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Massachusetts 

 
 
 
 

  
 
 
                           
 
 

To:  Brookline Board of Appeals 
From:  Brookline Planning Board 

Date:  January 22, 2015 

Subject: Construct an eight-story mixed-use building at 2-4 Brookline Place, a six-
story medical office addition to 1 Brookline Place, and a new six-and-a-half-
story parking garage to replace the existing four-story garage at 1 Brookline 
Place 

Location: One, Two and Four Brookline Place 

 Atlas Sheet:  29B Case #:  BOA 2014-0087 
 Block:  138 Zoning:  GMR-2.0 

 Lot(s):  01, 02 Lot Area (s.f.): 144,508 total (57,040 s.f. & 
87,468 s.f., both with 99-year ground leases) 

           
Board of Appeals Hearing:  March 5, 2015, at 7:15 p.m. 

 
BACKGROUND  

Spring 2004 (6/2/04) – Change of zoning of Brookline Place parcels from G-2.0(VS) to General 
Business and Medical Research (GMR)-2.0. 
 
Spring 2008 – Change of zoning related to parking requirements for Brookline Place parcels in 
GMR-2.0: reducing medical office parking requirements from one parking space per 250 s.f. to 
one per 350 s.f., reducing retail parking requirements from one parking space per 350 s.f. to one 
per 400 s.f., allowing a reduction in the number of parking spaces by special permit from no 
more than 15% to no more than 25%, where it can be demonstrated that it is warranted due to 
provisions in a Transportation Access Management Plan, and extending such reduction program 
to medical office parking requirements.   
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January-February 2009 – Following a number of DAT meetings and a positive Planning Board 
recommendation, the Board of Appeals granted the necessary zoning relief for a proposal to 
construct a new 252,000 s.f. retail and medical and administrative office building at 2-4 
Brookline Place with five levels of below grade garage for 624 parking spaces.  
 
Spring 2014 – Town Meeting adopted new zoning for the GMR-2.0 district, which revised the 
height and FAR maximums, as well as the open space and parking requirements, and established 
a no-build area on the lot across from the Brookline Village MBTA stop. 
 
Fall 2014 – A Design Advisory Team (DAT) appointed by the Planning Board to review a 
preliminary Brookline Place project began meeting in August 2014, and continued to meet until 
December 2014. The DAT members included Mark Zarrillo, Linda Hamlin, John Bassett, 
Antonia Bellalta, Edie Brickman, Cynthia Gunadi, Steve Lacker and Arlene Mattison. 
 
SITE AND NEIGHBORHOOD 
One, Two and Four Brookline Place is a collection of lots starting at the corner of Pearl and 
Washington Streets (Rte. 9) to the intersection of Washington Street and Brookline Avenue in 
Brookline Village, not far from the Brookline and Boston boundary and Longwood Medical 
Area. The entire site is located at the intersection of Washington Street and Brookline Avenue.  It 
is one of the first large developments that are seen when entering Brookline from Boston and is 
an important gateway. Currently, there are three buildings on the two lots with retail stores, food 
establishments and offices, although some are now vacant. The site has contaminated soil due to 
past uses, which will need to be addressed and contained during construction. To the north of the 
site are Pearl Street, the MBTA tracks and the Brookline Village MBTA station, and the Village 
Way apartment complex; to the west, Ten Brookline Place West, a three- to six-story concrete 
and glass commercial building; to the south, across Washington Street, Brook House, a high-rise 
residential complex; and to the east, Five Brookline Place, a one-story brick building occupied by 
a day care center. Five Brookline Place is the only lot in the GMR-2.0 district that is not being 
modified with this proposal, except that parking for the building may be provided in the proposed 
parking garage at 1 Brookline Place. 
 
APPLICANT’S PROPOSAL 
The applicant, Boston Children’s Hospital, is proposing to construct a new eight-story mixed-use 
building at 2 Brookline Place, a six-story addition to the medical office building at 1 Brookline 
Place, and a six-and-a-half-story parking garage to replace the existing four-level parking garage 
at 1 Brookline Place. A park/plaza area would be located across from the Brookline Village 
MBTA stop and lead to a pedestrian pathway through to Washington Street between the new 2 
Brookline Place building, parking garage and 1 Brookline Place. 
 
2 Brookline Place: After demolishing the existing buildings at 2-4 Brookline Place, the applicant 
would construct a new eight-story building, with retail and lobby space at the first floor and 
administrative and/or medical office above, and entrances facing both Washington Street and the 
interior plaza area. The building would have a total of approximately 182,500 s.f.: 14,000 s.f. 
ground-floor retail; 6,000 s.f. of common area and 2,500 s.f. of loading dock area, also on the 
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ground floor; 160,000 s.f. of medical and general office on the upper levels. While the applicant 
foresees this building as having a mix of administrative and medical office uses, the applicant is 
currently proposing the building as all medical office for the purpose of zoning and traffic 
analysis, as medical office space has a greater parking requirement and impact on traffic. Three 
loading spaces would be located and accessed from Pearl Street, while the main lobby entrance 
would be on the building’s north façade, facing the interior park and Brookline Village MBTA 
stop. Most of the Washington and Pearl Street building facades would be finished with a stone 
base and terracotta, aluminum framed windows, and metal paneling at the rooftop level. 
However, portions of these facades, as well as the entire façade facing the interior of the site, 
would be a glass curtain wall with metal paneling between floors. The proposal envisions 
sidewalk seating along both the Washington Street and plaza elevations.  
 
1 Brookline Place: A six-story addition would be constructed on the existing building’s 
southwest façade near Washington Street, adding approximately 47,000 s.f. of medical office 
space to the building, which currently has 105,120 s.f. The proposal also may include 2,000 s.f. 
of ground floor retail space in the addition. The addition would have aluminum framed windows 
similar to but slightly different from the building’s existing fenestration, and all facades would be 
brick to match the existing building except for a portion of the addition’s north elevation, facing 
the interior of the site, which would be glass curtain wall. The site’s fourth loading bay is located 
on the northwest façade of the existing building. 
 
