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McDERMOTT
QUILTY &
MILLER LLP

28 STATE STREET, SUITE 802 30 ROWES WHAREF, SUITE 600
BOSTON, MA 02109 BOSTON, MA 02110
VIA HAND DELIVERY

May 16, 2018

Brian P. Golden, Director

Boston Planning & Development Agency
One City Hall Square, 9™ Floor

Boston, Massachusetts 02201

Re: Article 80 Small Project Review Application
30 Penniman Road, Allston, MA

Dear Director Golden:

As counsel to Jumbo Capital Management, LLC, the owner-developer of the above referenced property
(“Proponent”), I am pleased to submit the enclosed application for Article 80 Small Project Review.

Situated on approximately 11,639 square feet of land at 30 Penniman Road, in Boston’s Allston
Neighborhood and nestled between Cambridge Street and the Massachusetts Turnpike, the proposed project
contemplates a new seven (7)-story (six stories with a stepped back seventh level), 46-unit residential
condominium building above ground-level parking for 42 total vehicles utilizing a mechanical parking system,
lobby utility spaces and two (2) artists’ loft live/work spaces on the ground level with direct access outside; six (6)
of the residential units will be affordable. The proposed project revitalizes an under-utilized property site which
was previously damaged by a fire causing portions of the existing building to become uninhabitable, thus
necessitating the instant proposal to construct a new building with much-needed residential units, which conform
to the character of the surrounding neighborhood, future development and the abutting residential subdistricts.

The Proponent is in process of conducting extensive outreach with nearby and abutting property owners,
area residents, local elected and appointed officials and agency staff to seek and integrate neighborhood input into
its development program, at community meetings before the Brighton Allston Improvement Association and the
Allston Civic Association (“ACA”), where the resulting input has been to address this existing distressed building
and provide additional homeownership opportunities. In this regard, the Proponent has also recently constructed a
36-unit condominium building with 35 parking spaces at 20 Penniman Road and worked with the ACA on home
ownership opportunities in this immediate neighborhood over the past few years. As a result of this preliminary
outreach and continued dialogue with the community, the Proponent is now pleased to submit the enclosed
application for Article 80 Small Project Review.

Thank you for your consideration of this application, and I look forward to working with you towards a
successful outcome.

Very truly yours,

PRl

Joseph P. Hanley, Partner
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1.0 EXECUTIVE SUMMARY

1.1 Introduction

Project Name: 30 Penniman Road
Address/Location: 30 Penniman Road, Boston, MA 02134
Assessor’s Parcel #: 2201822010

Jumbo Capital Management LLC (the “Proponent”) proposes to construct a new seven
(7)-story (six stories with a stepped back seventh level), 46-unit residential condominium
building above ground-level parking for 40 vehicles utilizing a mechanical parking system
as well as two (2) accessible parking spaces in the parking garage, lobby utility spaces,
bike room, and two (2) artists’ loft live/work spaces on the ground level with direct access
outside; six (6) of the residential units will be designated as affordable (the “Project”). The
Project is proposed on approximately 11,639 square feet of land at 30 Penniman Road, in
Boston’s Allston Neighborhood and nestled between Cambridge Street and the
Massachusetts Turnpike (the “Site” or “Project Site”). The Site is generally bounded by
Penniman Road to the west, a newly constructed residential building to the north, a
surface parking lot to the east, and a brick, one (1)-story building to the south. The Site is
relatively flat and is currently occupied by a non-descript four (4)-story brick building that
takes up most of the Site. The existing building is approximately 29,200 square feet with
eight (8) artist live/work spaces, nine (9) residential units and three (3) commercial units
and has no on-site parking.

1.2 Proposed Project

1.2.1 Project Site and Context

The Site is identified in the public records of the City of Boston (the “City”) as 30
Penniman Road, Ward 22, Boston, Suffolk County, Massachusetts with Parcel No.
2201822010. The Site has an assessing classification of 13 (Multiple use Property / RES
/COMMERCIAL USE) and the last approved legal use of the four (4)-story building on-
site was eight (8) artist live/work spaces, nine (9) residential units and three (3)
commercial units, including health club, restaurant and sound studio per BOA#621947
(collectively, the “Existing Conditions at the Premises”). See Figure 3-1 for the Project
locus and Figure 3-2 for Project aerials.

Based on conversations with the Boston Water & Sewer Commission (BWSC) for
neighboring projects, it is anticipated that the existing utilities in the adjacent streets

Small Project Review Application
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have adequate capacity to serve the Project. An existing 10” water main and 12”
separated sewer main, both owned by BWSC, run west of the Site along Penniman
Road. An existing 12” separated storm drain main, owned by BWSC, is located
approximately 50 feet south of the Site along Penniman Road. No existing catch
basins are in proximity of the Site.

An adjacent new development to the north and a proposed development to the
south and east both have stormwater management systems the Project anticipates
utilizing for its own stormwater management. The proposed water, sewer, and drain
connections will comply with BWSC.

Please see Figure 3-3 and Figure 3-4 for neighborhood photographs showing further
context of the Project.

1.2.2 Project Description

The Project proposed at 30 Penniman Road in Allston is a new seven (7)-story
residential building to replace the severely deteriorated four (4)-story mixed-use
building presently on-site. There will be a ground floor with lobby, package room,
trash room, bike parking area and 42 vehicle parking spaces as well as two (2) direct
exterior access artist live/work spaces. The upper floors will contain an additional 44
units of residential for sale condominiums. This building will share an exterior at
grade courtyard with the adjacent Penniman on the Park condominium located to
the north as well as the open landscaped spaces and amenities proposed in the 40
Rugg Road Mixed-Use Development adjacent to the Project on the south and east
sides. Specific units are designed to provide ownership opportunity to purchase
live/work space units for artists which have a long history of being located in this
area. As the last piece to be developed on the block of Penniman Road, Braintree
Street and Rugg Road, the new building will relate in materials and scale to align
with the other buildings to form a cohesive community.

The new building will be approximately 47,640 square feet with 46 units of home
ownership residential condominium units on the upper 6 floors. There is a mix of
studio, one-bedroom, two-bedroom, and three-bedroom units. Unit amenities will
include individual HVAC, laundry, hot water, open concept living and 9-foot ceilings.
Some of the units will have balconies and the top floor, which will be set back from
the street and the adjacent building, which has roof terraces.

Small Project Review Application
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2.0 GENERAL INFORMATION

2.1 Proponent Information

2.1.1 Project Proponent

Jumbo Capital Management LLC
1900 Crown Colony Drive Suite 405
Quincy, MA 02169

Jay Hirsh

Stephen Laverty

Bradford Spencer

The 30 Penniman Road development will be wholly owned by Jumbo Capital
Management LLC, for which it or all/some of its Principals will be the Managing
Member. This entity’s EIN number is 26-4715909.

Jumbo Capital Management LLC has been defined as the Project’s Developer and will
be responsible for all project oversight. An affiliate of The Michaels Organization will
participate as a Special Limited Partner.

2.1.2 Special Limited Partner

The Michaels Organization
3 East Stow Road
Marlton, NJ 08503
Kristina Vagen
Jay Russo

The Michaels Organization, or an affiliate thereof, will participate in the 30
Penniman project as a Special Limited Partner in the LLC noted above. The Manager
of this Special Limited Partner, like all of TMOs affiliates, is expecting to be Michael J.
Levitt with the address of 3 E Stow Road, Suite 100, Marlton, NJ 08053. Michael J.
Levitt is also the sole member of the Michaels Holding Company |, LP, who is the sole
member of The Michaels Development Company |, LP who D/B/A the Michaels
Organization.
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2.1.3 Development Team

2.1.3.1 Counsel
Legal:

McDermott, Quilty & Miller LLP
28 State Street, Suite 802
Boston, MA 02109
617-946-4600
Joseph Hanley, Esq.
Nicholas J. Zozula, Esq.

