit Multi-unit, Four +
Business Mercantile Factory Hospitzlity
Laborstory / Storage, Utility
Medical endOther
List strest-level uses of the building: parnkeng lobby

3. Assessment of Existing Infrastructure for Accessibility:
This section explores the proximity to occessible transit lines andinstitutions, such os (but not limited to)
hospitals, elderly & disabled housing, and general neighborhood resources. Identify how the area
surrounding the development is accessible for people with mobility impairments and analyze the existing
condition of the accessible routes through sidewalk and pedestrion ramp reports.

Provide = description of the neighborhood
where thiz davelopment iz located andits
identifying topographicslcharacteristics:

Lizt the surrounding sccessible MBTAtransit
lings 2 nd their proximity to development sit
commuter rzil / subway stations, bus stops:

There are many sidewalks with ramps in this waterside
location made up of mostly residential and local

business

Eagle Street @ Lexington St Bus Stop (0.3 Miles) Meridian
St @Condor St Bus Stop (o3 Miles) Wood Island Blue Line
Subway Station (0.7 Miles)
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List the surrounding institutions hospitals,
public housing, elderly snddissbled housing
developments, educstionz | facilitiss, others:

East Boston High Schoal, Early Intervention-E ast Boston
, Mario Umana Academy K-8, Hugh R O'Donnell
Elementary, Little F olks Community D aycare

List the surrounding government buildings:
librarizs, community centers, recreationzl
facilitizs, 2nd other relatad facilitiss:

Boston Bay Marnina, Condor Street Urban Wild,
Boston Logan International Airport

4. Surrounding Site Conditions - Existing:
This section identifies current condition of the sidewalks and pedestrion ramps ot the development site.

I3 the development site within & historic district?
Ifyes, identify which district:

No

Aretheresidewslks and pedestrizn ramps
existing atthe development site? Ifyes, listthe
sxisting sidews [k and padestrizn ramp
dimensions slopss materizls, and physicsl
condition 2t the development site

Concrete, fair condition, we will be replacing after cons
truction so they will be brand new and perfect.
Dimensions and slopes are unknown at this point
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Arethe sidewz ks 2nd pedestriznramps
existing-to-remazin? If yes, have they been Concrete, fair condition, we will be replacing after cons
verified 23 ADA | MAAB compliz nt (with yellow truction so they will be brand new and perfect.

composite detectzble wamingsurfaces, castin Dimensions and slopes

concrete)? If yes, provide description and e
photos: are unknown at this point

5. Surrounding Site Conditions - Proposed
This section identifies the proposed condition of the walkways and pedestrian ramps around the
development site. Sidewalic width contributes to the degree of comfort wolking along a strest. Narrow
sidewal ks do not support lively pedestrion activity, and may create dongerous conditions that force
people to walk in the street. Wider sidewalis ollow people to walk side by side and pass each other
comfortably walking alone, walking in pairs, or using o wheelchair.

Arethe proposed sidewslks consistent with the
Boston Complets Street Guidelines? If yes, No
choose which Strest Type was zpplied:
Downtown Commercizl, Downtown Mied-use,
Neighborhood Mzin, Connector, Residentiz|,
Industrizl, Shared Strest, Parkwey, or
Boulevard.

Whatzrethetotzldimensons znd slopez of the
proposad sidaws lks? Listthe widths of the Unknown
propozed zones: Frontzge, Pedestrizn and
Furnishing Zone

Lizt the proposed materizls for each Zone. Will
the proposed materizls be onprivate property | All will be concrete and granite curbs or whatever the city

or willthe proposed materizls be on the ity of requests.They will be stored on private property.
B oston pedestriz nrig ht-of-wzy?
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Will sidews |k cafes or other furnizhings be
programmed for the pedestriznright-of-way? If | N/A
yes, what are the proposed dimensions of the
sidewszlk czfe or furnishings 2 nd what will the
remzining right-of-weay clesrance be?