Parking Garage: The existing four-story garage will be demolished, and a new six-and-a-half-
story parking garage, with 683 parking spaces, would be constructed largely in the same location 
near Pearl Street. The new garage would be able to accommodate an additional 137 vehicles 
through managed parking, for a total of 820 possible vehicles. The garage would have two access 
points located substantially in the same location as those serving the existing garage: one on the 
northwest corner of the garage across from the MBTA stop, and another nearest 5 Brookline 
Place across from Village Way where there is currently a vehicular drop off area. The exterior of 
the parking garage is mostly made up of painted steel framing, precast concrete columns with 
thin brick cladding, and metal screens; that portion of the garage closest to the open park area 
would be covered with a perforated metal screen with a custom perforation pattern. The stair 
tower on the southeast corner of the garage would be completely enclosed by windows.  
 
Park/Plaza: The new GMR-2.0 zoning adopted by Town Meeting in Spring 2014 set aside a 
“no-build area” for the district. This area is 14,176 s.f. located at the corner of Pearl Street closest 
to the Brookline Village T Station. In addition, a 45’-wide area will be kept open for public use 
leading from this no-build area to Washington Street. The applicant has submitted a landscape 
plan showing much of the no-build area as open park greenspace, with paved pedestrian passages 
leading from Pearl Street through the site to both 2 and 1 Brookline Place and Washington Street. 
The “pinch-point” between the garage and 2 Brookline Place would be a paved plaza. 
 
5 Brookline Place: The other property in the GMR-2.0 zoning district is 5 Brookline Place, a 
10,711 s.f. building used for a day care. It is not being redeveloped as part of this project, but it is 
referenced for zoning calculations when required. 
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FINDINGS 
Section 5.01 – Table of Dimensional Requirements, Footnote #1: If the entrance to a garage or 
covered vehicular passageway faces toward the street to which its driveway has access, said 
entrance shall be at least 20 feet from the street lot line.  
Section 5.06.4.d – General Business and Medical Research (GMR) 
Sections 5.06.4.d.1 and 5.06.4.d.1.c.iii – All major impact applications for new structures and 
additions in the GMR-2.0 District are subject to the requirements of Section 5.09, Design 
Review, require a special permit, and must meet a number of requirements:  

a. Maximum height shall not exceed 115 feet. 
b. No less than 35% of the total area of all lots within the GMR-2.0 District shall be devoted 

to open space. 
c. Shall comply with the special dimensional requirements for the GMR District as shown 

in Figure 5.02a of the Zoning By-law. 

d. Provide no less than 25% of parking spaces to residents for overnight parking. 
e. No less than 1% of hard construction costs be devoted to making off-site streetscape 

improvements and undertaking transportation and community benefit mitigation 
measures. 
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Dimensional Requirements 

 Required / Max Proposed Finding 
Height – 2 Brookline Place 115 feet 110 feet Complies1 
Height – Garage  55 feet – 65 feet 55 feet – 65 feet Complies 

Rooftop structures: 
10’ above roof 

Elevator penthouse: 
13’ above roof 

Special Permit2 

Front Setback – Garage 20 feet 6 feet 7 inches Special Permit3 
Front Setback – 2 Brookline 
Place Loading Bay Garage 

20 feet 7 feet 4 inches Special Permit3 

Front Setback – 1 Brookline 
Place Addition 

9 feet 0 feet Special Permit3 

Open Space 54,862.5 s.f. 
35%  lot area 

61,223 s.f. 
39.1% lot area 

Complies 

1Section 5.06.4.d.1.a sets a height limit of 115 feet. The mechanical penthouse will be 15 feet above the roof level, 
for a maximum elevation of 125 feet. This complies with Section 5.31.1, which allows for substantial rooftop 
structures such as elevator penthouses and mechanical equipment to exceed the height limit by up to 10 feet. 
2Section 5.06.4.d.1.c.iii sets a height limit of 55 feet to 65 feet for that portion of the lot where the garage is 
proposed, and authorizes the Board of Appeals to allow by special permit for substantial rooftop structures, such 
as elevator penthouses and mechanical equipment, to exceed the 65’ height limit by 10 feet or more. 
3Under Section 5.43, the Board of Appeals may modify setback requirements by special permit if counterbalancing 
amenities are provided.  

 
Section 5.06.4.d.2.f – The maximum number of parking stalls within the GMR-2.0 district shall 
not exceed 683. However, the Board of Appeals by special permit may approve the 
accommodation of up to 20 percent more vehicles, such as in a tandem parking arrangement or 
other arrangement or operation, that enable additional vehicles to be accommodated within 
parking garages. 

 
Parking & Loading Requirements 
 Type of Use Required / Maximum Proposed Finding 

Parking 
Spaces 

Retail  
(14,000 g.s.f.) 

26 spaces 
(1 space / 533 g.s.f.) 

714 683 stalls 
provided 

Complies 
Medical Office 
(318,150 g.s.f.) 

681 spaces 
(1 space / 467 g.s.f.) 

Child Care 
(10,711 g.s.f.) 

7 spaces 
(1/3 of 1 space / 550 g.s.f.) 

Total  Max: 683 
Managed Parking 137 more vehicles  

(20% beyond max) 
137 Special Permit† 

Loading  5 loading bays 4 Special Permit‡ 
†Under Section 5.06.4.d.2.f, the Board of Appeals may by special permit allow for the accommodation of up to 20 
percent more vehicles on site, in a tandem or other parking arrangement. Under Section 6.04.3, the Board of 
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Appeals may by special permit allow for tandem parking when a parking facility is under full-time attendant 
supervision. 
‡Under Section 6.06.7, the Board of Appeals may reduce the total number of required loading bays should the 
applicant indicate the proposed number of loading bays will be adequate based on proposed uses, hours of 
operation, delivery service requirements, etc. The Director of Engineering/Transportation and the Director of 
Planning & Community Development shall make recommendations to the Planning Board and Board of Appeals 
regarding the proposed reduction. 