2.1.3.2 Project Consultants and Architects

Architect:

Civil Engineering &

Permitting Consultant:

Landscape Architects:

2.2 Public Benefits

O’Sullivan Architects, Inc.
606 Main Street, Suite 3001
Reading, MA 01867
781-439-6166
David H. O’Sullivan, AlA
Erion Nikolla, LEED Green Associate

Bohler Engineering
45 Franklin Street, 5™ Floor
Boston, MA 02110
617-849-8040
Stephen Martorano, PE
Timothy Hayes, PE

Bohler Engineering
45 Franklin Street, 5™ Floor
Boston, MA 02110
617-849-8040

Matthew Mrva, RLA

Jay Emperor, RLA

The proposed Project will offer many public benefits to the Allston neighborhood and to

the City of Boston, including the following:

e Revitalizing an underutilized property, which was previously damaged by a fire causing
portions of the existing building to become uninhabitable, with construction of a new

building providing much-needed residential units that conform to the character of the

surrounding neighborhood, future development and the abutting

subdistricts.
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e Maintaining two (2) artist loft live/work spaces on the ground level with direct access
outside.

* Replacing a non-descript and damaged building with 46 new residential units of much-
needed high-quality housing, of which six (6) will be affordable in accordance with the
City’s Inclusionary Development Policy (“IDP”), and including related improvements in
site, landscaping and pedestrian and vehicular access.

¢ Introducing new neighborhood residents who will provide support to the local
community and utilize local businesses, including a project scope and scale that is
intended to further the residential policy goals of Boston Mayor Martin J. Walsh’s 2030
Housing Plan.

* Encouraging alternative modes of transportation through the use of bicycling, walking,
and public transportation due to the walkable proximity of the new Boston Landing
Commuter Rail station, the numerous bus lines along Cambridge Street and Brighton
Avenue, and the MBTA Packards Corner Green Line Subway Station.

e Generating hundreds of thousands of dollars in new property tax revenue annually to
the City.

e Estimating approximately $ 15 million in construction costs, the proposed project will
result in the creation of approximately 100 new construction jobs over an 18-month
period.

2.2.1 Anticipated Employment Levels

The Project is expected to bring approximately 60 new residents, whose spending
power and economic contribution are expected to support numerous local jobs and
infrastructure. As a part of the construction process, the Project will provide
temporary construction jobs. Furthermore, the Project’s proximity to the Boston
Landing MBTA Station will create corresponding economic development. The
Proponent will work closely with local community leaders to ensure that the
Project fosters opportunities for employment.

2.2.2 Future Activities and Programs

By transforming an underutilized site into a vibrant residential location, the Project
will contribute substantially to the improvement of the pedestrian environment,
the potential adjacent retail and service vitality of the neighborhood, and the urban
design and architectural character of the Allston/Brighton area.

2.2.2.1 New Market Rate and Affordable Housing Units

The Project will provide 46 units of much-needed housing and will satisfy
the City’s IDP by designating 13% of the total units as affordable (six (6)

Small Project Review Application
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affordable housing units). The affordable housing units will be
constructed on-site and be reserved for low income families in
accordance with IDP regulations, and the unit sizes and unit mix will be
consistent with current Boston Planning and Development Agency (BPDA)
policies on affordable housing.

2.2.2.2 Incorporation of Artist Space and Work

The Proponent recognizes the value and impact artists and their art have
in the Project’s neighborhood and is thereby allocating two (2) of the six
(6) on-site affordable units for City of Boston certified artists. The artist-
reserved units will integrate specific accommodations, such as larger unit
entrances with direct exterior access, flexible floor plans, high ceilings and
more modest finishes, to make the space more applicable for artist use.
The artist-reserved units will be adjacent to one another on the ground
floor and will have access to the artists’ gallery and workspace reserved
for them in 40 Rugg Road Mixed-Use Development Building C. Each artist
will be provided space on the first floor of Building C for gallery and/or
work space. Furthermore, artwork will also be displayed in common areas
throughout the building.

In addition to providing affordable housing for artists, the Proponent
intends to work closely with the artists who will call 30 Penniman and 40
Rugg Road home, as well as the artist’'s community as whole, to
incorporate public art components throughout the development, which
may include wayfinding signs, artistic bike racks, outdoor seating, and
plantings and associated landscape architecture.

2.2.2.3 Improved Pedestrian Amenities

The Development Team will work closely with the Boston Public Works
Department and is committed to improving the pedestrian experience
along the Penniman Road frontage. These improvements will provide
ADA/AAB compliant routes and adjacent landscaping. Public way
improvements will adhere to City of Boston standards as well as the
recommendations outlined in the Brighton Guest Street Area Planning
Study (Planning Study). The Planning Study was developed by Sasaki
Associates, the private developer, the City of Boston, and the Boston
Redevelopment Authority; it underwent eight (8) months of community
input and was issued in March 2012. The Planning Study establishes a
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long-term vision for the area as an innovative and vibrant mixed-use
urban destination.

The Planning Study considered Penniman Road a “neighborhood street”
and our proposed streetscape for the Project will be consistent with the
vision of the neighborhood street.

2.3 Regulatory Controls and Permits

2.3.1 Zoning District

The Project is located within the City’s Allston/Brighton Neighborhood Zoning
District and within its Braintree Street Local Industrial 1 (LI-1) Subdistrict. It is not
within any overlays or historic districts, but is subject to Parks Department Design
Review under Ordinance 7.4-11 due to its proximity to the Penniman Road Play Area
across the street. Map 7B/7D of the Boston Zoning Maps, adopted by the Zoning
Commission of the City of Boston on November 6, 1991, effective November 13,
1991, as amended effective May 25, 2016, governs the Project Site as does Article 51
of the City of Boston Zoning Code (the “Zoning Code” or “Code”).

2.3.2 Project Uses

The Project will require a Use Variance for the proposed extension of the Multifamily
Residential Use, which is a Forbidden Use under the Zoning Code. Although the
Project Site was granted a Variance for Article 51, Section 19, Multifamily Residential
Use Forbidden in 2016 under BOA#621947 and ALT#588037, the relief granted was
for nine (9) residential units within the existing building and the Project’s proposed
46 units does not qualify as an extension of a nonconforming use as it involves an
increase of more than 25% of the nonconformity (see Section 9-1 of the Zoning
Code: Extension of Nonconforming Uses). The proposed two (2) artist live/work
units are existing conditions on the premises as also approved by BOA#621947 and
ALT#588037.

2.3.3 Applicable Dimensional Regulations

The Project will include approximately 47,640 gross square feet on a site that consists
of approximately 11,639 square feet of land, for a resulting projected floor area ratio
(“FAR”) of approximately 4.1. The LI-1 Zoning Subdistrict establishes a maximum FAR
of 1.0. The applicable dimensional regulations under the LI-1 Zoning Subdistrict
require: no minimum lot size, no additional lot area, no minimum lot width, no
minimum lot frontage and no minimum side yard. The applicable dimensional
regulations require a maximum building height of 35 feet, a minimum front yard
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setback in accordance with Section 51-45.1 (Street Wall Continuity), and a minimum

rear yard setback of 20 feet, as well 50 square feet of Usable Open Space per

Dwelling Unit. The Project will also require variances for insufficient off-street

parking, off-street loading and off-street parking design and maneuverability (due to

the use of stackers). The Project applies to the dimensional regulations of the Code as

follows:

Table 2-1: Dimensional Regulations

Dimensional Braintree Street Local Proposed Project Zoning Relief
Regulation Industrial 1 Subdistrict Conditions Required
Minimum Lot Size None 11,639 SF None
Minimum Lot Area None N/A None
per Dwelling Unit
Minimum Lot Width None Approx. 115.6 FT on Penniman None
Approx. 102.3 FT Rear

Minimum Frontage None 1156 FT None
Maximum 1.0 FAR 4.1 FAR Yes
Floor Area Ratio
(FAR)
Maximum 35FT 80 FT Yes
Building Height
Minimum Usable 50 SF per unit; 2,300 SF 2,700 + FT; 58 SF per unit None
Open Space per required
Dwelling Unit
Minimum Front Yard None, but see Section 54FT None

51-45.1 (Street Wall

Continuity)
Minimum Side Yard None 6 FT None
Minimum Rear Yard 20 FT 14 FT Yes
Minimum Number of 2.0 parking spaces per 40 parking spaces; 2 accessible Yes
Parking Spaces dwelling unit for 10+ parking spaces
units; 0.7 parking spaces
per dwelling unit for
affordable housing
(84 spaces total)

Small Project Review Application
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2.3.4 Transportation

Transportation/ Parking

Currently, there is no parking on-site. On-street parking is provided immediately
adjacent to the Site on the east side of Penniman Road. This parking is unregulated
with no posted restrictions other than street sweeping.

