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Development Plan: In accordance with Sections 380A12 through 50-16 and 80C of
the Boston Zoning Code (as in effect on the datediethe Code”), this Development Plan for
Planned Development Area No. 112 (thi3et’elopment Plan”) sets forth information on the
proposed development (thBroposed Project”) of the property located at the southwest corner
of Tremont Street and Whittier Street in Roxbury renoparticularly described in this
Development Plan, including the proposed locatind appearance of structures, open spaces
and landscaping, proposed uses, densities, propma#d circulation, parking and loading
facilities, access to public transportation andopieed dimensions of structures.

This Development Plan sets forth the zoning for Pneposed Project. The Proposed
Project is also undergoing review under Section 80Bhe Code. A Project Notification Form
for the Proposed Project was filed with the Bos®edevelopment Authority (now doing
business as the Boston Planning & Development Ageghe ‘BRA”) on April 17, 2012, and the
BRA issued a Scoping Determination for the Propda&gect under Section 80B of the Code on
August 16, 2012. Subsequently, a comprehensivé Braject Impact Report for the Proposed
Project was filed with the BRA on August 31, 20a3Xupplemental Draft Project Impact Report
was filed with the BRA on February 11, 2016 andexd®d Supplement to the Draft Project
Impact Report was filed with the BRA on August 818. Based upon that process and approval
of this Development Plan, final plans and spediw® for the Proposed Project will be
submitted to the BRA pursuant to Sections 80B ad@ 8f the Code for final design review
approval and certification as to consistency whts Development Plan.

This Development Plan consists of six (6) pagetertf and_Exhibits A, B and C. All
references to this Development Plan contained hesteall pertain only to such six (6) pages of
text and_Exhibits A,_ B and C._ Exhibit C is subjedct design, environmental and other
development review by the BRA and by other govemmadeagencies and authorities, and the
Proposed Project as described herein may evolileeinourse of such review. Unless otherwise
set forth herein, all references herein to termda¢h in the Code shall have the meanings set
forth in the Code, as amended to the date heradfpat as the same may be amended hereatfter.
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In accordance with Section 80C-9 of the Code, wmuance of a Certification of
Consistency confirms consistency of the Proposemeétr with this Development Plan and
constitutes compliance with the requirements ofGele to the extent such requirements have
been addressed in this Development Plan.

Developer: The developer of the Proposed Progd®-B Partners, LLC, a Delaware
limited liability company, its successors and assigthe Developer”). The Developer is
owned by Elma Lewis Partners, LLC, a Massachudetited liability company and an affiliate
of the Museum of the National Center of Afro-AmamcArtists, and Feldco Boston, LLC, a
Massachusetts limited liability company and anliate of Feldco Development Corp. Upon the
commencement of construction of the Proposed Rrojee Developer, directly or indirectly
through one or more affiliates, is anticipated ¢mteol the Project Site (as defined below) via a
ground lease from the BRA.

Proposed Location: The Proposed Project will lnated on a portion of the property in
Boston’s Roxbury neighborhood referred to in thel€as Parcel P-3 (which consists of portions
of the property described in the Campus High Schirban Renewal Plan as in effect on the
date hereof as Parcel P-3 and Parcel P-3h) genemlhded by Tremont Street to the northwest,
Whittier Street to the northeast, Downing Streethi® southeast and the Whittier Street Health
Center, the Madison Park Technical Vocational Highool and the John D. O'Bryant School of
Mathematics and Science to the southwest, as rpe@figally described on Exhibit A attached
hereto and as depicted on Exhibit B attached hefte® ‘Project Site”). The Project Site
consists of approximately 353,780 square feet (@pmately 8.122 acres) of land and
approximately 343,888 square feet (approximate®@y.acres) of lot area inclusive of certain
streets that are anticipated to be discontinuetbimection with the Proposed Project, as shown
on Exhibit B.

The Project Site is located in the Roxbury Neighbod District and the Greater
Roxbury Economic Development Area Subdistrict undeicle 50 of the Code. Due to its
location adjacent to Tremont Street, portions of froject Site are also located within a
Boulevard Planning (Overlay) District under Sect&h37 of the Code. The Project Site is not
located in a Restricted Parking (Overlay) Distraot a Groundwater Conservation Overlay
District.