 
Section 5.06.4.d.5 – The Board of Appeals may by special permit allow for signs to be permitted 
on building walls not parallel or within 45 degrees of parallel to the street. Since the proposed 
buildings and additions face inward towards the park/plaza area, the applicant is requesting 
relief under this section to allow for signage on the interior building facades. Special permit 
required.  
 
Section 5.09 – Design Review: Any new structure which fronts on Washington Street, or any 
new major impact application for new structures and exterior additions in the GMR-2.0 District, 
requires a special permit subject to the design review standards listed under Section 5.09.4 (a-l). 
The applicant has submitted an Impact Statement that addresses community and environmental 
standards. The most relevant sections of the design review standards are described below:  

 
a. Preservation of Trees and Landscape:  The applicant has indicated that due to extensive 

demolition and site reconfiguration, the existing landscape features and trees on the site 
cannot be preserved. The applicant still needs to submit a complete tree inventory of the 
existing condition and proposed plan to the Planning Board and Tree Warden. Additionally, 
information on the planting strategy relative to the capping of the subsurface, and the need for 
any structural soil, needs to be provided. The applicant has directed that where feasible, 
public shade trees within the public right-of-way will be preserved. Upon completion of the 
project, new landscaping and trees will be installed that will increase the amount of 
vegetation and trees compared to the existing condition. New landscaping and hardscape will 
provide for a new pedestrian route providing access between the Brookline Village T stop 
and Route 9. 

b. Relation of Buildings to Environment:  The proposed buildings and additions are 
contemporary in massing and materials, but they relate well both to each other and 
neighboring structures. While each building is differentiated individually, the exterior 
materials have been selected to be cohesive when the site is viewed as a whole. The project 
complies with the height limits of the GMR-2.0 zoning district, which were adopted after 
extensive review of the likely shadow impacts from a site development on neighboring 
properties.  

c. Relation of Buildings to the Form of the Streetscape and Neighborhood:  The project’s street 
level is designed for active uses, and all on-site parking will be located within the new 
parking garage, which will be screened from view. The park area and pedestrian passage 
through the site encourages walking from the Brookline Village T station and throughout the 
property.  
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d. Open Space:  The proposed landscaping improvements are one of the project’s prime 
amenities, as it will greatly improve the visual aesthetic of the area for people passing by and 
through the site. The GMR-2.0 District requires at least 35 percent of the area to be open 
space, and no more than 55 percent of this space can be hard surfaced walks or plaza areas. 
The proposal meets this requirement, and the applicant has designed the open space to be 
attractive, interesting and encouraging of social interaction.  

e. Circulation:  The applicant has submitted a traffic study and draft transportation demand 
management (TDM) plan, which have been reviewed by the Town’s traffic consultant. The 
developer is required to develop a Transportation Access Plan Agreement (TAPA), outlining 
how the development will be accessed when it is built. The existing garage’s two access 
points will be retained for the new parking garage, and all parking spaces for the development 
will be located within the new garage. The primary drop-off location will be located where 
there is already a drop-off area, near One and Five Brookline Place. There is also a proposed 
on-street drop-off area along the Pearl Street curb next to the new Two Brookline Place 
building as well. The proposed TDM plan is designed to encourage visitors to the site to 
travel by mass transit or bicycle. Covered bicycle storage will be located in the parking 
garage, and on the first floors of both the new Two Brookline Place building and One 
Brookline Place addition. Since there is no parking located immediately next to Two 
Brookline Place, the applicant should consider ways to both ensure the safety of bicyclists 
and pedestrians on Pearl and Washington Streets and discourage double-parking, blocking of 
bicycle lanes, and other common vehicular infractions. A warning system should be installed 
at the parking garage entrance/exit to limit vehicular conflicts with pedestrians. Pedestrian 
access will be via the pedestrian path through the site. The applicant has directed that all of 
the development’s circulation improvements will be fully coordinated with the Gateway East 
project.  

f. Stormwater Drainage:  The applicant has indicated that the project includes proper site 
surface drainage, consistent with the Town of Brookline’s Stormwater Management By-Law, 
so that removal of surface waters will not adversely affect neighboring properties or the 
public storm drainage system. Information detailing all stormwater and drainage systems 
needs to be submitted to the Director of Engineering/Transportation and Conservation Agent. 
The applicant has indicated that the new stormwater management systems will provide 
treatment to improve water quality over the existing condition, and that storm water will be 
removed from all roofs, canopies and paved areas and carried away in an underground 
drainage system or reused for on-site irrigation.  

g. Utility Service:  The project’s electric, telephone, cable TV and other such lines and 
equipment will be underground from their source in the public way to the proposed buildings. 
More details regarding how trash and recycling services will be provided to the new Two 
Brookline Place building should be submitted, particularly now that businesses in Brookline 
are required to recycle. 

h. Advertising Features:  The location of signage identifying both the One and Two Brookline 
Place buildings, as well as the development’s tenants, is shown on the proposed elevations. 
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This signage would be located both at the top of the buildings, the parking garage, and above 
the storefronts. 

i. Special Features:  Storage areas, machinery installations, service areas, loading areas, utility 
structures, and similar accessory areas and structures will be located and screened so as to 
prevent their being incongruous with surrounding properties. Loading bays will be located on 
the Pearl Street façade and have overhead doors for screening. Much of the building’s utility 
equipment will be located on the roof of the building, however, the applicant should indicate 
where utility equipment will be located on the ground, if at all. 

j. Safety and Security:  Since development of the site requires environmental remediation, all 
remediation activities will be directed by a Licensed Site Professional and done in accordance 
with federal, state and local regulations. The end condition of the site will be in compliance 
with applicable environmental regulations and standards. A construction management plan 
will address all adverse safety-related impacts, including those related to demolition of 
structures, air-borne dust, noise, and rodents.  
 