Per Article 51 of the Zoning Code, 84 parking spaces are required for the 40
residential units and six (6) affordable housing units being proposed. The Site,
however, is located less than one quarter of a mile from the new Boston Landing
MBTA Commuter Rail Station and near several MBTA bus routes, including: 51, 57,
57A, 64, 66, 501, and 503, which provide connections and access to other parts of
Allston and Brighton as well as downtown Boston. Additionally, the Site is located
approximately 0.5 miles from the Harvard Avenue Station of the MBTA Green light-
rail system. The project’s proximity to these pedestrian amenities is reflected in the
“Walk Score” for the Project Neighborhood, which scores a 94 where daily life and
errands do not require a car. Therefore, the Development Team aligned the off-
street parking with the parking goals outlined by Boston Transportation Department
(BTD), which recommends a maximum of 0.75-1.25 parking spaces per unit for
residential projects in the Allston/Brighton neighborhood.

The Project proposes a mechanical parking system with 40 parking spaces as well as
two (2) accessible spaces for residents thereby meeting the BTD guidelines (0.88
spaces per 1000 square feet). The parking structure entrance will be located on the
north side of the building and vehicular access will be provided from Penniman
Road.

Loading
The driveway proposed for residential access to the automated parking structure

will also act as access for trash pick-up.

2.4 Public Review Process

The table below sets forth a list of federal, state and city agencies which permits or
other actions are expected to be required:

Small Project Review Application
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Table 2-2: Federal, State, and City Agency Permits and Actions Excepted or Required

Agency Name Permit / Approval

FEDERAL
United States Environmental Protection Agency  National Pollution Discharge Elimination System

STATE

Department of Environmental Protection, Air Plans Approval;
Division of Air Quality Control Pre-Construction Notice
Massachusetts Water Resources Authority Construction Dewatering Permit

CITY OF BOSTON
Boston Landmarks Commission Article 85 Demolition Permit
Review and Approval

Boston Planning and Development Agency Article 80 Small Project Review;
Cooperation Agreement; Affordable Housing
Agreement; Community Benefits Agreement;
Final Design Review Approval; Certification of
Approval

Boston Water and Sewer Commission Site Plan Approval;
Construction Dewatering Permit;
Stormwater Connection

City of Boston Committee on Licenses Flammable Storage License to Erect a Parking
Garage

City of Boston Inspectional Services Department Building and Occupancy Permits; other
construction
Related permits

Boston Public Improvement Commission Potential Street and Sidewalk Occupation Permits;
Specific Repair Plan; Curb Cut Permit; Pedestrian
Easement

Boston Board of Appeals Approval of Zoning Relief for Project, as required

Boston Parks Commission Approval of construction within 100 feet of a park

* This is a preliminary list based on Project information currently available. It is possible that not all of
these permits or actions will be required, or that additional permits may be needed.
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3.0 DESIGN COMPONENT

3.1 Site Context

In order to better understand the existing conditions and infrastructure on and
immediately adjacent to the Project Site, a boundary, topographic survey and utility
survey was obtained. The ALTA-NSPS Land Title Plan, inclusive of metes and bounds, can
be seen on Figure 3-5.

The Project is subject to land use controls contained in the Zoning Code. In accordance
with Article 80 of the Zoning Code, the project is subject to the requirements of a Small
Project Review because less than 50,000 square feet of gross floor area is being
constructed.

The Project is located within the Allston-Brighton Neighborhood District, governed by
Article 51 of Zoning Code and is also located in the Braintree Street Local Industrial
Subdistrict designated LI-1. As previously stated, the Site was included in the Planning
Study, which establishes a long-term vision for the area as an innovative and vibrant
mixed-use urban destination. The Project has been designed in accordance with this
vision and the proposed redevelopment is aligned with the Planning Study’s goal to
introduce more residential in this area, specifically home ownership opportunities.

To the extent possible, the Project has been designed to comply with the applicable
zoning requirements. Although the Planning Study identifies “residential land uses” as
one of the most viable in the area and establishes a long-term vision of the area as an
“urban mixed-use destination with vibrant community and residential uses,” multifamily
dwellings are not permitted under Article 51. In response to community feedback
received during the 40 Rugg Road Mixed-Use Development BPDA process, there was a
strong desire to add home ownership opportunities in this block. Under the current
zoning, the applicable dimensional requirements for the Site include a maximum FAR of
1.0 and a maximum building height of 35 feet. However, the Planning Study recommends
that this area have an increased FAR and a height limit of 60-110 feet (6 to 12 stories).
Therefore, a variance relief from the Zoning Board of Appeal will be requested.
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Figure 3-1: Aerial Locus Map
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Figure 3-2: Aerial Views of Existing Site

PROJECT SITE &

AERIAL VIEW OF SITE LOOKING SOUTH-EAST
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Figure 3-3: Existing Conditions Photographs
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Figure 3-4: Existing Conditions Photograph

STREET VIEW OF SITE LOOKING WEST ON EMERY ROAD

Small Project Review Application
30 Penniman Road 3-5 Design Component



Survey

Itions

Existing Condi

Figure 3-5

WI940T 'ON 12aroud 240 1 ON JITHS aﬂa“ L_,h “ !:lnzuhwﬂ.. - \,hn..u\..‘.wuj.__ b ot Pl U — 0 105 e SIUON 304 Z LI3MS F3S
SeveELE (D) 63 v 622 (a0) oot || I i S e TIvM 0 a1 IOV 1005 P
CORI0 VI "UmiBUNG ‘Susey A2y ¥Z SOEG uvg SN SHOSSISSY 38 oML [
wioE/vifot LM~ 40-1HOM LIS NOUVATIZ L83 -
| oo ousm om ouscs W Sv NO WIOHE L0} NoUWATTS =
“oniiIAsNGS AOID IS0 CUW IT e .ﬁiﬁﬁﬁ o g
9102 "PT HSG0L00 FAVA  0Z =.) WIS < et S e R T ST 3
VA ‘NOLSOd NiVR SV o ﬁ Mﬁn .M_
W i ——— s oo v
@ NVIINNGD 0¥—8E ¥ 40I—0T GNV 2 ,
IS FFHINIVHE P6—94 Q=
‘ay HonNy o ¥ 26-82 (] |
NOILVZINVOHO STAVHOIN SHL 2 |
404 QIAVITAS m
o .E:Equﬁim\mz%mﬁwmﬂ 7 GO 90 71 WAL ANAGNIS, ALISHSANTY ANYANGD T JaviaLs 01
NVId JTLIL ONVT SASN—VITV VG

DU0Z oM SN WISNGOD 0037 Q)

Qﬂwqm (3am ,0v - orEnd) UQC\M m

E-S

oy _lu:i E L
todigwe-r

o7

s AR viT0

soNId XRIGNIE"®

T
W Gisez s
w
a 0
] 1
sgnang 3 212
INUSXT ° b = i
AHOLS Z/1 i—t m y R
wuex  awy  o||®
i 2 onaing Pl
vt E] v T s ¥
AHOLS 04 or—sed F i i RO,
z Zr-orF 8 \ Ly
p oz§ g -
j ] :
o) LSl ALTY3H NN AL -
HINSI O A = 3
= A
AN 2
oif oe— L r
G L s 0951 3 LR N N D - N 1
Ly | Jﬁ 55— PR s S S p
i 0
7 Wi P h G ] o
sl Bl . ; 23
L] 5T ! ot £ B
g ——T mk_d L e

Q«d@ o on ) Zwﬁﬁ?&.@&

Design Component

3-6

Small Project Review Application

30 Penniman Road




NT9481 “ON IOFIOHd 240 & 'ON LIHS

O 807 (184) 121 E¥E LT (18L) Pooud
£0810 Y ‘USiBung snusky 4oy 72

RO G w1 A
SNILINSNOS AO3IAD

|70z Z AuvnugEd EIvd 02 =.F GTv8
VI ‘NoLsog
Gy NVAINNId 0F—8E ¥ d0T—-0F NV
LS HIYINIVIE #8-9
‘ay DoNd ov ¥ 2E-82
NOILVZINVOHO STAVHOIIN FHL
d04 qIAVdaud