Proposed Location, Appearance and Dimensions afctbires and Proposed Density.
The Proposed Project will consist of the developnudrthe Project Site — currently vacant land
and surface parking lots — into a revitalized mixiseé destination comprised of buildings
constructed on four (4) distinct “blocks” (label®&tbrth, South, East and West) and related
streetscape and other improvements. As currenthisi®ned, the North Block will contain an
approximately 7.5 story building with retail, restant and/or other commercial uses on the first
two (2) floors, museum and cultural space locatedhe third (&) floor and office uses above;
the East Block and West Block will contain an ap@rately twenty (20) story building and an
approximately twenty-two (22) story building, respeely, with residential, retail, restaurant
and/or other commercial uses on the first two [@rE, entertainment uses on the thiréf)(3
floor and residential uses above; and the SoutlekBlWill contain an approximately 6.5 to 7-
story parking garage containing up to 1,371 linatking spaces with a community room on the
ground floor. Anticipated floor plates for eachildung are approximately as follows: 5,000 to
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29,000 square feet for the mixed-use building anNlerth Block; 13,000 to 97,000 square feet
for the mixed-use building on the East Block; 14,@0 50,000 square feet for the mixed-use
building on the West Block; and 40,000 to 70,000asq feet for the garage on the South Block.
The maximum gross floor area of the Proposed RPrage2,235,272 square feet. Conceptual
plans and renderings of the Proposed Project slgpamticipated massing and other details are
attached hereto as Exhibit C.

The Proposed Project buildings will have a maximomiding height (as defined in
Article 2A of the Code) not to exceed 275 feet.eTloor area ratio FAR”) of the Proposed
Project will not exceed 6.5, provided that elemearitdhe Project that may be located on separate
lots at any time within the Project Site shall beated as a single lot for purposes of calculating
FAR if there is a recorded condominium documensege®nt agreement or other agreement
between the owners of such lots that allocategitbss floor area of the Proposed Project so that
the total FAR of such lots together does not exdbedotal FAR allowable in this Development
Plan. The total gross floor area of the Proposegét shall not exceed 2,235,272 square feet.

The maximum building height, FAR and gross floogaaset out above will be the only
dimensional requirements applicable to the Propddeject. All other dimensional or design
requirements (including, without limitation, anyreening and buffering requirements) of the
Code, including without limitation the provision$ $ections 50-39 through 50-41, 50-43 and
50-44 of the Code, shall not be applicable to thep®&sed Project and are superseded by this
Development Plan. The Proposed Project shall bgesuto design, environmental and other
development review by the BRA, and the aspecth@fRroposed Project approved as part of
such Article 80B review shall be the dimensionadsign and environmental requirements
applicable to the Proposed Project (provided thahsArticle 80B review shall not affect the
boundaries of the Project Site itself).

Proposed Uses of the Project Site. Residentias,\Retail Uses, Restaurant UsB$ijce
Uses, Entertainment and Recreational Uses, Cultusals, Service Uses, Community Uses,
Parking Garages, Parking Lots, Open Space Use«kirBphises and Accessory and Ancillary
Uses (as such terms are defined in Article 2A ef@ode) shall be allowed uses for the Proposed
Project. As currently envisioned, the Proposedédetowill contain approximately 670,000 to
770,000 square feet of gross floor area of residespace, approximately 440,000 to 490,000
square feet of gross floor area of retail and teat& space, approximately 90,000 to 120,000
square feet of gross floor area of office spacer@pmately 31,000 square feet of gross floor
area of museum/cultural center space and a pagargge with parking for up to 1,371 vehicles.
The various uses and distribution of floor areauoh uses may change as the Proposed Project
is further refined and implemented in accordancehwand subject to further design,
environmental and other development review by tRAB Without limiting the foregoing, the
development of the Proposed Project in accordaritetihhe foregoing program or as refined and
implemented in accordance with such further revehall be deemed in compliance with this
Development Plan.

Proposed Open Spaces and Landscaping. The Profptregect will include the
establishment of areas of open space on the Pr8jet which presently consists of largely
vacant land and surface parking lots inaccessibltheé neighborhood or general public. The
ground plane of the Proposed Project sets the stmgéow buildings are organized and
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pedestrian movement is orchestrated within theetopite. Bisecting the Project Site is a
pedestrian and vehicular spine, referred to as dteBkreet, that will form a corridor connecting
the Project Site’s interior uses, including regantl cultural amenities. A series of raised planter
will offer a variety of seating opportunities aneéfide primary gathering spaces. Program
elements may include outdoor dining, food truck/eers, art installations and public events. In
addition to the raised planters, trees will be fddnin permeable paving and utilized for a
broader site strategy for stormwater managemeraduhtion to offering places of shade for
pedestrians and patrons.