Regarding safety and security for the completed development, all buildings will incorporate 
state-of-the-art life safety and fire suppression systems. The Fire Department will review all 
emergency access and life-safety systems. Open and enclosed spaces are designed to facilitate 
building evacuation and to maximize accessibility by fire, police, and other emergency 
personnel and equipment. Exterior spaces and interior semi-public spaces are well lit, so as to 
minimize the security issues for users of the property and pedestrians crossing the site. 

k. Heritage:  The applicant has obtained certificates of non-significance for 2 and 4 Brookline 
Place, however, certificates of non-significance for the existing parking garage, and if 
applicable, the 1 Brookline Place façade, should also be obtained from the Preservation 
Commission. 

l. Microclimate:  The project minimizes any adverse impact on light, air, and water resources, 
or on noise and temperature levels of the immediate environment, and complies with the 
provisions of Brookline’s Noise Control By-law. 

m. Energy Efficiency:  The project utilizes energy-efficient materials and energy-conscious 
design, and will achieve, at a minimum, the equivalent standards of LEED Silver 
certification.    

Section 5.43 – Exceptions to Yard and Setback Regulations: Please see the Dimensional 
Requirements table above. 
Section 6.04.3 – Design of All Off-Street Parking Facilities: Please see the Parking & Loading 
Requirements table above. 
Section 6.06.7– Off-Street Loading Requirements: Please see the Parking & Loading 
Requirements table above. 
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Section 7.00.1.b – Signs in All Districts: No sign or other advertising device, or part thereof, 
shall be more than 25 feet above ground level, except the Board of Appeals by special permit 
may allow signs announcing the name of an individual building to be higher than 25 feet. The 
applicant is proposing two such signs on the metal panel at the rooftop of the new building at 
Two Brookline Place; one such sign at the top of the addition at One Brookline Place; and two 
such signs on the stair towers for the new parking garage. Special permit required. 
 
Section 7.03.1.e – Signs in L, G, I and O Districts: This section is not applicable. No relief 
required. 
 
 
PLANNING BOARD COMMENTS 
The Planning Board is strongly supportive of this development proposal. This is an underutilized 
site whose redevelopment will revitalize the neighborhood and provide substantial amenities to 
the Town. The Design Advisory Team (DAT) and the development team have met regularly 
since the summer of 2014 to discuss and address design concerns and possible impacts on the 
neighborhood. The ground-floor retail space and significant landscaped open space being 
provided with this development will enhance the vitality of the immediate area and have a 
positive impact on the economic viability of the Brookline Village commercial area. 
 
The contemporary design of the new Two Brookline Place building, parking garage, and One 
Brookline Place addition relates well to surrounding buildings in the neighborhood. The 
buildings have different but complementary façade treatments, lending cohesiveness to the site 
while still retaining an interesting dynamic. While the Planning Board has some specific 
concerns regarding the development’s design, such as the scale of the garage’s façade and the 
treatment for the upper level of 2 Brookline Place, these issues can be addressed later; the overall 
design is attractive and has improved since the applicant’s initial submission. Since the buildings 
will, at a minimum, meet the requirements of LEED Silver certification, the Board hopes the 
project will be an example of energy efficient building for future developments in Brookline.  
 
As mitigation measures to address increased traffic in the area, the applicant has agreed to make 
improvements to relevant intersections, implement a Transportation Demand Management 
program, and provide residential overnight parking. The Transportation Demand Management 
Program will be reviewed annually. Additionally, as per the requirements of the GMR-2.0 
district, a contribution of 1% of the hard construction costs will be put toward off-site streetscape 
improvements and transportation and community benefit mitigation measures. The Town’s 
traffic consultant has reviewed the Traffic Impact Study from Howard/Stein-Hudson Associates 
(December 2014) and found it satisfactory. Suggested parking and traffic mitigation measures 
have been included as conditions below. 

 
Therefore, the Planning Board recommends approval of the proposal and the submitted plans 
entitled “Brookline Place, Brookline, Massachusetts, Special Permit Application Set,” prepared 
by Elkus | Manfredi Architects dated 12/22/2014, subject to the following conditions: 
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1. Uses in the One Brookline Place addition and the 2 Brookline Place building shall be 
medical office, general office, ground floor retail and accessory uses. The proportions of 
medical office and general office in the buildings may be determined by the applicant from 
time to time but may be all medical office, if so dictated by the needs of the applicant and 
tenants, however, the ground floor of the Two Brookline Place building shall be retail along 
with common area, and, at the election of the applicant, the ground floor of the One 
Brookline Place addition may also be retail along with common area, medical office and 
general office. Accordingly, the Transportation Demand Management plan has been based 
on use of the buildings for all medical office use with ground floor retail in the 2 Brookline 
Place building. 

 
2. The parking garage shall have not more than 683 striped parking spaces, excluding drop-off 

and loading zones, and shall be available to meet the parking requirements of all buildings 
within the GMR-2.0 District. The applicant shall be allowed to park up to 137 additional 
vehicles within the garage, which may be in tandem parking arrangement and/or any other 
parking arrangement, operation or devices that enable additional vehicles to be 
accommodated within parking garages. The applicant shall submit a list of Managed 
Parking Operational Provisions to the Director of Engineering/Transportation for review 
and approval prior to commencement of any tandem parking arrangement and/or any other 
parking arrangement, operation or devices that enable additional vehicles to be 
accommodated within parking garages.  

 
3. Prior to the issuance of a demolition permit for any building on the site, the applicant 

shall obtain from the Preservation Commission all applicable certificates of non-
significance for structures to be removed or partially demolished.  

4. Prior to the issuance of a demolition permit for any building on the site, a final 
construction management plan, including interim parking conditions for existing One 
Brookline Place, identification of any specimen trees that will be dug and relocated 
offsite with the permission of the Tree Warden, parking locations for construction 
vehicles, hours of construction and materials delivery, noise mitigation, staging areas, 
security fencing, pedestrian pathways, location of portable toilets, rodent control, erosion 
and sediment control, protocols to insure protection of persons in the vicinity of the 
construction work, including air quality monitoring during activities involving 
disturbance of contaminated soils or management of any contaminated media, 
emergency contact information, and the name and contact information for a project 
liaison provided by the applicant, shall be submitted for review and approval by the 
Director of Engineering/Transportation, after input from the Building Commissioner, 
Health Director and Conservation Agent/Tree Warden. The construction management 
plan shall also include the manner of treatment of trees to be preserved or to be removed 
within the public way abutting the site. A copy of the approved plan shall be submitted 
in paper and electronic form to the Planning and Community Development Department 
such that it can be posted on the Planning and Community Development Department's 
website. 
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5. Prior to issuance of a demolition permit for any building on site, the applicant shall 
submit to the Director of Public Health for review and approval details regarding the 
plans for environmental remediation of the site, as well as long-term environmental 
monitoring of the site post remediation and construction of the buildings. Any changes to 
these plans shall be submitted to the Director of Public Health prior to implementation. 

