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Section 1 
Applicant Information

 
Co-Applicant/Preservation Developer/Property Manager

Architectural Heritage Foundation, Inc.

Old City Hall, 45 School Street  

Boston, MA  02108

Contact:
Sean McDonnell, President

smcdonnell@ahfboston.com   (617) 860-4053 

Co-Applicant/Developer

243 Dutton Interests, LLC 

1105 Kensington Park Boulevard, Suite 2000

Altamonte Springs, FL 32714  

Contact:
George Apostolicas, Managing Member

landdevpartners@gmail.com  (407) 333-1000 

Project Team:

Construction Managment
Commodore Builders
Paul Martini, Project Supervisor
80 BRidge Street
Newton, MA 02458
(617) 614-3500

Architect
Line Company Architects, Inc.
Erik Rhodin, Principal
760 Main Street
Waltham, MA  02451
(781) 647-9800
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Preservation Architect
Durkee Brown Viveiros and Werenfels
Michael Viveiros, Principal
111 Chestnut Street
Providence, RI 02903
(401) 831-1240

Landscape Architect
Klopfer Martin Design Group
Mark Klopfer, Principal
214 Cambridge Street, 5th Floor
Boston, MA 02114
(617) 227-2560 

Permitting and Approvals
Fort Point Associates, Inc.
Sarah Kelly, Senior Associate
33 Union Street, 3rd Floor
Boston, MA 02108
(617) 357-7044, ext 203
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Section 2
Proposed Reuse

A.  Narrative Summary

Architectural Heritage Foundation, in partnership with 243 Dutton Interests LLC(the Redevelopers), is seeking 
the opportunity to reactivate the historic Speedway Headquarters Building (Speedway), located in the Charles 
River Reservation of the Department of Conservation and Recreation (DCR).   The following is a formal reply to 
the Request for Proposals issued by DCR in the Spring of 2013. The Redevelopers propose to return the Speed-
way to its intended stature and importance in the Reservation for the local and greater community, as a hub of 
activities and vitality, for the term of the proposed lease.  The following describes the plan and proposed uses.

In general,  our plan has two elements, a renovated and restored Speedway complex with a mix of non-profit 
Charles River themed tenants complimenting craftspeople, artists and artisans as well as a food and beverage 
facility to activate and enliven the courtyard, draw the public into the facility, and provide a possible seasonal 
theatrical performance facility. Additionally we intend to construct on the site of the non-historic garages a 4 to 
5 story multi-family market-rate rental housing facility. It is our intention that the housing facility provides the 
financial resources to enable the Speedway preservation and its long term viability to support a rich tenancy 
mix to activate the site and to include non-profits paying no or below market rents.

More specifically, our plan will include:

Conversion of upper floors of Parcel F, Former Residence, into commercial office space for Charles River 
based non for profits, advocates and conservationists.  Candidates include Charles River Watershed As-
sociation (please see Letter of Interest in Section 3), Charles River Conservancy and Emerald Necklace 
Conservancy.  The first floor of the Residence will be used for food related uses, including, potentially,  a 
small market focused on seasonal, fresh and local produce and products.

Parcels D and E, South and East Stables, will be converted into studios for various types of artisans, 
including but not limited to river based craftspeople such as kayak and boat makers, and also artists, 
musicians and mixed media users.  A potential cafe is envisioned for the East Stable.

The lower levels of Parcel G, Former MPC Police Headquarters, will be converted into a restaurant use 
and will make use of courtyard for multi seasonal uses- misters and heaters will extend the season and 
increase public access. The restaurant will have a local foods focus and will potentially add a farm to table 
concept to the program (an affiliated user is under consideration).   The upper floor will be used for non-
profit offices.

In addition to outdoor dining, the Courtyard will be activated as public space for multiple uses such as 
art shows, small festivals,  farm and artisan markets, catered parties including weddings and family gath-
erings, theatrical and musical shows, and other numerous other destination events.

Parcels C and D, non historic garages, will be removed and replaced with new construction residential 
units that will be of a scale, dimension and design that protects and compliments the integrity of the 
extant historic structures. 

All work on the historic buildings will be done in compliance with the Secretary of the Interior’s Standards for 
Rehabilitation, and it is anticipated that the project will utilize State and Federal Historic Tax Credits.  All new 
construction will take into account the Standards as well.  Conceptual drawings and Renderings are included 
in Section 2 of this proposal.

In addition, the Redevelopers intend to explore the feasibility of restoring a former MDC boat landing on 
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north side of Soldiers Field Road to enhance the site’s connection to the river and all of the Charles River 
Reservation’s adjacent public amenities. A modest boat dock could be used to deliver passengers to the res-
taurant, launch newly constructed kayaks and small boats, and provide access for water quality sampling.   Also, 
there are various ways in which the craftsmen can deliver their product to the river.  

The Redevelopers are excited to draw together these diverse uses in the interest of meeting the key stated 
goals of DCR and the public.  With the introduction of the new construction, multi-unit housing portion of the 
project, the goal is to offset as much as possible the rehabilitation costs for the historic buildings in the interest 
of minimizing the cost for the other users of the site.  

Finally, consistent with the Curatorhip Program’s long term goals of preserving and maintaing the Speedway, 
AHF will provide property management and leasing.  This will ensure that over time the condition of the site is 
maintained as well as a healthy and viable tenant mix. 

The proceeding pages show images of two projects from which this project concept draws inspiration- Gran-
ville Island Market in Vancouver, British Colombia and The Steel Yard in Providence, Rhode Island.  

Conceptual Site plan, for full image, please see Section 2
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Granville Island Mar-
ketplace, Vancouver, 
BC, a unique collection 
of markets and artisan 
studios located within a 
former railspur
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Images of Artisan 
Studios at Granville; boat 
transporter at bottom
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The Steel Yard, a maker 
space in Providence, RI 
that featuers prominent-
ly a courtyard that can 
be used for events such 
as weddings, movies and 
performances
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B. Public Benefit

The Redeveloper’s intent with their proposal is to provide 
considerable public benefit, as follows:

Community Engagement During Design and Planning
The Redevelopers have reached out to members of the 
community to identify, prioritize and respond to com-
munity objectives. For example, we have spoken withrep-
resentatives of the Brighton Allston Historical Society to 
better understand the importance of the Speedway and 
Charles River reservation to the community and under-
stand how important the preservation of these commu-
nity resources is to their community.  Our preservation 
plan and facility program, including providing space for Charles River–based non-profits, space for artisans 
and craftspeople, and a restaurant all are consistent with community objectives of both preserving the facility, 
connecting it to the community and to the Charles River and making it usable and accessible at all times.  We 
will continue to engage with the community as the program evolves. We assume some of  the craftspeople oc-
cupying the building will come from the local community.  We have also engaged with a local arts organization, 
Visual Arts Unbound, based in Brighton, and will pursue discussions to potentially provide gallery and studio 
space for their members.  Furthermore the Redevelopers intend to create and maintain an interactive web site 
where project plans can be provided, a blog maintained with project updates and an easy resource for com-
ments and concerns.