Proposed Traffic Circulation. As currently design@rimary vehicular access to and
egress from the Proposed Project will be providedwio locations. The primary access and
egress will be from Tremont Street via a shareegsscoadway located partially on the Project
Site. A secondary means of access and egresbevgrovided via Whittier Street to allow full
circulation for the Project Site. A proposed dadp-and pick-up area for retail uses will be
located on the new Market Street, and an additidnap-off and pick-up area will be located
along East Drive at the front of the western portad the parking structure. Additional pick-
up/drop-off areas for the museum, office and regideuses will be located along West Drive
and, for the East Block residential tower, at tbener of Tremont and Whittier Streets. These
proposed pick-up and drop off areas provide eaehwith its own zone near the applicable areas
of the Project Site. Delivery vehicles are anttgal to enter and exit the Project Site via South
Drive and Tremont Street.

Proposed Parking and Loading Facilities. The Rtdfte has been designed to satisfy
its own parking needs without any additional ofegarking, and is anticipated to include up to
1,371 lined parking spaces in an approximatelyt6.3-story above ground parking structure
with access and egress via East and South Drivigssahject to design review by the BRA, may
include surface parking along the interior roadwaf/¢he Project Site. The parking structure
will accommodate the needs of the multiple usetesoplated at the Proposed Project. Up to 31
parking spaces are anticipated to be dedicateds®iby the Boston Public Schools and up to 75
parking spaces are anticipated to be dedicateduderby the Whittier Street Health Center.
Approximately two (2) enclosed loading areas wdl firovided to serve the Proposed Project’s
retail tenants, and will be located off of Southverand at the rear of the Proposed Project at
East Drive. The residential uses on the East Blidlutilize the two (2) enclosed loading areas
and/or a dedicated loading zone located on Whi8teget. The office uses, residential uses and
the museum and cultural uses in the West and NRldtks are anticipated to utilize a dedicated
loading zone located on West Drive.

The Proposed Project’'s parking and loading faesitishall be subject to design,
environmental and other development review by tlABand the aspects of the Proposed
Project approved as part of such review shall ko lsereby are deemed to be the off-street
parking and loading requirements applicable toRtegposed Project.

Access to Public Transportation. The ProposedeBrag located within one-third of a
mile from Ruggles Station and Roxbury Crossing iGtatproviding convenient access to the
Proposed Project from most of Greater Boston. MRsg§tation and Roxbury Crossing Station
both serve MBTA buses and the MBTA Orange Line. gdtes Station also serves three
commuter rail routes: the Needham, Franklin andvidemce/Stoughton Lines. A major bus
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terminal is located at Dudley Square, approximatelg half mile southeast of the Project Site,
and provides connections to over fifteen bus roatebtwo Silver Line routes. Approximately
fourteen bus routes are within walking distancenfitbe Project Site.

Signage. The signage program for the Proposede®rshall be subject to design,
environmental and other development review by tRABand any “Sign” approved as part of
such review shall be deemed to be in complianck this Development Plan.

Green Buildings. The Proposed Project shall comgtia Article 37, Green Buildings,
of the Code.

Development Review Procedures. All design plamste Proposed Project are subject
to ongoing design and development review and agbrby the BRA. Such review will be
conducted in accordance with Large Project Reviedeu Section 80B of the Code.

Urban and Public Benefits. The Proposed Projelttpnovide many public benefits to
Roxbury and the City of Boston, including diversdiion and expansion of Roxbury’s economy
and job opportunities through economic activitygation of new job opportunities, significant
improvements to the urban design characteristidsa@sthetic character of the Project Site and
its surroundings and creation of new open spacée Rroposed Project will also improve
pedestrian and retail vitality and enhance the mrtbasign and architectural character of the
Roxbury Neighborhood District.