6. Prior to issuance of a demolition permit for any building on site, the applicant shall 
submit to the Fire Department for review and approval a Safety Plan, detailing how the 
sprinkler, standpipe, and fire alarm systems will be maintained during demolition, as 
well as ensuring adequate emergency access during demolition. 

7. Prior to issuance of a building permit for any of the 2 Brookline Place building, 1 
Brookline Place addition, or parking garage, as applicable, the applicant shall submit to 
the Fire Department for review and approval a Safety Plan for the new building to be 
constructed, including details regarding the emergency access and life safety systems on 
site, and evidence of adequate water pressure for fire suppression systems in all new 
construction.  

 
8. Prior to the issuance of a building permit for any of the 2 Brookline Place building, 1 

Brookline Place addition, or parking garage, as applicable, final elevations indicating 
façade design, colors, materials, windows, rooftop details, penthouse configuration and 
screening, signage, and placement of all mechanical, electrical and plumbing systems and 
components of the applicable buildings or the garage shall be submitted for review and 
approval of the Planning Board. An on-site mock-up shall be submitted for the review 
and approval of the Planning Board after the building permit is issued but before the 
materials are ordered. 

9. Prior to the issuance of a building permit for either the 2 Brookline Place building or the 
1 Brookline Place addition, final site and landscaping plans for the entire site, including 
plant types and sizes; a full existing and proposed tree inventory; planting depth details 
for proposed plants and trees on both private and public property, and information about 
the planting strategy relative to any capping of the subsurface; fencing; exterior lighting; 
location of utilities and bicycle parking facilities; hardscape materials and outdoor 
furniture for the entire site shall be submitted for the review and approval of the Planning 
Board and the Town’s Tree Warden. This landscaping plan shall include landscaping for 
the public property located between the site’s Washington Street and Brookline Avenue 
property lines and the back of the sidewalks on the same streets, and the applicant shall 
be responsible for installing and maintaining this landscaping at the same level as the rest 
of the site’s landscaping, provided that the Town issues a license satisfactory to the 
applicant for such installation and maintenance on public property. 
 

10. Prior to the issuance of a building permit for any of the 2 Brookline Place building, 1 
Brookline Place addition, or garage, a bond of 150% of the estimated construction cost 
for the construction and landscaping of the approved pedestrian walkway and open-space 
improvements shall be submitted to the Building Department. The Building 
Commissioner and/or the Director of Planning and Community Development shall notify 
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the applicant in writing if they reasonably determine that the project is only partially 
completed, without all approved buildings and/or additions constructed, and that 
construction by the applicant will not continue. If within thirty (30) days of receiving 
such notice the applicant fails to agree to diligently undertake such actions required to 
complete the work remaining on construction and landscaping of the approved pedestrian 
walkway and open-space improvements, the Town may redeem the bond to undertake 
completion of the approved pedestrian walkway and open-space improvements. The 
Town shall return to the applicant any amounts redeemed in excess of the actual costs 
incurred to construct and landscape the approved pedestrian walkway and open-space 
improvements. 

 
11. Prior to the issuance of a building permit for any of the 2 Brookline Place building, 1 

Brookline Place addition, or parking garage, a drainage plan shall be submitted for review 
and approval of the Director of Traffic/Engineering and the Conservation Agent. 

 

12. Prior to the issuance of a building permit for any of the 2 Brookline Place building, 1 
Brookline Place addition, or parking garage, the applicant shall submit to the Building 
Commissioner for review and approval for conformance to the Board of Appeals 
decision: 1) a final site plan, stamped and signed by a registered engineer or land 
surveyor, including fencing, grading, and location of utilities; 2) final building 
elevations including exterior signage generally as indicated on the application plans, 
stamped and signed by a registered architect; 3) final floor plans, stamped and signed 
by a registered architect; 4) evidence that the Board of Appeals decision has been 
recorded at the Registry of Deeds. 
 

13. Prior to the issuance of a building permit for either the 2 Brookline Place building or 1 
Brookline Place addition, the applicant shall provide evidence reasonably satisfactory 
to the Building Commissioner and Director of Planning and Community Development 
that the applicable building is a LEED certifiable Silver Building or higher rating via 
the provision of a LEED scoring sheet. Prior to the issuance of the final Certificate of 
Occupancy for the 2 Brookline Place building or the 1 Brookline Place addition, as 
applicable, the applicant shall provide a final LEED Checklist and an Affidavit of 
Construction Compliance prepared by a LEED Accredited Professional and/or project 
architect.  

 

14. The Applicant will not commence demolition of the existing structure at 2 Brookline 
Place until a building permit for the garage has been issued with evidence reasonably 
satisfactory to the Director of Planning and Community Development and Town 
Counsel, provided on a confidential basis, that financing is or will be in place for 
construction of the 1 Brookline Place addition and 2 Brookline Place building, 
exclusive of tenant fit-up, and the garage. 

 
15. At the completion of the perimeter foundation walls for any of the 2 Brookline Place 

building, the 1 Brookline Place addition, or the garage, as applicable, and prior to the 
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issuance of a building permit for the above-ground portion of the building, an as-built 
foundation plan certified by a registered professional engineer or surveyor to be in 
accordance with the approved site plan shall be submitted for review and approval by 
the Building Commissioner.  If the as-built foundation is found to be non-compliant 
with the approved site plan, the Building Commissioner may stop above-grade 
construction activities until such time the foundation is brought into compliance with 
the approved site plan. 
 