VA (NOISTY) NOLSOG
aVoY NVWNINNId 8¢ — &7
NVId TTLIL ONVI SdSN-VITV

$I0Z oM DN ISNG2 0039 D)

uvg
9102/1/01

AT S S B B USRS S LovRS 0]
AVILIEID S JH0AASS

¥EIZ0 oW (NOISTIV) NOLSOE SK3\Y GVASYH BFi SSRIGOY

#I07 '9Z AMYNMIE CILVO LSNAL 4O NOUYAVION 230N LSO

ALTV3N TIINVHE Tl 0 STSAHL DIIVI0d TIVHOW P XOWSTH IV
U0 00Z 9i ISHONY LVC LSTALL JO NOLYAVIOIT AION “LSOM(
AUV 3908 FHL A0 STASNAL AN L1035 o PO XONS3Y VN

TEIRD

Sueais 0 $3005 S GN Y T 4V O 10 80 TEWY B0 N
o LSS v AME B N AT T LR TS T
Uil (TS B RO (334 KN 04 S TRION TSRO U0 QTN
G T S O (0N EAPUD 0 T B 40 RTINS IS
o Ny L LACRLOWES LG VS 10 GRS SNOUTLSA

"R WHCH ENEPALR ONTCUDRINT T 40 W01 B T

250 AG AVM 40 LHOW OII STHOVORGNT OO 90nY +4f 1v Snawng  (B)
86 A8 ALUIIONS SHULNGY OLNO

SIOVOMONT OVOH NVAINNGS ZE—00F ONY Os—8ed HIOAL38 oweng (%)
TINIAROVORONT

By 4o A vend eq Buunsu SO PanSUG: BQ 10U IS PUG UG wuapy yo ssednd
T T 1 e o B o Ly S B

At Ao B o SeSIEn R 11095 1 Ul YAsey SIoN Ussieq pun X3 seoa 15 SN 3t

wam pony word w0 umous THF

sraey-summasis von
Toog it For mow) pooy Amug jo burey Gi

oliod ‘5828 ¥00F U PeREo U0IS0G JO D 84 £G

2 TRV P 30V Si2TdY~ 9FT B0 GELTG FOOG U pepsare. {uoduiog 3o
SYISN G 1l 4120y SSAUBIS 47 SNERLL WAVERY NOR U B UL K2 ISWSSOT v

(9241 8107 Eoau)
[ TNV Sto31ev- Busweubicy uojso so Ao un pew word wo waows 755 U80S TEZD
i.-........l!iin‘:ns:\-kliézb:..:i.iiiuég.

z 0wV
¥ 1 TV SIOIAY = £ | IOV DI995 ¥00G f papiooas Jany Lyoay posy wouuiey
F o SiEral D71 ‘jusssmbason Kiideo oqury B OT] JeedS RIS 26 A3 |Wunely
USROUPIOGNS © AQ PRSEID S SLERE | DN JWA] SO pay Uoieed Jo ANQ 84 A
sos0dind yone 40j JuRLBs] O O LK) W) PuD jeess LDUsuUeg jo pnokor e w0y Bues Zi

1 TN SL034av L1 9B ‘ST995 005 W 5999 40 AaSeu $08 in papuens
ey Ayosy pooy wousisg 0F JO EUHdE‘}E‘!Uﬂa'ﬁ
Lmies10 2 4q jumumssdy LooURLRIRS 47 PR0%0 £ YESERy DN iueuncog S0 oy pi
DI UOET BT RTY ur pepucons CLOZ 24 Lionugey §§b$‘gSEE
SO SRR WO DUDHY OF JENIL AYCNY BRNUDAG JO SRJENY| 1030804 MOV way juswesny i

Poi0p DU Aipuno euEuns pus 0 SeRaK D) WeR)eq pus Aq jusune.ly on fidd G

+ Toava SIoT—
964 SO0 /39 WOOG Y PRPIGOR) PUO GSHSST MQUAN juswnsog S5 paE 2364
Uf AP Poiop. U ApumDT eusgeing pup 09 seacts 0 Usem}aq puo Aq jeusby s Aed B

wdow puo 5088 108a0(p0 0 40 $PuNS el i Buals Sesusesd pesnsy
5 4o SULOD 880 O] PUB 1y OIS PEILS BRI BUD 4GNd U1 J5 SN PUD O) L L

w0l
Pim 51 Ja 10U 810 (Erm 309 S BITIEDD KNG SREND OSSR UD SWNT) O10I8S O D

20, g 8y o Ao 10u U0 e0r 4q pesodun
PRGN BYDCRNY SO BOJCIRN (DI ROW K KO0 VNSRS Sy UR B 0] N 20 it Auy 5

quewgcs s A9 posrco
sseg alobpow o jwRmic 10 SJOISD ) SN p PRI 4o aanbI0 pains pesodssd )
108 8 G} RO NG ORIy S100 BNISEHE $) 6] JAIDRSANS BUNDELID Ko S0I030I 20900 B0
o) Supiooods jiy) PSI0AS HuD i RO BE O SUED SEMPO TDQUIDG U %G

30008 AN AT UNCUS JoU BID YA PUD ‘SEOSP Pnon Asns 1364103 D UM
53y 2o MU B TUSUKE00RI VAR Uf P60 Weu] AUOPUNOT U BIAYUID BHOUNNDNG ¢

weoyeund o) )y o wonde Sus Jeym peoes
uged ey 43 unoys jou uoesessod 1 salOd Ko SewsEey juDUe) juesaxd JO SUNOR K0 SV T

]
UoyessESOd Uy DT Jo AATESy BUNOW 47 O PUO) PYDE JO U3 U AQ pEUCLEIES 99
Pivom (um 1G 0201 G 20 AT MOUT 10U 30 N AV o TysEI T % Aoy 1

Huodun) eyi 4o LONIYIS Sy O] Jo pesodsp
0 w08 641 smUn Bumopoy 8 €1 SUGIdBIKE UGN 1em Penss o9 6 said w0 Aaed el

T I9vd § JINTIATS

suoy)desw3 9SI06D00098 ON s

2001 (05°61) 00105 Puo wesieuy Pucy W suvy o Ay o mou pusy g

SOV o 1134 20w005 #C T2 0 VY WY S
AN 40 (g It 0L QVOH 390 40 TS OV B4

NG L334 (5190) KON s ALY o i3 AL B Sas S0 TS Y 8 8T §
Ty ooy oo 0 DS v B

L0 TN o O 1324 (TR ST G D S IR 0 ) WL ¥ 8 B0 §
V0N 99 00 TS ARSI e o1 LIS TNV S T

L o) DR 25 LI Do NS A A B 5 VIS0 ¥ 3 00 §
oran sames P LuNanOs ML 01 OV MmO 0 ReDTS AT

ST P SRR B IR B S T e e 50 Bz ¥ 3 0507
vcu avow w0 PTG
cuicns D 10 00 ¥ 0 SO S 40 K 8 WON O 48

s e 10vs i E14 (O 000) SRR OMEE Y IR S 45 KINVISD ¥ B LONBELD
ey

N ¥ G LT84 GO SHUHINW LINS NV LT Al TN 8040 TAVISD ¥ 3 BRI W
0 A 0 AON Y W 04 1S s ovs o sy SR

e R R S S TR o i B B Ve ovnro

TN 4324 (OFTOL) SHITIONTH ALEME WY QUL TRONTY N0 40 FONVISIO ¥ 3 06658 W

o . 5 ) e v o = e 20 0 B s
2 sm o a3 7 oy o TSRS o

S o TS T s et
o
o vt 0 e s st v s v v 2 T2

T AT A S RS B B 0 e

" AR B O S Ll YRI5 0% BRI m ez s

TNGR VERY ¥ 01 734 (O0VOU) SHICRENTY QX QU TN W0 0 TMVIS ¥ 4 OLSELD

o Lo vy w0
10 AP0 40 40N GNVT M £ OVN SONN 0 TS A AL ML WO GLYDOT WP

SROTIR S 51 ALAROMS OB I 0 OGRS AT

NOUGGSIT S E3d GR AT

on Lok

TTaeg Wi W pE PO T pajep " Aq paXdeK! pud| 4O UGHd WIS,

PO wopd w0 3% 69 Dol °|-£Z 10| pesjebenn, S0 uNDYS 503 1Oy 103D puo £5S]
Buypuboq jo juod sy o) 9y (FP561L) EwpepUny

w0 A1) puo sy Kjeuu puc peipuny suo 7 ON jee4s pos Buoe Ausysoeron
Buwuns soveun 308 (001} pespuny suo uord