Engagement During Construction
As mentioned above, the Redevelopers intend to maintain a blog about the project, using it to communicate 
and illustrate the activity of preserving the Speedway buildings. We are open to the idea of holding preserva-
tion carpentry classes at the facility and have spoken with our contractor, Commodore Builders about how to 
best accomplish this.  Among the suggestions are to engage with a local education resource, such as North Ben-
nett Street School and use their educational program.  We have also discussed engaging with organized labor 
through their apprenticeship programs.  Furthermore, the Redevelopers intend to fully document the rehabila-
tion of the Speedway with high definition 4K video as well as images, making use of new drone technologies 
with advanced gimbals that permit views and perspectives from 50’ to 1000’.  This work will be done by Dr. Jay 
Connor of Mount Auburn who also is an accomplished professional photographer whose credits include Mugar 
Foundation /4th July.  His work can be examined at jaycon.smugmug.com.

Access to the Facility after Completion of Construction
It is the Redevelopers plan to have the community engaged and using the facility on a daily basis.  The court-
yard generally will be open during business hours and the public will be encouraged to enter and to stay and 
experience and enjoy the facility. There will be educational, retail, and food and beverage facilities as well as 
institutional occupants, all of whom will need people to succeed. We envision the courtyard to be used for the-
atrical and musical events, and  these will be open to the public.  We also envision weddings and family parties 
being hosted there as well.   In addition, the non-profit office space will be accessible to visitors during opera-
tional hours and it is anticipated that these river based organizations will utilize the site (and the full weight of 
their marketing capacity) for their own programs and activities.  Access to their large constituencies will help 
promote their own programs as well as the overall complex.
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Additional Community Benefit Considerations
As stated elsewhere, the Redevelopers are committed to a tenancy within the Speedway that includes non-
profit entities engaged in advancing the quality of, access to and general appreciation of the Charles River, 
furthering the long term vision of Charles Eliot when he helped establish the network of parks that fell under 
the purview of DCR’s predecessor organization, The Metropolitan District Commission. We consider such an ef-
fort to provide enormous and broad community benefit.   

Additionally, the Redevelopers have a relationship with a former MDC police officer who is now a State Trooper. 
The trooper has in his possession a very large number of historical photographs of the MDC police. It is our 
intent to professionally scan the most significant images and mount them for the historical record throughout 
the property.    The Redeveloper also is engaged in outreach to the Head of Charles Regatta orgainzers to see if 
there is an opportunity to connect the facility directly to their community of boat builders.

New Housing as Community Benefit 
Generally the addition of new housing units to a community is considered a benefit because it provides for the 
expansion and diversification of the community.  We assume our proposed units will be very popular and will 
bring to both new and existing residents a high quality housing option. We believe such residents will have a 
vested and personal interest in the Speedway and its success and will take ownership and assist with its stew-
ardship as an active community, thus helping to facilitate its success. 

1972, left to right: Dan Murphy, Sgt. Bob Carlson and Ed Sweeney

Submitted by Edward Sweeney
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Section 3
Rehabilitation Plan Summary

A. Rehabilitation Plan Summary

All rehabilitation work on the Speedway buildings will be done in careful compliance with the Secretary of the 
Interiors Standards for Rehabilitation.   As a State and Federal Historic Tax Credit project, the  historic buildings 
will be substantially rehabbed with certification approval from the Massachusetts Historical Commission and 
the National Park Service.   It is anticipated that all the Required Improvements outlined in Section C. of the 
Request For Proposal will be addressed as part of the substantial rehabilitation.   The project team includes 
architects, planners and consultants that all have extensive experience in historic tax projects of a multiple use 
nature.  The Redevelopers have a long history of building preservation and adaptive reuse.

In more detail, the exteriors of Parcels F, G and H, the Former Residence and MPC Headquarters and Police 
Station, will be carefully restored using original materials where possible and replacing in kind where required.  
The interiors will be substantially rehabilitated for the new uses and where possible, original, character defin-
ing features will be preserved.  It is  anticipated the restaurant use may require a modest addition, which will be 
designed to be compatible with the historic structures.

Parcels D and E, the East and South Stables, will be converted into  artisan studios and a potential cafe, again in 
compliance with the Standards.  The Courtyard will be re-paved and appropriately landscaped to serve an event 
and dining area.  

The non-historic Maintenance Garage (Parcel B) and Storage Garage (Parcel C) will be removed and replaced 
with new construction.  A four to five story residential building with approximately 9,000 sf footprint will be 
constructed in their place, the design of which will be sensitive to the integrity of the rest of the site and will 
conform to Standards 9 and 10 of the Secretary of the Interior’s Standards for Rehabilitation.  The building 
will include a lower level parking deck for residents.   In addition, all new construction will utilize sustainable 
building techniques and will include Energy Star appliances and green finishes such as bamboo flooring and 
recycled and upcycled materials.  It anticipated that this portion of the project will be designed to LEEDS Stan-
dards.

Site and landscaping improvements will be undertaken with the goal of reestablishing the connection to the 
river and the larger DCR park system and all of its amenities.  Improvements in the Courtyard will take into con-
sideration the historic uses and any landscaping on the site itself will be appropriate to integrity of the buildings 
and the historical nature of the landscape itself.

Some affiliation and/or coordination with the adjacent 
sites may be required in order to satisfy parking and 
to enhance access to and from Western Avenue.  The 
Harvard University owned parcels that abuts the site 
have been identified as potentially useful and a 30-90 
day negotiation for possible coordination or integration 
of a master plan.