16. Up to three temporary construction and/or development sign(s), each no greater than 50 
square feet, may be erected on site during the construction and initial leasing period, with 
the design subject to the review and approval of the Director of Planning and Community 
Development (or his/her designee), who shall also have the authority to determine that 
the initial leasing period has ended when 80 percent of each of the 2 Brookline Place 
building and the 1 Brookline Place addition is occupied.  

 
17. Prior to issuance of a building permit for any signage for the 2 Brookline Place building, 

the 1 Brookline Place addition or garage, other than the signage referenced in condition 
#16 above, final design plans, including size, location and other details, for the sign(s) 
shall be submitted to the Planning Board for review and approval.  

 
18. A minimum of 25% of parking spaces in the garage shall be offered to residents for 

overnight parking at market-competitive rates. These spaces shall be available at a 
minimum from 8 p.m. to 7:30 a.m. weekdays and all day Saturdays and Sundays. If the 
Applicant chooses to provide more parking spaces for overnight use, these minimum 
hours of availability shall not apply to these additional spaces. Additionally, if the 
applicant wishes to provide parking on weekends and holidays and during weekdays after 
6 p.m. and before 1 a.m. for users of area businesses, such as restaurants, this shall be 
allowed. 
 

19. No satellite parking shall be allowed, except as indicated in condition #18 above. Satellite 
parking is defined as parking used by persons working a majority of their time at another 
location(s), who are not visiting the building. Toward that end, the Applicant shall 
employ techniques including preferential parking rates for tenants and visitors, and higher 
parking rates for non-tenants over a specified number of hours per day. 
 

20. No less than thirty (30) days prior to the anticipated date of issuance of the building 
permit for either the 1 Brookline Place addition or 2 Brookline Place building, whichever 
first occurs, a Transportation Demand Management (TDM) plan shall be submitted to the 
Town for review and approval by the Director of Engineering/Transportation and the 
Director of Planning and Community Development (or his/her designee). In connection 
with preparation of the TDM plan, the applicant shall provide information describing its 
existing policies relating to employee transportation then in effect, and the mode use 
resulting from such existing policies. Any tenant in the development that has executed a 
lease for occupancy at the 1 Brookline Place addition or 2 Brookline Place building shall 
be requested to provide such information as to its existing policies relating to employee 
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transportation then in effect in other locations operated by such tenants, and the mode use 
resulting from such existing policies in such other locations. The TDM shall include, but 
is not limited to, the following provisions: 

a. Include a garage lay-out plan showing no more than 683 striped parking 
spaces available for use and companion table showing locations, numbers, 
and users of different types of parking spaces, including, but not limited to: 
compact, full car, handicap, drop-off, van, electric car, car-sharing services 
such as Zip-Car and employee, visitor, resident overnight, loading and 
ambulance spaces. 

b. Include a requirement for employee vehicle identification parking stickers or 
tags. 

c. Outline initial parking rates for employees, visitors, and residential overnight 
parkers. 

d. Indicate how and where information will be provided and displayed (including 
the lobbies) on all public and other transit options to Brookline Place, with an 
explanation of which services are for employees only, which are open to the 
public in general, and the percentage of employees using different modes of 
transit. 

e. Provide for sale of MBTA transit passes on-site. 

f. So long as the 1 Brookline Place addition and 2 Brookline Place building are 
operated by Children's Hospital Boston or any affiliate of Children's Hospital 
Boston (“Children’s”):  

(i) Provide for Children’s employees working within the 2 Brookline Place 
building or the 1 Brookline Place addition not less than a 50% public 
transit employee annual subsidy program, or such greater level as is then 
being provided by Children’s to its employees at its core campus within 
the Longwood Medical and Academic Area; 
 

(ii) Provide other transit programs, such as MASCO's "Three for Free" (try 
public transit for three months for free) and  a "Guaranteed Ride Home" 
for Children’s employees working within the 2 Brookline Place building 
or 1 Brookline Place addition; 
 

(iii) Provide an employee tax benefit program through the Federal Transit 
Administration allowing employers to receive a tax deduction for 
providing transit subsidies and allowing employees to use pre-tax income 
to pay for transit expenses for Children’s employees working within the 2 
Brookline Place building or 1 Brookline Place addition; 
 

(iv) Provide shuttle service, at a minimum, to locations in the Longwood 
Medical Area, and use best reasonable commercial efforts to include 
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access to satellite parking facilities either currently operated by MASCO 
or to be established by MASCO; and 
 

(v) Encourage staggered work hours for Children’s employees working 
within the 2 Brookline Place building or 1 Brookline Place addition. 

g. Provide for and maintain not less than 70 bicycle parking spaces, secure, 
sheltered from the weather, and shower facilities for all employees who may 
choose to bicycle to work, including bicycle spaces which may be located in 
the 2 Brookline Place building or 1 Brookline Place addition for use by 
employees and in the garage for use by employees or visitors. Outdoor 
bicycle parking will also be provided near the main building entrance for 
short term visitors. 

 
21. No less than thirty (30) days prior to the anticipated date of issuance of the Certificate of 

Occupancy for either the 1 Brookline Place addition or 2 Brookline Place addition, the 
Applicant shall designate a traffic and parking coordinator to work with the Director of 
Engineering/Transportation and the Director of Planning and Community Development 
(or his/her designee) to ensure on-going implementation of all TDM-related efforts. The 
coordinator shall allow access to the garage by the Town for review of the TDM plan 
implementation, coordinate and publicize all TDM-related efforts to building tenants, and 
shall coordinate with the Town to mitigate any impacts during construction of the 
Gateway East plan. 
 