Pios U0 971 pus 57 £10] usamyeq su LD 941 yia Eand sy B 4G Aumsoeuinos
Biawiny aaue) 1oy (5°564) SIBREY U a8~y

P any iy pu pespuny suo oK oS U G 101 40 1o Bupucuts 03 Asbiswaiins
“uojd pi08 o G 10T O3 1%

(001) pepUny Bw0 £7 Pud ZZ 107 pros LeERISG Buy Lo proe Guoe Amysom g 100

Buuun scusy) o proe o LmoYs D £ PUD ZZ £0] Ussaysq s UORMP
) 10 (u0jd 08 00 7 oy Jeans) 19ess Lousd jo a0 Aeismasion s 0 Jpod © 10 by

liav-as"v.lv-‘i!.l}

s o
oo g o b P PeoD " Aq peodeid _puD) o Ueid UOHRADITS.
Ponaue R v % G99 08 'I-5Z 10 PARImbaNn, 20 umoys M5O joyj Jdesme puo )

208y (001) papuny w0 “vord pyos w0 07 101 4q Apmsoemn.

pu 499 (044)
1) pespUNy U0 WO pIOS U0 PAIAPY S0 LS OB BE SE W01 A9 Apmjsamgpen

209 (00} pespuny w0 e pe W G 107 Ammanignos
%% (001)
papuny sus u pIos o 7 ‘o J884S S0 LNOuS Jees Asw AQ  ALN)SDeEIOS.

240y 50 pugOSEP puD pepuncq seiebo) puTTTTFOUT TR TR 'Spes] RGNS im papsoas
UOBL i HAWANON PRIOP WIS BU0S § UOSON VM LSISH W VNP JO SIONES 3 0) Bubuosq
VOISY U oS JO UDK, PHIAUE UBYT 0 UG ZZ PUD IZ BT B0 WHOUT BuST CONELG PR
W0B0g J0 160 10U U PEIDM USESG BSUPING 34 Wile PUBH PRSI JO 83050 WDLSS © CENY.
a Towvd

BT T 50 woyip wonogaibey Pu) gy 8 Py %)
o4y g pancidde o FTSTETENTTT R T FOEY jo WOSNEGS “CGL0 Y EH DS
woyBaen ¢ "o EqesuBu3 puRipaL AT 1S Ayjoey B0k ‘voisiy s peodei BOCY UL

BE—1 ON ‘woisuy ooy BOMY B5-0F ON 'Y U0)s0g W pup) jo ok, penue word © uo L
107 50 wous lieq woiullug peneo dusue) UoSoG 40 biod 104) U PHORIE PUGH J0 36 WELRS ¥
3 Ve

I H3umas gouns TUNIT) VOI08 (DIOIZBIONE M)
(oo UBwUS OF—8F B0 UACUY 4B 984S LOSILSG OpGF B0 UMDUY O60) J8RRS UDUNEY
OF-§1 50 whouy 4 POCH WU OC-B1 ¥ (DICOISIOZE Na¥) PY B8Ry ZE—0F 2 MY
oo ]
E TS e 820 uagnasoy puoT By U paly N0 S £Q PMCISID 50 GR6L I XY PEID
n%) o solwTS Kasichionk §9 AT URBID UGKS WDRAPINS © U £~ 197 40 URoNS 1 FUST PICS
9891 (00i) PSPURY U0 id BIOT UO URSGE S0 4R 11 AT ATMASIMAINGS
2
ATUSIALNOS.
8% (004)
Poarn oue esmquess mysweny vord o v wsos 0 710 A9 ATUSYIHISON
ey (06'60) 00L/05 PUD VeRIMYY OGNS UDUNUSY AT L THILSIMHLBON

SGA0BDO0DGH ON USR]

FIITEE O WG €0 w0 WIAHESN PO B W DR TS N AG paaiddy
B0 71g1 TS5 POIOP NGNS TS P WSO VI G UNLD UDKd O U ] 10| 60 OGS B DU RS
998 (001) posuny B0 Teuon e MYOUSIY GO SR UD WSS BB K 191 A9 PD  ATHIISIMNINGS
200/ (5) sy~4isly Puod W ouuy 4o Apasarey
Lo uou puct puD SRUKIM 'S QDN J0 ARG J0 AOU PUDL AT ATWBUSYIHINDS

208) (001} PEIPUNY BUD 'Bém3ld TBAON Y IO ARy 0 WO PUDH AT KTHLISYIHLBON
aee (65)
anyipy Pocy waneg pap> Ausiry ‘seans wousweg AT LTBAISIMHLION
o et

ssuc 50 pagusep puo
oentes Mo Lt Nt on o Wt b o
)s0g Jo UoRs VGISIY S W PIIGNAIE USSR SEUPING ) WA PUSY )0 SRIRT USILAS Oal

0 (55°12) 004 /95 pup eo~fiorm) puo  AIUSYT
9% (8L) DOL/BL PUP 388 ANHINON

me (G5'1Z) 00/GS pub ouo-fjumi  ATHELSIM

29 (02T) 0OL/0Z PP GOAY 4TINS

T
% (64TE) QOU/5H o semp~Cram Anaus
209 (0£) 00L/0 PP 950 A TAIHLHON
795 (SFTT) QOB PUO ORI ATMUSI

268 (4ST) OOL/LS BB E8AR A TIHINOS
T Ry

7199) (0F°61) 00I/05 Po WoIPUY  ATWLISYI
268 (ST OOL/LS PUD S0n) 4 TWIHLHON
we (0581} 001 /05 puo vempeLy Anusam
209 (05T) 0OL/0S PP 2880 A ROHINOS

5900 /0 ARSIG PIOS Uit POPIOI%3 it W0 T F G FIOT 5O UROYS CSIP 30 ONj PUD U0 SR

R 4
TV HOUD o Gpveq HOF Wik PIGIOORI 81 PSID A "I PUNDT SUNEUNS 8) 100 SSROH D)
woy 2961 ‘I 4mp p)op P29p & U poquosep uByOEd siow 5o P BO0T TU5 Vo0 1 See
AOURS e PODAS8 UDa © U0 USDUE 30 80} BAONES (9 BUUTILOD 5 101 WBRY Bupnioa3
185 (001) PURUTY U0 BT 04 YOS AT HOE  LTHIASIHINGS
P 90 (55°12) 004/55 pum suo~diuem) ord pos w 6 1ot Ad

Yooy (001) paspuny suo i s w61 10 AT X

1004 (2L'S51) OOL/ZL U 45— PRIBUNY 840 10
oy 0p0s0 0 4q (1 1es woid P Vo Peod) pooy GG AT ATHELSWIHINGS
09y (62¢41) 00L/6Z poo wause—Ljummse papuny uo eans sagueig AT ATUUSYIHINON

804 (+326) 00L/4S i

omi~Aite (o 15205 uopd pios 00 pogoa) pocy oupmeg Aq ARGUSIMHLION

Py ]

TETFEF SO 7507 T o S0eH0 GO Lk DapIR) B pRep A

"ty Kpuno) supyELG 0} BHPOIDS |PAWDS PUD IASPICD. |RSTY Wy Z96( U APT POICP POSP

& g pecuasep Aucinoniod erow s GEF SES 75T KO0 it 5P WOUTS M PepRONI UK © U0

UROUS 5D j08) SUGNEF Z7p BUMDIGD § 401 U 10w SLONGS 89 BUUDIND Y 10T WOARAY BUPIC
185 (001) POPUN SUD kg PIPS VO iZF 107 KT AMUSINHIADS

DU 0e) (011) UBL PUG PABUT SO Ul BIOE JO B10) M0 AQ  ATHIISIMINON

00y (001) Papiryt eug ‘Uit PR0S U0 B1 ON 11 AG ANMUSYIHINON
08y (011) L U papU D
(u0u pios v 2f essis) pooy Loy Asuey ooy Bbey S ATGISYIHNGS
00 oy

sao|oy 50 pequosep puo pepuncq buey puo TITEOEG
TRGTRIEG 0 69890 WOUTS U PAPIIONS "IDS) 'yL NAWSAON POIOP BXKBLING 'S B USEE VM 4
Puoy jo uojd D Uo UNOYS SO [y PUO OF VZ '§1 Wi LI %97 Bumudund
-9 X