A general schedule for this work is as follows:

Basic due diligence (title, environmental, review of 
required approvals, construction technique inspections,  
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survey, and cost estimating) can be accomplished in less than 90 days from time of designation, inclusive 
of Conceptual and parts of Schematic Design;

The approval process time line depends on what claimed jurisdictional control or approvals are imposed 
by the City of Boston. It is anticipated that this overall process, exclusive of final building permit, should be 
completed in 6-9 months. The financing commitment, syndication commitment, and the lead tenant com-
mitment tasks can be done in parallel over this period.

Rehabilitation of the existing historic structures can be completed in less than 6 months from construction 
commencement and new structures should require less than 11 months to complete.

A complete Critical Path and PERT chart will be provided and updated regularly upon completion of the initial 
Due Diligence work, where most issues related to structural integrity and approval issues are discovered and 
solved.

B.  Sustainability

While the preservation of the structure themselves is an often under recognized means of achieving sustain-
ability, the project will, where possible, incorporate green building technologies. As planning and programming 
progresses, the project team will make best efforts to meet sustainability goals.  In addition, the new construc-
tion housing portion of the project will be built to LEEDS certified standards and will employ sustainable build-
ing techniques. 

C.  Accessibility

The proposed uses will require accessible entries, corridors and bathrooms and we fully intend to comply with 
all Americans with Disability Act and Massachusetts Architectural Board requirements. Any proposed changes 
will  require active consultation with the appropriate historic authorities, which we will carry out as well. 

Historic photo submitted by Edward Sweeney
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Section 4
Lease Term

For purposes of this application at this time, we are anticipating that the 40 year lease term with two five year 
extensions as offered by DCR will be a generally acceptable term for the historic preservation component of 
our proposal.  We would, however, appreciate  the opportunity to discuss additional extensions and would be 
prepared to provide suitable increases in ground rent to meet this goal. 

 We will be seeking longer ground lease terms for the new construction in order to access financing for the 
construction and in order to amortize the overall improvements, since this capital commitment is to exceed $8 
million.
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Section 5
Experience and Qualifications 

A.  Summary

AHF and 243 Dutton Interests, LLC bring together over 40 years of broad real estate experience and specialized 
skills that are well suited for the Speedway project.  This unique partnership between a for profit developer with 
substantial access to capital and resources and a mission driven nonprofit with an extensive preservation back-
ground will allow for a creative and economically viable long term plan for this historically significant public 
resource.  The project team is listed below, and Qualifications ars included in Section 5 of this proposal.

B. Describe specialized skills in historic preservation projects

Architectural Heritage Foundation, Preservation Developer/Property Manager
As a non-profit historic preservation development firm, Architectural Heritage Foundation has been instrumen-
tal in forging a critical link between preservation and development in Massachusetts for more than forty years. 
A pioneer in the adaptive reuse movement since its founding in 1966, AHF successfully redeveloped Boston’s 
historic Old City Hall and continues to offer a preservationist perspective on conventional real estate ventures 
and building stewardship. AHF believes that commercially successful development results from a close col-
laboration between for-profit and non-profit organizations for the benefit of our historic treasures. AHF seeks to 
work with individuals, trusteeships, community groups and civic organizations to provide commercially viable 
alternatives for historic structures in need of rehabilitation.  In recent years, AHF, in partnership with the Banc of 
America CDC was responsible for the award winning redevelopment of the Washington Mills in Lawrence, a 155 
unit residential conversion of a former textile mill. AHF has also been providing property and asset manage-
ment services for other non-profit owners of historic property including the American Congregational Associa-
tion and Historic Boston, Inc.

As both developers and as long term stewards of Old City Hall under a similar arrangement with the City of 
Boston, AHF is particularly familiar with this concept and is well suited to carry out the initial rehabilitation work 
and fulfill the long term property management, leasing and maintenance requirements. 

AHF will also provide historic tax credit consulting for the project.

   

Washington Mills Building No. 1, Lawrence, MA.  And award 
winning project done in collaboration owth Durkee Brown 
Viveiros & Werenfels
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243 Dutton Interests, LLC, Developer
Led by George P. Apostolocas, the principal of 243 Dutton Street Interest, LLC is a graduate of Harvard College, 
Harvard Business School, and Suffolk Law School. He is admitted to the Bar in Massachusetts and New Hamp-
shire but is inactive.  While Apostolocas has a broad and varied development portfolio, the most meaningful 
comparison for historic preservation development is the Capital Plaza Project in Concord, NH, done in a joint 
venture with a local bank and with a public/private development agreement involving UDAG grants, historical 
designations and a total of 19 separate approvals. The 104,000 sf mixed-use project (retail-office) also included 
a 350 car adjacent garage.  The venture essentially preserved the entire exterior structure and build a new 
structural system behind it. The project was built on time, on budget and substantially leased within a year of 
construction. CBT of Boston was the Consulting Architect.  Within 18 months of project completion over 20 
small redevelopment projects were commenced within a two-block radius of the redevelopment.

Commodore Builders, CONSTRUCTION MANAGER
A general contracting and construction management firm based in Boston, Commodore Builders is one of the 
regions most prolific and experienced builders.  Commodore has a wide market focus that  includes commer-
cial, corporate interiors, institutional, healthcare, life sciences, research, retail and hospitality as well as historic 
preservation.  Recent high profile, high quality restoration projects include Fanueil Hall and the Old State House 
in Boston and Memorial Hall at Harvard  among many others. Smaller scale historic projects include the firms’ 
former headquarters at the Wilbur Fiske Haven House in Melrose and Odd Fellows Hall in Wakefield.

Commodore Builders will handle all cost estimating, construction budgeting and will build out both the historic 
and new construction components of the project.

Line Company Architects, ARCHITECT
Line Company Architects, Inc., is a unique and ongoing resource for building professionals; real estate owners 
and developers, architects and builders, specialized private corporations, and municipalities. They are a full 
service architectural and planning firm dedicated to providing our clients with the highest levels of professional 
service, design excellence, and individual attention.  As a resource focusing on special use environments, Line 
Company Architects, is staffed by proven professionals with backgrounds in architecture, planning, housing, 
health care, industrial design, landscape design and the behavioral sciences. This unique multidisciplinary col-
laboration enables us to develop a comprehensive and thoughtful approach to smart building.

Capital Plaza, Concord, NH, a transformative 243 Dutton Interest LLC project.

CREDIT: Copyright Nick Wheeler, by permission President and Fellows Harvard University
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LCA will be the lead architect for site planning and new construction.