Among these numerous public benefits and new plgnninfrastructure and
programmatic improvements across the Project Sitesarrounding area, and as will be more
specifically set forth in a cooperation agreemesitMeen the Developer and the BRA pursuant to
Article 80B of the Code, the Proposed Project ticgrated to provide a comprehensive package
of community and public benefits of approximateid$00,000 in one-time benefits — including
construction of the new Museum of the National €enf Afro-American Artists and a separate
community room — and approximately $225,000 in ahmonetary contributions to City and
neighborhood groups. Among those benefits, thedaed Project is anticipated to:

(a) Provide for the construction of new commercial agsidential space, which will
attract more workers, visitors and residents to dhea and increase diversity of the
housing stock through the creation of approximafél$ new residential units.

(b) Construct a new Museum of the National Center @bA&merican Artists, which
will serve as a key cultural element to furtherrgiee and enliven the area.

(c) Assist in the diversification and expansion of imdgrhood economic
development opportunities and job opportunitiesRoxbury and the City of Boston and
facilitate community access to jobs created byRheposed Project. In particular, the
Proposed Project is anticipated to:

I.  Stimulate economic activity through private investrinin commercial uses.

ii. Create approximately 2,000 construction-relateds j@nd approximately
1,500 permanent jobs, many of which will be newlgated in Roxbury.
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iii. Provide entrepreneurial assistance measures, ingluthformation, job
placement, outreach, and education programs coincemew business development
and job opportunities via a newly-created Office @dllaboration and Partnership
(“OCP”"), the startup of which will be funded by the Déyger in the amount of
$125,000 per year. The OCP will seek to structureperative opportunities between
the Proposed Project’s office and retail tenantd mearby educational, cultural and
medical institutions. The OCP’s goals will be teriease short, medium and long-term
employment opportunities for individuals and compann greater Roxbury through
programs that match tenant, employee and/or sememds, including by creating
career paths, internships, work-study programs sindlar vehicles for youth from
secondary school upwards as well as for adultsutittccontinuing education. One of
the primary functions of the OCP will be to idewtijob opportunities with the
Proposed Project’s tenants and facilitate placerfernibcal Roxbury residents and the
City of Boston at large.

iv.  Create opportunities for wealth creation for thexRoy community and the
City of Boston by initially making available appiimately $80,000 per year in rent
subsidies to enable local entrepreneurs to occpagesat the Proposed Project that may
otherwise be inaccessible to new or small busirsesse

v. Contribute approximately $360,000 in one-time pagtseto existing or
newly-created job training facilities that servsidents of Roxbury.

(d) Provide new and active retail and entertainmentegacluding smaller-scale
retail along Tremont Street, Whittier Street andwn®&larket Street), roadways,
approximately 43,500 square feet of thoughtfullgigeed usable open space, plazas and
improved streetscapes and off-site infrastructuvkich will improve aesthetics and
provide an improved pedestrian environment in thigmborhood for residents, workers
and visitors alike.

(e) Improve the urban design characteristics of the dme constructing a human-
scaled, mixed-use development, acting as a neigbbdrcenter while eliminating vacant
property from the neighborhood.

) Provide affordable housing for Roxbury and Bostesidents in compliance with
Mayor Martin J. Walsh’s Executive Order Relativeltolusionary Development and the
associated Inclusionary Development Policy.
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Exhibit A
Legal Description of the Project Site

A CERTAIN PARCEL OF LAND SITUATED IN BOSTON, SUFFALCOUNTY, MASSACHUSETTS
BOUNDED AND DESCRIBED AS FOLLOWS:

BEGINNING AT A POINT AT THE INTERSECTION OF THE FORER SOUTHEASTERLY LINE OF
TREMONT STREET WITH THE SOUTHWESTERLY LINE OF WHITER STREET; THENCE

S 36°07'02" E A DISTANCE OF FIVE HUNDRED TWENTY-RER AND 14/100 (524.14) FEET BY
SAID SOUTHWESTERLY LINE OF WHITTIER STREET TO A PAQT ON THE
DISCONTINUED SOUTHEASTERLY LINE OF DOWNING STREETHENCE

S 53°52'25" W A DISTANCE OF FORTY-ONE AND 71/1081(71) FEET TO A POINT, IN PART
BY SAID DISCONTINUED SOUTHEASTERLY LINE OF DOWNINGTREET AND
IN PART BY THE SOUTHEASTERLY LINE OF DOWNING STREETHENCE