Small Project Review Application

30 Penniman Road

Design Component

3-7



3.2 Building Program

Table 3-1: Project Program

Dimensions / Counts
Project Component Current Proposal
Gross Floor Area 47,640 SF
Artist Gallery/Work Space 1,176 SF
Total GFA (FAR) 4.1
Parking Spaces 42
Ground Floor Amenities 1,134 SF

Table 3-2: Project Program

Level | Artist Studio | One- Two- Three- Total
Live/Work Bedroom Bedroom | Bedroom | Units
GR 2 - - - -

01 - 1
02 - -
03 - -
04 - -
05 - -
06 - -
Total 2 1 34

O N|N | N/ N| O
1
H| 00| 00|00|[00|OOIN

VO Rr|R|RrR|R| kR
1

3.2.1 Ground Floor Uses

The proposed building footprint for the new residential buildings is 7,768 square
feet. The ground floor will include a central lobby and common areas including
bicycle storage, trash, and service functions. The ground floor also has parking and
two (2) direct courtyard access artist live/work loft spaces. See Figure 3-6 for the
proposed Ground Floor Plan.
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Figure 3-6: Proposed Ground Floor Plan
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The Project will continue the current mix of ground floor uses in the area to activate
and enhance the existing streetscape. Principal vehicular access will be provided
through a new access driveway off of Penniman Road.

3.2.2 Residential Units

The proposed new apartments will provide a diverse mix of housing for the
Braintree Street LI-1 Subdistrict. The Project will provide a total of 46 dwelling units
comprised of the two (2) artist live/work, one (1) studio condominium with 535
square feet, 34 one-bedroom condominiums with an average of 680 square feet,
five (5) two-bedroom condominiums with an average of 949 square feet and four
(4) three-bedroom penthouse condominiums with an average of 1,250 square feet.
The dwelling units will be organized around a central corridor. The layout and shape
of the buildings are intended to provide an efficient footprint that will create an
urban edge along the street. The penthouse floor will provide a direct access to
private roof terraces for the units.

3.3 Design Concept

The Project’s urban design goal is to significantly enhance this last section of Penniman
Road with a well designed building using high quality, modern building materials. A
proposed sidewalk with raised planter in front of the building will help to provide a
pedestrian friendly environment.
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The building is fronted by a large lobby and bike room to activate the street with
approximately 12-foot high ceilings. Simple and light colored finishes and a full height
aluminum and glass curtain wall on the southwest corner will give the space an open and
welcoming presence from both inside and out.

The proposed brick base for the building will align with 20 Penniman and the upper floors
will relate to the color and materials of the buildings proposed in the 40 Rugg Road Mixed-
Used Development. We have also accented the southwest corner of the building as a unified
mass to bookend the courtyard between the Project and Building A proposed in the 40 Rugg
Road Mixed-Used Development. The exterior design of the new building will thereby bring
together the neighboring developments, creating a cohesvive block.

3.4 Height and Massing

The massing of the building has been designed to maintain the scale of the 40 Rugg Road
Mixed-Used Development, which comprises most of the block. The main portion of the
building has a height similar to 40 Rugg Road Mixed-Used Development with the penthouse
level being set back from Penniman Road and the 20 Penniman building to the north. The
rear portion of the building has cut in roof terraces to relate to the rear of Building B in the
40 Rugg Road Mixed-Used Development.

3.5 Fagade Design, Fenestration, and Building Materials

The proposed facade will give the building a modern and welcoming appearance. The lower
portion of the building will be brick and the entry elements will consist of glass and masonry,
relating closely to the character of 20 Penniman. The same panel cladding will be used on
this building as the adjacent structures. The rear facades will be of equal quality to the front
portons of the building. We have been working with BPDA for Design Review and will
continue to do so as we work through the approval process.

3.6 Exterior Signage and Lighting

The Project will not have any signage on the front fagade of the building except the address
over the main entry. Any necessary exterior wayfinding signage will be designed to be
compatible with exterior building materials and the graphic identity of the Project. Exterior
lighting, where used, will be primarily indirect LED lighting to illuminate building entrances,
ground surfaces, and pedestrian pathways.
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3.7 Site Design

The Site is relatively flat and is currently occupied by a non-descript four (4)-story brick
building that takes up most of the Site. The existing building is approximately 29,200 square
feet with eight (8) artist live/work spaces, nine (9) residential units and three (3) commercial
units and has no on-site parking. Currently, the Site does not provide any pedestrian-level
activity. Consequently, in its current condition, the Site is not an inviting environment for
the public. Therefore, in the context of new development along Penniman Road and
proximity to Penniman Park, the Project will provide a much-needed urban revitalization
and improve connections to nearby properties and public transportation as well as an
enhance the pedestrian experience.

The existing sidewalk in front of the Site along Penniman Road will be reconstructed as part
of the construction process and will incorporate design elements recommended in the
Planning Study.

The proposed Project entails the development of a new, seven (7)-story residential building
with a bike storage, residential lobby area, two (2) direct exterior access artist loft live/work
spaces and mechanical parking system on the ground floor. The building will contain 46
units (six (6) of which will be affordable units, including the two (2) artist loft live/work
spaces) and the mechanical parking system that will provide 40 parking spaces. Two (2)
accessible spaces will also be provided in the parking garage. The entrance to the parking
garage will be located on the north side of the building and vehicular access will be provided
from Penniman Road.

The building footprint, including the parking garage, is approximately 7,640 square feet, or
approximately 66% of the 11,639 square feet site. The Gross Floor Area (GFA) of the Project
is 47,640 square feet, providing an FAR of 4.1. As the FAR for the Project is higher than the
current zoning FAR, which is 1.0, a variance will be requested from the Zoning Board of
Appeal.

The Site is relatively flat and contains varied soil conditions. On-site treatment of subsoils
and the remediation of contaminants both on-site and off-site will be performed per
Massachusetts Department of Environmental Protection (DEP) regulations.

3.7.1 Open Space and Landscaped Areas

This new project is being designed to connect to and frame the proposed 11,000
square feet green space part of the 40 Rugg Road Mixed-Used Development (currently
under review) located directly south and east of the Site. Additionally, this project
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will connect to the 20 Penniman courtyard to complete the block. An image is

provided below of the green space adjacent to the rear of the project.

Tl %
S s =

IMAGE FROM 40 RUGG ROAD SUPPLEMENTL INFORMATION REORT

3.7.2 Pedestrian Circulation

Similar to the newly constructed 20 Penniman project, the building will be set back to
allow for the introduction of greenspace and planters. The sidewalks will be
constructed to ADA/AAB and City of Boston Disability Commission standards.
Together this will improve and enhance the pedetrian experience completing this
block of Penniman Road.

3.7.3 Parking and Vehicular Circulation

The Site currently has no parking on-site. The Project proposes a mechanical parking
system that will provide 40 parking spaces as well as two (2) accessible spaces for
residential tenants. The mechanical parking system introduces a green, safe, and
convenient parking solution. The system allows vehicles to be stored with a greater
density than conventional parking systems and therefore conserves open space.
Access to the parking garage will be provided by a new driveway off Penniman Road.

3.8 Sustainable Design

The exterior envelope of the building will be designed to meet or exceed energy code
requirements. Building mechanical systems will be selected and designed for maximum
efficiency. LED lighting will be used wherever appropriate and will be selected over other
lighting types wherever possible.
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3.9 Design Submission and Project Drawings

3.9.1 Site Plan

20 PENNIMAN STREET

30 PENNIMAN

PARKING

{ EASEMENT (ACCESS TO
£ 20 PENNIMAN PARKING)

SITE PLAN BY: O’SULLIVAN ARCHITECTS, INC.

3.9.2 Architectural Renderings

ARCHITECTURAL RENDERING BY: O’SULLIVAN ARCHITECTS, INC. VIEW OF SITE LOOKING
NORTH-EAST
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ARCHITECTURAL RENDERING BY: O’SULLIVAN ARCHITECTS, INC. VIEW OF SITE LOOKING
SOUTH-EAST

ARCHITECTURAL RENDERING BY: O’SULLIVAN ARCHITECTS, INC. VIEW OF SITE LOOKING
NORTH-WEST
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3.9.3 Architectural Floor Plans
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SECOND FLOOR PLAN BY: O’SULLIVAN ARCHITECTS, INC.
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FLOORS 3-6 PLAN BY: O’SULLIVAN ARCHITECTS, INC.