Durkee Brown, PRESERVATION ARCHITECT 
Durkee, Brown, Viveiros & Werenfels Architects (DBVW) is an award-winning full-service architectural firm lo-
cated in Providence, Rhode Island. Smart growth principles and sustainability are core values at DBVW.  They be-
lieve in building strong, livable communities that promote economic growth and preserve cultural and natural
resources.  DBVW has extensive experience with historic preservation projects of various types- from tax credit 
rehabilitation to museum quality restorations.  DBVW and AHF teamed up to build the award winning Washing-
ton Mills in Lawrence, Massachusetts.

DBVW will be the preservation architect for the project and will lead the rehabilitation portion of the projects.

Klopfer Martin Design Group, LANDSCAPE ARCHITECT 
The Klopfer Martin Design Group(KMDG) is a landscape architecture firm providing non-profit organizations, 
municipalities, colleges, private individuals, and architects with high quality site design and collaboration. They 
work across scales, from the parcel to academic campuses to the urban design of city districts. The company 
was founded in 2006 by Mark Klopfer, who is both a licensed landscape architect and architect. In 2007 Kaki 
Martin joined the firm as a principal, bringing her extensive public landscape and public process experience to 
the group. Their work reflects this interest in landscape and architecture, building and site. This approach bal-
ances the aspirations of our clients with a respect for the needs of site, community, and sustainability.

KMDG will be responsible for the landscape design component of the project both at the site and how it relates 
to the larger DCR park system.

Fort Point Associates, PERMITTING AND APPROVALS 
Fort Point Associates, Inc., (FPA) is a multi-disciplinary, professional firm that provides urban planning, environ-
mental consulting and permitting, and project management services to both public and private sector clients. 
Over the past 25 years, FPA has established itself as a leader in managing urban and waterfront master plans, in-
stitutional expansions, private real estate developments, and complex public infrastructure improvements. Fort 
Point Associates enjoys an enviable reputation with its clients for our professionalism and adeptness in dealing 
with the many federal, state, and local agencies that are relevant to planning and development.

FPA will manage the permitting review process for the project and will represent the project to the appropriate 
permitting agencies and authorities.
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Section 6
Financing Plan

A.  Narrative  Statement of Financial Capacity

The initial Due Diligence, planning, professional services, approvals, design and demolition phases will be ac-
complished with equity funds currently in hand. Upon designation, we will provide proof of funds in excess of 
$1 million in cash for the venture.   The funds necessary for the balance of the project will be from conventional 
mortgages, augmented by equity syndications including Federal and State Historic Rehabilitation Tax Credits.  

Bank and investor commitments can be received upon designation by DCR of the Redeveloper as the tentative 
project developer along with major project approvals. This commitment will also require that we pre-lease a 
portion of the facility with a credit tenant and we believe this will be easily obtained currently interested for-
profit tenancies. 

 The new construction portion of the project will likely be financed separately, also with equity through the Due 
Diligence portion of the project.  With designation and certain critical approvals, an equity syndication will be 
formed to support the continuing project requirements.  A multi family lender will provide a leasehold mort-
gage secured by the rental income stream from this discrete portion of the project.

Regarding  the Redeveloper’s reliability in committing to rehabilitate the Speedway, our plan is as follows:

Have our architect prepare a schematic site design.
Carefully walk the site with a substantial contractor(Commodore Builders) and ask them to prepare a com-
prehensive construction budget for both a historic renovation to comply with the Secretary’s Standards for 
Rehabilitation and a budget to build the proposed new housing building, including all site and other work 
required to deliver a completed project.
Prepare a preliminary project budget, including all hard and soft costs, and all sources of money required 
to accomplish the budget.
Prepare an operating pro forma with projected sources of revenue and all operating expenses including 
debt and any other payments, including management expenses.
Evaluate the feasibility of the required deployment of capital versus other investment options.
It is our opinion that Speedway restoration as we have envisioned it is a feasible project warranting the 
required capital investment.

Regarding the ongoing reinvestment and return of property:

Of additional concern regarding reliability of the redeveloper will be concerns about ongoing maintenance, 
continuing reinvestment and condition of the property at end of lease term. The Redevelopers are committed 
to maintaining  the ongoing leaseability of the entire venture, including both new construction and the historic 
portions of the complex. This will require professional ongoing maintenance, and continuing reinvestment in 
the property which the Redevelopers are committed to. 
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B.  Estimated Project Costs

 Hard Costs, Rehabilitation   $3,579,000(excl. tenant fit-up)
 Soft Costs, Rehabilitation   $563,000
 Hard Cost, New Construction   $8,640,000
 Soft Costs, New Construction   $320,000
 Maintenance Costs(excl New Construction)  $1,800,000
 Management Costs(excl new Construction)  $900,000
   Total historic buildings $6,842,000
Total (excl. maintenance and management new construction) $15,802,000

C.  Estimated Funds Sources

Historic Buildings
 Developer Initial Capital, required  $900,000
 Net Proceeds of Tax Credits   $866,000
 Conventional first mortgage Bank Loan  Balance as required*
*Assumed 5yr fixed rate w/ 25 year amortization schedule

New Construction
 New Construction Equity (Syndication)  $2,000,000**
**Provided through a syndication creating General and Limited partners; 

 Leasehold mortgage (Multi-family lender)  Balance as Required***

***Balance on new Construction provided by a Multi family lender with a conventional leasehold mortgage, assumed 4.25% 
on 30-year amortization schedule
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Section 8 
Organizational Structure

Upon designation, a new single purpose LLC entity will be formed with participation by AHF and 243 Dutton 
Interests, LLC.  It is anticipated that a tax credit syndication group will be added as an additional member.

There will likely be separate LLCs for the Historic component and the New Construction component.
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Saving the Charles River since 1965  

 

 
 
 

Charles River Watershed Association 190 Park Road Weston, MA 02493  t 781 788 0007  f 781 788 0057  e charles@crwa.org www.charlesriver.org 
 

August 2, 2013 
 
Sean McDonnell 
Architectural Heritage Foundation 
45 School St 
Boston, MA 02138 
 

RRe:  Letter of interest, DCR Speedway Proposal  

Dear Mr. McDonnell: 

I understand that you and your partners are responding to the Department of DCR) request 
for proposals for its Speedway site in Brighton and that your plan is to preserve the historic Speedway and to create within 
the facility a place whose common thread is engagement with the Charles River.  Charles River Watershed Association 
(CRWA) applauds your vision and the opportunity to work with you. As you know, CRWA, founded in 1965, is dedicated to 
restoring and protecting the Charles River and its watershed lands and ensuring public access to its parklands.  Connecting 
people to the river is a critical and integral part of our mission.   