22. To ensure compliance with the TDM plan, the following provisions shall apply, which 
provisions shall also constitute the Transportation Access Plan Agreement required 
under Section 5.09.3.c.6.c of the Zoning By-Law: 

a. An Annual Report shall be provided by the Applicant's traffic and parking 
coordinator, subject to the review and approval of the Director of 
Engineering/Transportation and the Director of Planning and Community 
Development (or his/her designee) relative to the implementation and 
effectiveness of the TDM plan. The Annual Report shall be submitted prior to 
issuance of an annual permit for the Transportation Access Plan Agreement 
from the Building Department under Section 5.09.3.c.6.d of the Zoning By-law. 
The Annual Report, which shall be submitted together with the applicant’s 
request for the annual permit for the Transportation Access Plan Agreement, 
shall include the following features: (i) An annual monitoring and reporting 
program will commence after receipt of the final Certificate of Occupancy for 
the 1 Brookline Place addition and the 2 Brookline Place building. If the final 
Certificate of Occupancy is issued between September 1 and February 29, the 
monitoring will take place during the months of September or October and a 
report provided to the Town no later than November 30.  If the final Certificate 
of Occupancy is issued between March 1 and August 31, monitoring will take 
place during the months of April or May and be reported to the Town no later 
than June 30; and (ii) The monitoring program will be based on traffic counts 
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and employee surveys as to vehicle, transit, pedestrian, and bicycle usage to 2 
Brookline Place and 1 Brookline Place, including the addition. The monitoring 
program will provide detailed information on the travel modes to work and 
overall transportation characteristics by type of traveler (employee, visitor, etc.). 
The survey instrument to be used for mode share monitoring will be provided to 
the Director of Engineering/Transportation and the Director of Planning and 
Community Development for approval prior to conducting the survey. The 
employee survey (which may be conducted through electronic means) will be 
sent out to all employees, with a goal of securing a sixty percent (60%) 
minimum response rate. A patient/visitor survey shall be conducted during 
normal business hours, with a goal of securing at least 200 patient/visitor 
surveys. The requirement for the Annual Report shall be in effect for five years, 
and thereafter at the discretion of the Director of Transportation/Engineering 
and the Director of Planning and Community Development (or his/her 
designee). 

b. The Director of Engineering/Transportation, in consultation with the Director of 
Planning and Community Development, shall determine whether the employee 
vehicular mode share is greater than 35 percent. In the event the employee 
vehicular mode share is greater than 35 percent, the TDM plan shall be 
modified to incorporate any reasonable requests of the Director of 
Engineering/Transportation within sixty (60) days after he/she issues his/her 
determination. Failure to issue such a determination within sixty (60) days of 
receiving the Annual Report shall be deemed acceptance of the Annual Report 
and the existing provisions of the TDM plan. If any owner objects to any new 
request as being unreasonable or not required, such matter may be presented to 
the Transportation Board for recommendation to the Board of Appeals for 
determination, and during such process the applicant will not be considered out 
of compliance with Section 5.09.3.c.6.d of the Zoning By-law. Following the 
issuance (or deemed issuance) of the foregoing determination, the Building 
Department shall use its best efforts to issue the annual permit for the 
Transportation Access Plan Agreement under Section 5.09.3.c.6.d of the Zoning 
By-law with appropriate due diligence. 

  
23. Prior to the issuance of the final Certificates of Occupancy for the 2 Brookline Place 

building and the 1 Brookline Place building, 1% of the hard costs of constructing 2 
Brookline Place, the 1 Brookline Place addition and the garage (exclusive of tenant fit-
up), shall be spent by the Applicant, or given to the Town, for making off-site streetscape 
improvements (such as, but not limited to, lighting, street furniture and widening 
sidewalks, subject to the review and approval of the Planning Board or its designee) and 
undertaking transportation and community benefit mitigation measures.  From the 
payment of 1% of the hard construction costs (exclusive of tenant fit-up), the amount of 
$300,000 shall first be devoted to the demolition of the Hearthstone Plaza Bridge at 
Route 9 (the “Bridge Demolition”) and the amount of $750,000 shall first be devoted to 
the Gateway East Project, and such payments by the applicant shall be credited against 
the 1% payment requirement, notwithstanding that such payments may have been made 
prior to the issuance of the Special Permit. 
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In the event the amount of the 1% of the hard construction costs (exclusive of tenant fit 
up) exceeds the Bridge Demolition and Gateway East Project Contributions, a plan of any 
proposed off-site streetscape improvements to be constructed by the Applicant and a 
description of the proposed transportation mitigation measures shall be submitted for the 
review and approval of the Director of Transportation/Engineering and the Director of 
Parks and Open Space or their designees. The applicant's obligation with respect to 
construction of off-site improvements shall be subject to approval by the various Town 
boards, commissions and department heads with jurisdiction over such off-site areas. The 
applicant shall, at the discretion of the Town, complete the improvements to the extent 
possible or provide the funds to the Town for expenditure by the Town prior to the 
issuance of such final Certificates of Occupancy, and the balance of funds that are 
unspent and uncommitted to the completion of these improvements at the time of the 
issuance of such final Certificates of Occupancy shall be paid to the Town. 

24. In addition to the requirements of condition #23, the applicant shall provide the 
following off-site transportation and pedestrian improvements as may be approved by 
the  Director of Engineering/Transportation and/or the Planning Board, each acting in 
their reasonable discretion: 

a. At the Town’s election, indicated to the applicant not later than one year prior to 
the date of anticipated issuance of final Certificates of Occupancy for the 1 
Brookline Place addition and 2 Brookline Place building: 
 
(i.) The Town shall indicate to applicant whether the Town will undertake the 

“Pearl Street Reconstruction” consisting of improvements to the street 
lighting system on the south side of Pearl Street, reconstruction and 
installation of pavement and curbing along Pearl Street and landscaping 
and pedestrian markings and/or pavers that visually connect the Property 
to the Brookline Village MBTA.  In the event such work will be 
undertaken by the Town, the applicant shall deposit $335,000 in escrow to 
be expended by the Town for the reasonable costs of the Pearl Street 
Reconstruction. Any excess funds remaining after the completion of the 
Pearl Street Reconstruction by the Town shall be returned to the applicant. 

 
(ii.) If the Town does not undertake the Pearl Street Reconstruction, the Town 

shall undertake the design of such work and secure the required approvals 
and licenses therefor; subject to the foregoing, the Applicant shall 
commence construction of the Pearl Street Reconstruction within sixty 
(60) days of issuance of the final Certificates of Occupancy for 2 
Brookline Place and the 1 Brookline Place addition, but shall not be 
required to expend more than $335,000 for such design and construction.  
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b. Within six (6) months of the issuance of the final Certificates of Occupancy for 
the 2 Brookline Place building and the 1 Brookline Place addition, installation of 
an audible traffic signal at Pearl Street and Brookline Avenue. 