SEVENTH FLOOR PLAN BY: O’SULLIVAN ARCHITECTS, INC.
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3.9.4 Architectural Elevations
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APPENDIX 1: ARTICLE 80 — ACCESSIBILITY CHECKLIST
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Article 80 | ACCESSIBILTY CHECKLIST

Article 80 - Accessibility Checklist

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

The Mayor’'s Commission for Persons with Disabilities strives to reduce architectural, procedural, attitudinal, and
communication barriers that affect persons with disabilities in the City of Boston. In 2009, a Disability Advisory Board was
appointed by the Mayor to work alongside the Commission in creating universal access throughout the city’s built
environment. The Disability Advisory Board is made up of 13 volunteer Boston residents with disabilities who have been
tasked with representing the accessibility needs of their neighborhoods and increasing inclusion of people with
disabilities.

In conformance with this directive, the BDPA has instituted this Accessibility Checklist as a tool to encourage developers
to begin thinking about access and inclusion at the beginning of development projects, and strive to go beyond meeting
only minimum MAAB / ADAAG compliance requirements. Instead, our goal is for developers to create ideal design for
accessibility which will ensure that the built environment provides equitable experiences for all people, regardless of their
abilities. As such, any project subject to Boston Zoning Article 80 Small or Large Project Review, including Institutional
Master Plan modifications and updates, must complete this Accessibility Checklist thoroughly to provide specific detail
about accessibility and inclusion, including descriptions, diagrams, and data.

For more information on compliance requirements, advancing best practices, and learning about progressive approaches
to expand accessibility throughout Boston's built environment. Proponents are highly encouraged to meet with
Commission staff, prior to filing.

Accessibility Analysis Information Sources:

1. Americans with Disabilities Act - 2010 ADA Standards for Accessible Design
http://www.ada.gov/2010ADAstandards_index.htm

2. Massachusetts Architectural Access Board 521 CMR
http://www.mass.gov/eopss/consumer-prot-and-bus-lic/license-type/aab/aab-rules-and-regulations-pdf.html

3. Massachusetts State Building Code 780 CMR
http://www.mass.gov/eopss/consumer-prot-and-bus-lic/license-type/csl/building-codebbrs.html

4. Massachusetts Office of Disability - Disabled Parking Regulations
http://www.mass.gov/anf/docs/mod/hp-parking-regulations-summary-mod.pdf

5. MBTA Fixed Route Accessible Transit Stations
http://www.mbta.com/riding the t/accessible services/

6. City of Boston - Complete Street Guidelines
http://bostoncompletestreets.org/

7. City of Boston - Mayor’'s Commission for Persons with Disabilities Advisory Board
www.boston.gov/disability

8. City of Boston - Public Works Sidewalk Reconstruction Policy
http://www.cityofboston.gov/images documents/sidewalk%20policy%200114 tcm3-41668.pdf

9. City of Boston - Public Improvement Commission Sidewalk Café Policy
http://www.cityofboston.gov/images documents/Sidewalk cafes tcm3-1845.pdf

Glossary of Terms:

1. Accessible Route - A continuous and unobstructed path of travel that meets or exceeds the dimensional and
inclusionary requirements set forth by MAAB 521 CMR: Section 20

2. Accessible Group 2 Units - Residential units with additional floor space that meet or exceed the dimensional
and inclusionary requirements set forth by MAAB 521 CMR: Section 9.4

3. Accessible Guestrooms - Guestrooms with additional floor space, that meet or exceed the dimensional and
inclusionary requirements set forth by MAAB 521 CMR: Section 8.4

4. Inclusionary Development Policy (IDP) - Program run by the BPDA that preserves access to affordable housing
opportunities, in the City. For more information visit: http://www.bostonplans.org/housing/overview

5. Public Improvement Commission (PIC) - The regulatory body in charge of managing the public right of way. For
more information visit: https://www.boston.gov/pic

6. Visitability - A place’s ability to be accessed and visited by persons with disabilities that cause functional
limitations; where architectural barriers do not inhibit access to entrances/doors and bathrooms.
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1. Project Information:

If this is a multi-phased or multi-building project, fill out a separate Checklist for each phase/building.

Project Name:

30 Penniman Road

Primary Project Address:

30 Penniman Road, Boston, MA 02134

Total Number of Phases/Buildings:

1 phase / 1 building

Primary Contact
(Name / Title / Company / Email /
Phone):

Stephen Laverty

Project Executive

Jumbo Capital Management LLC
1900 Crown Colony Drive Suite 405
Quincy, MA 02169
slaverty@jumbocapital.com
617-405-3825

Owner / Developer:

Jumbo Capital Management LLC
1900 Crown Colony Drive Suite 405
Quincy, MA 02169

Architect:

O’Sullivan Architects, Inc.
606 Main Street, Suite 3001
Reading, MA 01867
781-439-6166

Civil Engineer:

Bohler Engineering

45 Franklin Street, 5t Floor
Boston, MA 02110
617-849-8040

Landscape Architect:

Bohler Engineering

45 Franklin Street, 5t Floor
Boston, MA 02110
617-849-8040

Permitting:

McDermott, Quilty & Miller LLP
28 State Street, Suite 802
Boston, MA 02109
617-946-4600

Bohler Engineering

Construction Management:

TBD

At what stage is the project at time of th

is questionnaire? Select below:

PNF / Expanded PNF Draft / Final Project | BPDA Board

Submitted Impact Report Approved
Submitted

BPDA Design Approved Under Construction | Construction

Completed:
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Do you anticipate filing for any
variances with the Massachusetts
Architectural Access Board (MAAB)? If
yes, identify and explain.

Variances through the MAAB are not anticipated at this time.

Building Classification and Description:
This section identifies preliminary construction information about the project including size and uses.

What are the dimensions of the project?

Site Area: 11,639 SF Building Area: 47,640 GSF
Building Height: 80 FT. Number of Stories: 7 Flrs.
First Floor Elevation: 325 FT Is there below grade No
space:
What is the Construction Type? (Select most appropriate type)
Wood Frame Masonry Steel Concrete
Frame
What are the principal building uses? (IBC definitions are below - select all appropriate that apply)
Residential - One - Three Residential - | Institutional | Educational
Unit Multi-unit,
Four +
Business Mercantile Factory Hospitality
Laboratory / Medical Storage,
Utility and
Other

List street-level uses of the building:

Residential Lobby, Artist Lofts, Amenity Spaces, and Parking Garage

3. Assessment of Existing Infrastructure for Accessibility:
This section explores the proximity to accessible transit lines and institutions, such as (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 pedestrian ramp reports.

Provide a description of the
neighborhood where this development
is located and its identifying
topographical characteristics:

The proposed residential development is located in the
Boston neighborhood of Allston on approximately 0.25 acres of existing
land. Currently, a four-story commercial building exists on the Site. The
existing site topography is generally flat and ranges from elevation 31-
feet to 33-feet (Boston City Base). The project is bounded by Penniman
Road to the west, a newly constructed residential building to the north, a
surface parking lot to the east, and a brick, one-story garage to the

south.
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List the surrounding accessible MBTA
transit lines and their proximity to
development site: commuter rail /
subway stations, bus stops:

Harvard Ave MBTA Station (Subway) (0.6 miles)

Packards Corner MBTA Station (Subway) (0.7 miles)

Bus Routes on Cambridge Street: #64, 66, 501, 503 (0.3 miles)

Bus Routes on Brighton Ave: #51, 57, 57A, 66 (0.2 miles)

Boston Landing Station (Framingham-Worcester Commuter Rail) (0.3
miles)

List the surrounding institutions:
hospitals, public housing, elderly and
disabled housing developments,
educational facilities, others:

Arbour HRI Hopsital, Brigham and Women’s Hospital, Franciscan
Children’s Hospital, SMG Brookline Women’s Health, Boston Housing
Authority, St. Joseph Preparatory High School, Jackson/Mann K-8 School

List the surrounding government
buildings: libraries, community centers,
recreational facilities, and other related
facilities:

Jackson Mann Community Center, Allston Brighton Community
Development Corporation, Faneuil Gardens Community Center

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

Is the development site within a historic
district? If yes, identify which district:

Development site is not in a Historic District.