We welcome a discussion that may include our participation in your vision, with the possibility that CRWA may become an 
anchor not-for-profit tenant within the Speedway, sharing our experience, advocacy, research data and perspective to 
continue to enhance the Charles River as a cherished asset for the entire metropolitan area.  A restored Speedway that 
includes a concentration of advocates dedicated to the ongoing rejuvenation of the Charles would be an enormously 
important step forward in the river s health and the role that it plays in the lives of citizens, businesses, institutions and 
visitors. 

 

Sincerely, 

 

 

Robert L. Zimmerman, Jr.  
Executive Director 
 

 

 



 

Mr. Kevin Allen      August 1, 2013 
Program Manager 
Historic Curatorship Program 
Department of Conservation and Recreation 
251 Causeway Street, 7

th
 Floor 

Boston, MA 02114-2104 
 
Re: Architectural Heritage Foundation, Speedway Headquarters Building 
Proposal 
 
Dear Mr. Allen: 
 
I am writing this letter in support of the Architectural Heritage Foundation (AHF) 
as a qualified, experienced, and appropriate organization for full consideration for 
the rehabilitation, reuse and maintenance of the Speedway Headquarters 
Building at the Charles River Reservation in Brighton.  Under AHF’s proposal, the 
historic buildings will be substantially rehabilitated and reactivated with mixed 
uses including commercial office space for river based non-profits, artisan 
studios, and dining and destination event space.  In addition, the project will 
include a housing component that will be newly constructed in a manner that is 
compatible with the historic integrity of the overall complex.  It is my 
understanding that the housing is intended to be the economic driver that will 
support rehabilitation costs of the historic buildings as well as minimize the costs 
for the other river-based users of the site. 
 
As the city wide not-for-profit preservation advocacy group, the Boston 
Preservation Alliance is pleased to support this vision as an appropriate proposal 
for the long term preservation and reuse of this significant historic resource.  As 
you are aware, the Alliance has been involved in the planning around the 
Speedway for several years, and we are delighted to see that AHF’s proposal 
meets many of the goals that evolved from earlier planning and charrette 
sessions.   
 
The Alliance has been contacted by several applicants and has not selected one 
proposal over another. Yet we feel it important to recognize that we consider 
AHF as an appropriately aligned and skilled candidate for a project of this nature 
given their experience as stewards of Old City Hall under a similar long-term 
lease arrangement.  In addition, AHF’s familiarity with carrying out projects 
utilizing State and Federal Tax Historic Credits will be beneficial and will ensure 
that any work will be done in compliance with the Secretary of the Interior’s 
Standards for Rehabilitation. 
 
Thank you for the opportunity to submit this letter of support and please do not 
hesitate to contact me with any questions. 
 
Very Truly Yours, 
 
 
 
 
Greg Galer, Ph.D. 
Executive Director



Mr. Kevin Allen 

Historic Curatorship Program Manager 

Commonwealth of Massachusetts 

Department of Conservation and 

Recreation 

Office of Cultural Resources 

251 Causeway Street, 7th
Floor 

Boston, Massachusetts 02114-2104 

Dear Mr. Allen: 

On behalf of Preservation Massachusetts, I am pleased to refer Architectural Heritage Foundation’s
(AHF) proposal to the Department of Conservation and Recreation for the rehabilitation and long term 

stewardship of the Charles River Speedway Headquarters Building in Brighton, Massachusetts. This 

significant property was listed on Preservation Massachusetts 2010 Most Endangered Historic Resources 

List. 

The Speedway Headquarters has been partially vacant for many years and despite strong community 

interest in its rehabilitation, it has suffered from the negative effects of underutilization. Preservation 

Massachusetts is eager to see an appropriate and positive reuse of this iconic Brighton public complex. 

AHF has an established history of exemplary rehabilitation and stewardship of historic buildings as seen 

in their stewardship the Boston’s Old City Hall. It is a marvelously rehabilitated space with strong 

tenancy such as professional offices and Ruth Chris Steakhouse prominently located on the first floor. 

Additionally, the Old City Hall property has an exquisite public courtyard enjoyed by countless visitors as

well as restaurant space for the steakhouse.  AHF’s proposed scope of work is appropriate and innovative 
for the Charles River Speedway and attainable given AHF’s proven adept management skills and strong 

partnership relations.  

Preservation Massachusetts urges your favorable consideration of this AHF’s preservation and diverse 

reuse of the Charles River Speedway Headquarters Building. We feel the proposal thoughtfully exceeds

the needs of the iconic historic resource and the community. We look forward to celebrating the 

rehabilitation of this iconic community landmark.  

Sincerely, 

James W. Igoe 

President 
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Sean McDonnell 

President 
 

617-861-4053 

smcdonnell@ahfboston.com 

 

 

President of Architectural Heritage Foundation since 1999, Sean McDonnell has been 

involved in the related fields of design, construction, development and management 

since 1982. He has been involved at Old City Hall since 1997 and has focused on 

strengthening and expanding AHF’s development activities. His initiatives include 

new ownership structures to facilitate advantaged financing, public/private 

partnerships, new adaptive re-use models, and direct equity investment in un-

bankable, community-based projects. AHF has recently targeted investment in 

disadvantaged second- and third-tier cities, demonstrating the effectiveness of adaptive 

reuse as a tool for economic revitalization. Sean has been able to leverage AHF’s non-

profit status to open doors to development and to expand funding opportunities.  

 

Sean’s previous experience includes founding his own construction company, Butternut 

Builders, which has created long-term relationships with trade professionals throughout 

the industry, and work with Robert Luchetti Associates (RLA), a Cambridge 

architecture firm. At RLA, his design role culminated with the adaptive reuse of the 

historic Somerville Theatre in Davis Square, Somerville. Sean received both his 

Masters in Architecture and his Bachelor of Science degrees from the Massachusetts 

Institute of Technology in 1992 and 1988 respectively.  