SOUTHWESTERLY ALONG A NON-TANGENT CURVE TO THE RIGHHAVING A RADIUS OF
EIGHTY-EIGHT AND 95/100 (88.95) FEET AND AN ARC LEGITH OF THIRTY-
ONE AND 29/100 (31.29) FEET TO A POINT; THENCE

S 50°50'05" W BY SAID SOUTHEASTERLY LINE OF DOWNIBISTREET AND IN PART BY ITS
EXTENSION A DISTANCE OF TWO HUNDRED SEVENTY-FOUR ADI08/100
(274.08) FEET TO A POINT ON THE SOUTHWESTERLY LINEF VERNON
STREET, THENCE

N 60°14'27" W BY SAID SOUTHWESTERLY LINE OF VERNONTREET A DISTANCE OF
TWENTY-FOUR AND 81/100 (24.81) FEET TO A POINT; THNEE

S 48°45'14" W BY SAID LAND NOW OR FORMERLY OF CITOF BOSTON PARCEL P-1 A
DISTANCE OF ONE HUNDRED FIFTY-SEVEN AND 69/100 (1%B) FEET TO A
POINT; THENCE

N 60°18'10" W A DISTANCE OF THREE HUNDRED FORTY-SEN AND 00/100 (347.00) FEET
TO A POINT ON THE SOUTHEASTERLY LINE OF HAMPSHIRETREET BY
LAND NOW OR FORMERLY OF CITY OF BOSTON (PARCEL P;I)HENCE

S 54°01'57" W A DISTANCE OF SIXTY-FIVE AND 97/10®5.97) FEET BY SAID
SOUTHEASTERLY LINE OF HAMPSHIRE STREET TO A POINTHENCE

N 69°17'27" W A DISTANCE OF FORTY-SEVEN AND 87/1087.87) FEET TO A POINT ON THE
NORTHWESTERLY LINE OF SAID HAMPSHIRE STREET; THENCE

N 59°22'07" W A DISTANCE OF SEVENTY-NINE AND 79/00(79.79) FEET TO A POINT,;
THENCE

N 86°43'41" W A DISTANCE OF SIXTEEN AND 95/100 (B%) FEET TO A POINT; THENCE

N 58°22'11" W A DISTANCE OF TEN AND 36/100 (10.36EET TO A POINT ON THE LEASE

LINE OF PARCEL P-3i, THE PREVIOUS THREE (3) COURSBESER AND
ACROSS OTHER LAND NOW OR FORMERLY BOSTON REDEVELOBEMT
AUTHORITY REMAINDER OF PARCEL P-3; THENCE; THENCE
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N 36°06'55" W BY SAID LEASE LINE OF PARCEL P-3i BISTANCE OF EIGHTY-SIX AND
73/100 (86.73) FEET TO A POINT ON SAID FORMER SOWHASTERLY LINE OF
TREMONT STREET,; THENCE

N 53°53'05" E A DISTANCE OF FOUR HUNDRED TWENTY ANG65/100 (420.65) FEET BY SAID
FORMER SOUTHEASTERLY LINE OF TREMONT STREET TO A RO;
THENCE

N 53°54’14" E A DISTANCE OF FORTY AND 00/100 (4@PFEET ACROSS VERNON STREET
TO A POINT; THENCE

N 53°52'32" E A DISTANCE OF THREE HUNDRED THIRTYWE AND 12/100 (335.12) FEET BY
SAID FORMER SOUTHEASTERLY LINE OF TREMONT STREET TTHE POINT
OF BEGINNING.

CONTAINING AN AREA OF 353,780 SQUARE FEET OR 8.12ZRES OF LAND, MORE OR LESS.

THE ABOVE DESCRIBED PARCEL IS COMPRISED OF BLOCKS3#, 87B, 87C, 88, 89, 90, AND 96B, AND
PORTIONS OF CITY OF BOSTON STREETS - HAMPSHIRE &H, VERNON STREET, WHITTIER

STREET, AND DOWNING STREET. INCLUDED WITHIN THE ABWE DESCRIBED PARCEL OF LAND

ARE REGISTERED PARCELS DENOTED AS LAND COURT CASBJMBERS 2798, 11164, AND 37320A.
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Exhibit B
Plan of the Project Site

[See attached]
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Exhibit C
Conceptual Plans and Renderings

[See attached]
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Tremont Crossing Roxbury
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