Are there sidewalks and pedestrian
ramps existing at the development site?
If yes, list the existing sidewalk and
pedestrian ramp dimensions, slopes,
materials, and physical condition at the
development site:

Yes, there is an existing cement concrete sidewalk adjacent to the
property along Penniman Road. A detailed survey of existing dimensions
and slopes has not been performed as the existing sidewalks are to be
reconstructed surrounding the project site.

Are the sidewalks and pedestrian ramps
existing-to-remain? If yes, have they
been verified as ADA / MAAB compliant
(with yellow composite detectable
warning surfaces, cast in concrete)? If
yes, provide description and photos:

No, the existing sidewalk adjacent to the project will be reconstructed as
a part of the construction process. All proposed sidewalks will be built in
compliance to City of Boston, ADA and MAAB standards.

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

Are the proposed sidewalks consistent
with the Boston Complete Street
Guidelines? If yes, choose which Street
Type was applied: Downtown
Commercial, Downtown Mixed-use,
Neighborhood Main, Connector,
Residential, Industrial, Shared Street,
Parkway, or Boulevard.

The proposed sidewalks will be constructed to be consistent with the
sidewalk themes on the adjacent properties.
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What are the total dimensions and
slopes of the proposed sidewalks? List
the widths of the proposed zones:
Frontage, Pedestrian and Furnishing
Zone:

Proposed walks will match existing widths and provide a minimum of 5’
clear width for pedestrian travel per Boston City Standards.

List the proposed materials for each
Zone. Will the proposed materials be on
private property or will the proposed
materials be on the City of Boston
pedestrian right-of-way?

Sidewalks and pedestrian ramps will be within the City right-of-way and
constructed with cement concrete.

Will sidewalk cafes or other furnishings
be programmed for the pedestrian right-
of-way? If yes, what are the proposed
dimensions of the sidewalk café or
furnishings and what will the remaining
right-of-way clearance be?

No sidewalk cafes or furnishings are programmed for the pedestrian
right-of-way at this time.

If the pedestrian right-of-way is on
private property, will the proponent seek
a pedestrian easement with the Public
Improvement Commission (PIC)?

Yes, if the Proponent proposes a design that requires a pedestrian
easement the Proponent will seek an easement through the PIC,
however, a pedestrian easement is not anticipated at this time.

Will any portion of the Project be going
through the PIC? If yes, identify PIC
actions and provide details.

No, it is anticipated at this time that the project will be replacing the
cement concrete sidewalks within the right-of-way in kind. The
Proponent will apply for a curb cut permit through DPW.

6. Accessible Parking:

See Massachusetts Architectural Access Board Rules and Regulations 521 CMR Section 23.00
regarding accessible parking requirement counts and the Massachusetts Office of Disability -

Disabled Parking Regulations.

What is the total number of parking
spaces provided at the development
site? Will these be in a parking lot or
garage?

40 parking spaces will be provided in the proposed mechanical parking
system.

What is the total number of accessible
spaces provided at the development
site? How many of these are “Van
Accessible” spaces with an 8 foot
access aisle?

2 van accessible spaces will be located within the parking garage. The
van accessible spaces are separate from the mechanical parking
system.

Will any on-street accessible parking
spaces be required? If yes, has the
proponent contacted the Commission
for Persons with Disabilities regarding
this need?

On-street accessible spaces are not anticipated at this time.

Where is the accessible visitor parking
located?

On-street parking is available for visitors.
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Has a drop-off area been identified? If
yes, will it be accessible?

No

7. Circulation and Accessible Routes:

The primary objective in designing smooth and continuous paths of travel is to create universal access
to entryways and common spaces, which accommodates persons of all abilities and allows for

visitability-with neighbors.

Describe accessibility at each entryway:
Example: Flush Condition, Stairs, Ramp,
Lift or Elevator:

All entryways and thresholds will be accessible - flush or within
acceptable change restrictions.

Are the accessible entrances and
standard entrance integrated? If yes,
describe. If no, what is the reason?

Yes, accessible entrances and standard entrances will be integrated.

If project is subject to Large Project
Review/Institutional Master Plan,
describe the accessible routes way-
finding / signage package.

N/A

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

rooms.

What is the total number of proposed
housing units or hotel rooms for the
development?

46 Units

If a residential development, how many
units are for sale? How many are for
rent? What is the breakdown of market
value units vs. IDP (Inclusionary
Development Policy) units?

All units are for sale. 40 - Market Rate. 6 - Affordable (15%)

If a residential development, how many
accessible Group 2 units are being
proposed?

No Group 2 units are being proposed.

If a residential development, how many
accessible Group 2 units will also be IDP
units? If none, describe reason.

No IDP, Group 2 units are being proposed as they are not required in a
condominium building.

If a hospitality development, how many
accessible units will feature a wheel-in
shower? Will accessible equipment be
provided as well? If yes, provide amount
and location of equipment.

N/A
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Do standard units have architectural
barriers that would prevent entry or use
of common space for persons with
mobility impairments? Example: stairs /
thresholds at entry, step to balcony,
others. If yes, provide reason.

No.

Are there interior elevators, ramps or
lifts located in the development for
access around architectural barriers
and/or to separate floors? If yes,
describe:

Yes, interior elevators and ramps will provide access to separate floors.
All ramps and elevators will be designed to meet ADA and MAAB
standards.

9. Community Impact:

Accessibility and inclusion extend past required compliance with building codes. Providing an overall
scheme that allows full and equal participation of persons with disabilities makes the development an
asset to the surrounding community.

Is this project providing any funding or
improvements to the surrounding
neighborhood? Examples: adding extra
street trees, building or refurbishing a
local park, or supporting other
community-based initiatives?

The Proponent is committed to constructing new pedestrian sidewalks
within the City right-of-way.

What inclusion elements does this
development provide for persons with
disabilities in common social and open
spaces? Example: Indoor seating and
TVs in common rooms; outdoor seating
and barbeque grills in yard. Will all of
these spaces and features provide
accessibility?

All indoor and outdoor amenity space and common areas will be
accessible.

Are any restrooms planned in common
public spaces? If yes, will any be single-
stall, ADA compliant and designated as
“Family”/ “Companion” restrooms? If
no, explain why not.

No restrooms are planned in common public spaces because the
common space is limited to the bike room and residential lobby.

Has the proponent reviewed the
proposed plan with the City of Boston
Disability Commissioner or with their
Architectural Access staff? If yes, did
they approve? If no, what were their
comments?

The Proponent anticipates reviewing the design with the Disability
Commissioner as the approval process progresses.
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Has the proponent presented the The Proponent has not presented to the Disability Advisory Board.
proposed plan to the Disability Advisory
Board at one of their monthly meetings?
Did the Advisory Board vote to support
this project? If no, what
recommendations did the Advisory
Board give to make this project more
accessible?

10. Attachments
Include a list of all documents you are submitting with this Checklist. This may include drawings,
diagrams, photos, or any other material that describes the accessible and inclusive elements of this
project.

Provide a diagram of the accessible routes to and from the accessible parking lot/garage and drop-off areas to the
development entry locations, including route distances.

Provide a diagram of the accessible route connections through the site, including distances.

Provide a diagram the accessible route to any roof decks or outdoor courtyard space? (if applicable)

Provide a plan and diagram of the accessible Group 2 units, including locations and route from accessible entry.

Provide any additional drawings, diagrams, photos, or any other material that describes the inclusive and accessible
elements of this project.

This completes the Article 80 Accessibility Checklist required for your project. Prior to and during the review
process, Commission staff are able to provide technical assistance and design review, in order to help achieve
ideal accessibility and to ensure that all buildings, sidewalks, parks, and open spaces are usable and
welcoming to Boston's diverse residents and visitors, including those with physical, sensory, and other
disabilities.

For questions or comments about this checklist, or for more information on best practices for improving
accessibility and inclusion, visit www.boston.gov/disability, or our office:

The Mayor’'s Commission for Persons with Disabilities
1 City Hall Square, Room 967,
Boston MA 02201.

Architectural Access staff can be reached at:

accessibility@boston.gov | patricia.mendez@boston.gov | sarah.leung@boston.gov | 617-635-3682