 



 

 

 

Kara Anderson 

Senior Project Manager and Director of Preservation 
 

617-861-4050 

kanderson@ahfboston.com 

 

 

Kara Anderson has been with Architectural Heritage Foundation since 2003. Her 

primary focus has been the project management of the Washington Mills Building No 1 

redevelopment. Her role included management of permitting and approvals, financing, 

schedule, construction, lease up and marketing, and she has also acted as the project’s 

ambassador in the Lawrence community.  Her varied experience working in 

government and non-profit advocacy has given her perspective on the developer’s role 

in the community, valuable skills in consensus building, and a passionate belief in the 

cultural, environmental and economic benefits of preservation. Kara has also worked 

extensively on the Hamilton Crossing project in Lowell and several other feasibility 

studies and preservation consulting efforts at AHF in Pittsfield, Lee and Lawrence. 

 

Prior to joining AHF, Kara worked with the National Trust for Historic Preservation, 

where she coordinated grants and communications for the Trust’s Northeast Office in 

Boston, and as Director of Boards and Commissions for the Governor’s Office in 

Connecticut. Kara earned a Bachelor of Arts degree in history from Connecticut College 

in 1997 and completed her Master of Arts degree in Preservation Studies from Boston 

University in May of 2003. She is on the Board of Directors of Preservation 

Massachusetts, currently serving as Treasurer and in on the Wellesley Historical 

Commission. 
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The Howard building is 3-story historic building in 

downtown Pittsfield located just outside of the Park 

Square Historic District. AHF was approached by 

Allegrone to assist their efforts to redevelop the building 

into first floor commercial and upper floor residential, 

the feasibility of which hinged upon securing Historic 

Tax Credits.  The building was not initially eligible due 

to its location right outside the local historic district. 

AHF successfully established eligibility for the building, 

enabling the project to proceed, and is now providing tax 

credit consulting for the State and Federal Tax Credit 

programs.  Part 1 and Part 2 approvals are in place and 

the project is proceeding to a construction start in 2013.

The Frank Howard Building 

Pittsfield, MA

A contractor in Pittsfeld takes on exciting new role in transforming 

downtown- this time as direct developer of an endangered com-

merical building that otherwise would have sat vacant and unused.

Historic Stats

Building Date: 1916

Square Footage: 31,000

Style: Classical Revival Commercial

Historic Use: Agricultural supply store and office

 

Redevelopment

New Use: 14 residential units, first floor commercial

Total Development Costs: $5M

Tax Credits:

Federal and State Historic Rehabilitation

Housing Development Incentive Program

Development Team

Developer

Allegrone Companies

Architect:

Durkee, Brown, Viveiros & Werenfels

Historic Tax Credit Consultant

Architectural Heritage Foundation

General Contractor:

Allegrone Construction
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1. Historic Building Restoration Photos: 
 
 
 

2. Comment on Historic Projects:  

The restoration of Faneuil Hall & The Old State House were awarded together as one 
contract by the General Services Administration on behalf of the National Park Service 
as both buildings are part of Boston National Historic Park.  This award resulted from 
the fact that we are well known in the greater Boston community for pulling apart 
historic structures and putting them to new use while always respecting the historic 
fabric and architecture of those buildings.  Other prominent examples of our work 
include our own corporate HQ, the Wilbur Fiske Haven House in Malden and Odd 
Fellows Hall/The Savings Bank in Wakefield, both National Historic Register buildings.   

 

3. LEED: 
 
Jon Sutphin, LEEP AP, will lead this project for Commodore Builders.  See Commodore 
Builder’s LEED approach attached.  

 
 

4. About Commodore: 
 
Commodore Builders is a $130,000,000 commercial and institutional builder based in 
Newton, MA.  Our current projects include the new 130,000 square foot retail center 
on Rt. 128 in Waltham, the 40,000 square foot renovation and addition to 375 
Newbury Street in Boston and the restoration of Morgan Hall at Harvard Business 
School.  
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Sustainable 
Projects
Sustainable design isn’t 
tree-hugging, pie-in-the-
sky idealism. It’s progress, 
evolution and innovation in the 
building industry. It’s one of 
the ways that today’s cutting-
edge construction managers 
defi ne themselves. It’s how we 
leave the environment – man 
made and natural – better 
than we found it. It’s our 
responsibility. Sustainability 
is more than just bamboo 
fl oors and LEED credits. 
It’s the attitude that we, as 
professionals in an industry 
that’s been slow to change, are 
obligated to do a better job in 
the future than we’ve done in 
the past.

Innovation
Commodore Builders thrives 
on change and innovation. We 
understand the compelling 
need for high-performance 
buildings, and the high 
performance teams who build 
them. It’s not rocket science. 
Sustainability is practical, 
possible and it doesn’t have 
to cost more. We embrace 
sustainable design and 
construction and we’re taking 
steps to ensure all of our 
projects, LEED-certifi ed or not, 
make the least possible impact 
on our environment.  

LEED Accredited 
Professionals
Commodore recognizes that 
having the right people on 
our staff is our greatest 
asset.   We actively train our 
staff in sustainable design 
and construction principles; 
our Project Management Staff 
currently includes ten LEED 
accredited professionals.  We 
are committed to the continual 
development of our staff’s 
fl uency in sustainable building.

Commodore LEED Accredited 
Professionals:

Commodore Builders 
role in the LEED process 
is multifaceted and can 
include the following 
responsibilities:

Understand technical 
knowledge & skill associated 
with “Green” industry trends

Comprehend the certifi cation 
process for documentation 
with the USGBC

Have real time experience 
with LEED & environmental 
policies & procedures

Know the credit intents, 
requirements, submittals, 
technologies, and strategies  
affi liated with Corporate 
Interior LEED credits

Sustainability
Leadership in Energy & Environmental Design

Evaluate cost and 
constructability issues 
for credits to determine 
feasibility 

Initiate preconstruction 
efforts as part of a 
collaborative team

Manage construction waste 
handling to meet project 
goals 

Ensure that subcontractors 
are adhering to all 
specifi ed materials and  
administrative efforts 

Review submittals for 
compliance with specifi ed 
LEED certifi cation goals

Manage indoor air quality 
during construction and 
before client move in

Assist team with 
documentation for fi nal 
LEED submission 

Environmental 
Management System 
(EMS) 
Commodore Builders 
recognizes our responsibility 
to advocate for and engage 
in construction activities that 
minimize our impact on the 
environment. 

Our Environmental 
Management System (EMS) 
defi nes and implements 
minimum environmental 
requirements for all projects, 
including the use of eco-
friendly materials and supplies, 
documented recycling of 
construction waste, and 
strategic partnerships with 
subcontractors and vendors 
to ensure compliance with 
our environmental standards.  
The EMS was developed 
by Commodore’s Green 
Building Committee, which 
meets regularly to oversee 
the program, monitor its 
implementation, and cultivate 
new strategies and procedures. 
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LINE COMPANY ARCHITECTS, INC. 
 