Ifthe pedestrizn right-of-way isonprivats
property.willthe proponent sesk & pedestrizn NA
ezsement with the Public Improvement
Commission {PIC)?

Will 2 ny portion of the Project be going through
the PIC? If yes, identify PIC actions and provide No
detzils

6. Accessible Parking:
See Mossochusetts Architecturol Access Boord Rules and Regulations 521 CMR Section 23.00 regarding
occessible parking requirement counts and the Massochusetts Office of Disobility - Disobled Poridng
Reguiations.

Whatis the total number of parking spac
provided 2t the development site? Will these be 1014
inz parking lotor garage?

Wheztizthe totz]l number of zccessible zpaces
provided 2t the developmentsits? How many of | None needad
thes zre”Van Accessible” spaceswith anEfoot

zccess zisle?

Will 2y on-strest scces=ible parking spaces be
required? Ifyes, hasthe proponent contacted No
the Commission for Persons with Disabilities
regarding this nesd?

\Where isthe sccessible visitor parking located? On strest

Hzs 2 drop-off area been identified? If yes, willit
be sccessible? No
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7. Circulation and Accessible Routes:
The primary objective in designing smooth and continuous poths oftrovel is to creote universal occess to
entryways and common spaces, which accommodates persons of ol abilities and ollows for visitability
with neighbors,

Describe 2ccassibility st each entrywsys
Example: Flush Condition, Stairs, Ramp, Lift or Ses sttachad
Elevator:

Arethe zcceszible entrances and stzndard
entrance integrated? Ifyes, descrbe If no, what | Yes
izthe rezzon?

ifproject is subject to Large Project
Review/Institutionol Master Plan, dexribethe
sccessble routssway-finding | signzgs N/A

i
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8. Accessible Units (Group 2) and Guestrooms: (If applicable)
In order to facilitate access to housing and hospitolity, this section addresses the number of accessible
units thot ore proposed for the development site that remove barriers to housing and hotel rooms.

Whatis the totzl number of proposed housing
units or hotel rooms for the development? 14

Ifa residential development, how mzny units
zreforzzle? Howmany srefor rent? What is

the brezkdown of marketvzlus units va. IDP Allforszle 13% IDP
(Inclusiona ry Development Policy} units?

Ifa residential development, how many
sccessible Group 2 units 2re being proposed? Nongs

Ifa residential development, how mazny
zccessible Group 2unitzwill 2lz0 be IDP units? If | NJA will 2dzptif needed
none, dezcribe rezzon.

Ifo hospitality development, how mzny N/A
zcceszble unitz will fezture 2 wheel-in shower?
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Will zccez=ible equipment be providad 2z well? if
yes, provide amount and location of
egquipment. No

Dostandardunits have architscturz | barriers
that would prevent entry or use of common No
space for persons with mobility im pairments?
Example:stzirs [ thresholds stentry.step to
bzlcony, others Ifyes, provide rezson.

Arstheresinterior elevetors, ramps or lifis

loczted in the development for sccess zround
architecturzl barriers and/or tozeparats Yes, elevator goesto sl floors from theground floor
floors? If yes, describe:

9. Community Impact:
Accessibility and inclusion extend past required compliance with building codes. Providing an overall
scheme that aliows full and equal participation of persons with disabili ti es makes the development an
asset to the surrounding community.

Is this project providing anyfunding or
improvements to the surrounding
neighborhood? Examples: dding extrz street
trees, building or refurbizshing = local park or N/A
supporting other community-based initistives?

Whzatinclusion elements does this development
provide for persons with disz bilities in common
socizl and openzpaces? Example: Indoor N/A
sesting andTVs

incommon rooms outdoor seating and
barbeque grillzin yard. Will zllof thess spaces
znd festures provide sccessibility?

Are 2ny restrooms planned in common public

spaces? If yes, will any be single-stall, ADA No
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