25. Prior to the issuance of the applicable final Certificate of Occupancy for any of the 
buildings on the site, complete as-built plans for the 2 Brookline Place building, 1 
Brookline Place addition, and the garage, as applicable, certified by a registered 
architect as in compliance with the approved plans, shall be prepared and filed with the 
Building Commissioner. 
 

26. To the extent permitted by law, prior to the issuance of the final Certificates of 
Occupancy for the 2 Brookline Place building and the 1 Brookline Place addition, the 
applicant shall implement for the benefit of Brookline residents and in particular 
residents of the Brookline Housing Authority and Village Way, a “Brookline Residents 
Permanent Employment Program,” a copy of which is attached as Exhibit A.  

27. Prior to the issuance of the final Certificates of Occupancy for 2 Brookline Place and 
the 1 Brookline Place addition, a loading facility plan shall be submitted to the 
Director of Engineering/Transportation and the Director of Planning and Community 
Development setting forth the anticipated schedule of deliveries to the four loading 
bays provided (3 at 2 Brookline Place and 1 at the existing portion of 1 Brookline 
Place) based on the proposed uses, hours of operation, delivery service requirements, 
and allocation of loading facilities across the various uses and buildings.  If deemed 
required by the Director of Engineering/Transportation and the Director of Planning 
and Community Development, the Applicant may be required to designate a Dock 
Master to coordinate and schedule deliveries to the buildings. 

28. The applicant shall make available outdoor areas within the site for periodic use by the 
Town for approximately 3 or 4 community events annually without payment of a 
license fee by the Town, but subject to such limitations with regard to frequency, 
timing and use as the Town and the applicant shall reasonably agree and to reasonable 
rules and regulations which may be imposed by the applicant. In connection with such 
use, the applicant shall make available for use by the Town a storage area of 
approximately 400 square feet for the storage of certain recreational equipment 
associated with the Town’s use of such outdoor areas.  

29. The applicant shall comply in all material respects with any other conditions of that 
certain Memorandum of Agreement between affiliates of Children’s and the Town, 
dated May 15, 2014, recorded with the Registry in Book 32771, Page 19.  

30. In each instance in which the applicant is required to submit information or material 
(each a “Required Submission”) to a board, commission, department or other official or 
staff member of the Town (each, a “Town Agent”) for review and approval, the Town 
Agent will use its best efforts to review and approve the Required Submission with 
appropriate due diligence. Failure to review any Required Submission with appropriate 
due diligence shall be deemed approval of the Required Submission. 

lkch 
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EXHIBIT A 

Brookline Residents Permanent Employment Program 

The following is an outline of a program to be implemented by the owner (the "Owner") 
of 2 Brookline Place and the 1 Brookline Place addition  (the "Project") to make-local 
Brookline Residents, in particular residents of Village Way and the Brookline Housing 
Authority, aware of permanent jobs opportunities at the Project. 

The Program will apply to jobs related to operation, management, maintenance, and provision 
of security to the Project filled by employees hired directly by Owner or by independent 
contractors engaged by the Owner providing services exclusively to the Project, and will also 
apply to permanent jobs at the Project for any space at the Project used by Owner in the course 
of Owner's business. 

In filling jobs for operation, security, maintenance and management personnel employed 
directly by the Owner at the Project or for any space at the Project used by Owner in the 
course of Owner's business (a "Permanent Job"), the Owner will adhere to the 
following procedures: 

• At least five days prior to publicly announcing or advertising the availability of 
a Permanent Job, the Owner will send a job description via email to the Brookline Housing 
Authority Executive Director; Town Meeting Members from Precincts 4, 5, and 6; the 
Brookline Adult & Community Education Director; and the Brookline Residents Permanent 
Employment Program Email List. The Owner is not required to so notify if the Owner intends 
to fill the opening via transfer or promotion from its existing staff or by union referral in 
accordance with a union contract. 

• The Owner will provide an email notification system such that interested 
Brookline residents are able to subscribe to the early job description notification described 
above. The Planning & Community Development Department will provide a link to the email 
subscription program on their webpage, within periodic mailings and/or newsletters. 

• The Owner will physically post job descriptions in a prominent public 
location within the building. 

• The Owner will give first consideration to qualified Brookline applicants, but is 
not required to hire such candidates. 

• The Owner will assign an individual on the Project's management staff to be 
responsible for ongoing compliance the Brookline Residents Permanent Employment Program. 
Annual updates including the total number of employees related to operation, management, 
maintenance, and provision of security to the Project, percentage of Brookline residents, and 
staff contact information will be sent to the Brookline Director of Planning & Community 
Development or his designee. 

The Owner will require that any independent contractors engaged by the Owner providing such 
services exclusively to the Project follow procedures similar to those set forth above. Also, 
after the execution of any lease for space in the Project, the Owner will send to each tenant a 
letter urging that the tenant, in its new hiring, adhere to the goals of the Brookline Residents 
Permanent Employment Program. 
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Nothing contained herein shall prevent Owner from filling job vacancies or newly created 
positions without compliance with the foregoing procedures by transfer or promotion from the 
existing staff of any of Owner’s affiliates or from a file of qualified applicants maintained by 
Owner, any of its affiliates or union referral in accordance with applicable union contracts to 
which Owner or any of its affiliates are a party and are applicable to the Project. Further, 
nothing contained herein shall be construed to require Owner, any Owner affiliates or any 
service, maintenance, security or management agent or independent contractor engaged by 
Owner  (i) to hire any candidate referred by the Town, (ii) to hire or train persons that Owner 
(or any service, maintenance, security or management agent or independent contractor engaged 
by Owner, as the case may be) does not consider qualified based on the standards Owner or its 
affiliates applies to all job applicants, or (iii) to terminate the employment of existing workers. 
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