 
 
 
 
Line Company Architects, Inc., incorporated in 1985, quickly established itself as a unique and 
ongoing resource for other building professionals; real estate owners and developers, 
architects and builders, specialized private corporations, and municipalities.   We are a full 
service architectural and planning firm dedicated to providing our clients with the highest levels 
of professional service, design excellence, and individual attention.  
 
Principals Erik Rhodin and Taina Rhodin, are actively involved in all phases of the work from 
pre-programming through construction evaluation. Our collective experience encompasses a 
wide spectrum of work in the United States and abroad. We pride ourselves on our success at 
maintaining on-going relationships with our clients. 
 
Line Company Architects, Inc. has grown to realize that an architectural team requires many 
varied components for consistently successful projects. 
 
As a resource focusing on special use environments, Line Company Architects, is staffed by 
proven professionals with backgrounds in architecture, planning, housing, health care, 
industrial design, landscape design and the behavioral sciences. This unique multidisciplinary 
collaboration enables us to develop a comprehensive and thoughtful approach to smart 
building.  
 
Our experience facilitates the creation and implementation of physical/psychological spaces 
designed to support, sustain and enhance a variety of building philosophies and evolving 
methodologies consistent with the most current energy and construction technologies.  This 
results in projects that meet the goals of our clients by being cost-effective in both capital and 
operating expense, while placing emphasis on the needs and desires of the end-users and 
staff. 



 
 

 
 

ERIK H. RHODIN 
Principal – MA Registration #: 5571 – Architecture 
             

Erik Rhodin received his Master of Architecture degree from Washington University, St. Louis, 
Missouri in 1976 and a BA in Architecture from Clemson University, 1973.  He also studied at 
the Helsinki University of Technology in Otaniemi, Finland in their special program in Planning 
and Housing. 
 
Mr. Rhodin is a registered Architect in Sweden, Massachusetts, Rhode Island, Connecticut, 
and Maine.  He has national architectural registration through the National Council of 
Architectural Registration Board.  He is a recent past President of the Scandinavian Baltic 
Business Council of Greater New England and a current board member of the New England 
Chapter of the Swedish American Chamber of Commerce.   Mr. Rhodin serves the Town of 
Belmont, MA on the Housing Committee for the new comprehensive master plan study, as well 
as a member of the newly formed Economic Development Council. 
 
Mr. Rhodin is a Principal and Chief Financial Officer for Line Company Architects, Inc. and has 
been with the firm since 1985.  He heads the marketing effort of the firm and serves as 
Principal in Charge and Project Architect on various Line Company projects.  Recently, Mr. 
Rhodin has successfully completed a rezoning of a commercial site in downtown Lexington, 
MA for multi-family residential use, applying the concept of “smart growth”.  He has also been 
active with market rate and affordable housing projects in Boston, in collaboration with Wood 
Tech Systems, LLC, a provider of affordable high quality factory crafted panel products from 
their US plant.  Mr. Rhodin is also a founding partner in Wood Tech Systems, LLC, which 
constructs custom closed wall panels using the principles of the Scandinavian  factory built 
panel systems using sustainable and “green” design concepts. 
 
Mr. Rhodin’s design expertise was developed through several years of design responsibilities 
in his native Scandinavia, working with prominent Finnish architect, Reima Pietila.  His work in 
Finland and Sweden include; a government complex in Kuwait, elderly assisted and 
independent living facilities, a private school with sports complex, two historic church 
renovations with additions and a rectory.   
 
Mr. Rhodin has entered many architectural design competitions both in the United States and 
in Scandinavia and has received awards for housing, elderly housing, office buildings, a 
maritime museum, as well as prizes for photography, ceramics, and watercolors.  

 

 



 
 

 
 

 
 

             TAINA M. RHODIN 

 Principal 
Director of Design  

 

Taina Rhodin received her Bachelor of Architecture degree from Boston Architectural Center (BAC), 
Boston, Massachusetts in 1985.  She also studied at the Building Construction Institute in Helsinki, 
Finland in their program on construction design and detailing. 
 
Taina is a Principal and Director of Design for Line Company Architects, Inc. and has been with the firm 
since 1988.  She serves as Principal in Charge of Design on all Line Company projects.  Recently, Mrs. 
Rhodin has successfully completed a rezoning of a commercial site in downtown Lexington, MA for 
multi-family residential use, applying the concept of “smart growth”.  This 30 unit condominium project 
will be LEED Certified and offer the first multi unit residential development in New England using the 
“rain screen” technology. Together with her husband, they are both the Architect and part of the 
development team in this project.  
 
In 2001, Taina designed and developed with her husband, a two unit condominium project in Belmont 
using pre manufactured custom designed wall panels from Sweden. This 4,700 s.f. building was 
weather tight with all exterior finishes in one week.  Several news articles on this high end construction 
technique came in the local papers and The Boston Globe, including the editorial section, “A New Idea 
in Housing”, 02-01-02.  Mayor Thomas Menino and Boston Redevelopment Authority director Mark 
Maloney toured the home.  In addition to this residential project she has been active designing a 
number of single family residential projects, both new homes as well as several additions and interior 
renovations. 
 
Taina Rhodin’s design expertise was developed through several years of design responsibilities in her 
native Scandinavia, working with prominent Finnish architect, Reima Pietila.  Her work in Finland and 
Sweden included a government complex in Kuwait, and two historic church renovations with additions 
and a rectory.  Prior to partnering with her husband Erik Rhodin in Line Company she was a designer 
for several prominent Boston firms including, The Architects Collaborative, Jung and Brannen 
Associates, and Moshe Safdie and Associates. While working with Moshe Safdie she was the lead 
designer under Architect Safdie on Esplanade Condominiums in Cambridge, MA., a 70 unit residential 
project overlooking Boston and the Charles River. 
 
Taina has entered many architectural design competitions with her husband, both in the United States 
and in Scandinavia and has received awards for housing, and second price in a national maritime 
museum competition in Gloucester, Massachusetts.  She lives in Belmont, Massachusetts with her 
husband and two boys Emil and Henrik. 

 



18 WINSOR AVE    WATERTOWN, MA     

The Charles Hale House is one of Watertown’s “Grande Dames” built on and near School Street   

between 1890 and 1920.  This careful renovation and major rear addition included all new systems  

and a complete cut renovation.  Historical windows were restored and a complete rebuilding of the 

front porch with a new copper roof.  The home had been abandoned for over 20 years and was the 

“haunted house” of the neighborhood.  Line Company Architects were co owners of  the development  

as well as design architects and headed up the construction and renovation phase.         

Renovation complete.          

                                                                                                  Before renovation 
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Living Room after and before renovation 



THOMAS CLARK HOUSE   c. 1760     BELMONT, MA     

Built before the American Revolution, and carefully preserved both inside and out.  It is unusually in-
tact with original ceilings, floors, walls, windows, wood trim and fireplaces, including a secret passage 
thought to be part of the Underground Railroad.  It is a rare piece of Belmont and American history. 

The Thomas Clark House is Belmont’s second oldest home.   Line Company Architects took the lead 

in saving the house from demolition and are actively searching for a permanent home together with 

the support of the Architectural Heritage Foundation and Belmont’s Historic Commission.         

Existing Home Site         

                                     

                                         Moving Home to temporary site 



HOOPER HOUSE 
 
 
Cambridge, MA 
 
 
Project Type:  Housing (Renovation) 

Size:   9,000 s.f. 
Cost:     $ 1.4 Million 
 
 
Description:   This French Second Empire single-family house was built in  
   1870 by the Dean of Harvard College and moved to its  
   present site in 1890. The goals of the rehabilitations were to  
   restore the existing façade to serve as the new formal front  
   entry using authentic details and materials and to remodel the 
   interior into a modern working home, saving as much of the  
   existing interior as possible. 
 
 
Reference:  Mr. Erik Rhodin 
   781-647-9800 
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36 ARLINGTON STREET 
 
 
36 Arlington Street, Cambridge, Massachusetts 
Project Type:  Private Housing Expansion & Renovation 

 
 
Size:   6,000 s.f. 
Cost:     $ 350,000 (estimate) 
 
Description:   Renovation of a 1870’s French Empire home in Cambridge  
   involving the restoration of the original character of the house in 
   the interior while upgrading the kitchen and support facilities  
   throughout and maintaining this grand character on the exterior 
   with the inclusion of a building tower. The professional services 
   included phasing plans for future growth and expanded facilities 
   including a future indoor lap pool, greenhouse and  the  
                                potential for an accessory apartment. 
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• • The Gamm Theater:The Gamm Theater:��(�����,%����
�������&�������H+C������%���
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• • The Pell Chaffee Performance Center:The Pell Chaffee Performance Center:���E��,�&���%���
��������%���������������
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• • The Perishable Theatre: The Perishable Theatre: �(������������������������
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• • Blackstone Valley Boys and Girls Club:Blackstone Valley Boys and Girls Club:�����
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• • Providence CityArts for Youth:Providence CityArts for Youth:�!��
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• • The Institute for the Study and Practice of Nonviolence:The Institute for the Study and Practice of Nonviolence:���*=�CCC��������
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• • AS220 at the Dreyfus:AS220 at the Dreyfus:�6���K�
����������
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• • AS220 on Empire Street:AS220 on Empire Street:�(�����
��%�
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• • AS220 at the Mercantile:AS220 at the Mercantile:�8
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• • International Tennis Hall of Fame: International Tennis Hall of Fame: �����
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• • Sustainable Design Technology Center: Sustainable Design Technology Center: �	
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• • Visitor’s Center and Museum Shop at the Barney House:Visitor’s Center and Museum Shop at the Barney House:��	
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• • Clark Biscuit:Clark Biscuit:�(�����
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• • Stephen’s Hall:Stephen’s Hall:�����
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• • St. Ann’s Apartments:St. Ann’s Apartments:����
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• • Stillwater Mill:Stillwater Mill:��=I�������
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• • Westfi eld Lofts:Westfi eld Lofts:�2���
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• • The Adelaide Ave. Revitalization: The Adelaide Ave. Revitalization: *=�&������������
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• • 280 North Street: 280 North Street: �������'�BC���������'������������&�������������
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• • Peerless Lofts:Peerless Lofts:��!�������������
���������������������%�������������������������I���
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• • Phillipsdale Landing:Phillipsdale Landing:����������������*B#L��������������
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• • American Locomotive Works:American Locomotive Works:�(�����������������*I���������,��������������
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• • Pearl Street Lofts:Pearl Street Lofts:�(��������
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• • Burgess/O’Gorman Buildings:  Burgess/O’Gorman Buildings:  (�����
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• • The Alice Building:The Alice Building:������LH�CCC������&�������
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• • The Smith Building:The Smith Building:�(������,�������&�����������������HL�����K�
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• • 755 Westminster Street:755 Westminster Street:��(�����
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• • Washington Mills:Washington Mills:����B-C�CCC���������&�������������
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• • 52 Valley Street: 52 Valley Street: (����%�
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• • Hamilton Canal Lofts:Hamilton Canal Lofts:���(����������
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• • The Virks Building:The Virks Building:����-C�CCC��������
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NORTH END PARKS

Client
Massachusetts Turnpike Authority

Location
Boston, Massachusetts

Landscape Architect
Crosby |Schlessinger |Smallridge
in association with Gustafson Guthrie 
Nichol, Ltd.

Status
Completed Fall 2007

Size: 2.8 acres

Budget
$13 million

This project was completed by Kaki Martin as project manager and project designer 
while an Associate with C|S|S.

As the northern most piece of the Rose Kennedy Greenway, the North End Parks 
holds the prominent role as the threshold between Boston’s downtown and the 
North End neighborhood. The park serves as a crossing point from work to home 
that echoes the North End’s rich history as the original neighborhood for many of 
Boston’s immigrant populations. 

The wide porch on the eastern edge serves as a neighborhood gathering space 
with extraordinary views across the park and  to the Boston skyline. Reiterating the 
linearity, an interactive fountain sits below the porch and adjacent to the large panels 
of open lawn. Cradled in the heart of each park parcel, they provide a welcome 
sense of protected openess.  Colorful perennial beds bind the western edge of the 
park. The garden path creates another north/south connection that emerses the 
visitor in color.

Chr ist ian Phi l l ips Photography



UPPER NEPONSET RIVER MASTERPLAN

Client
Massachusetts Department of 
Conservation & Recreation (DCR)

Location
Milton and Hyde Park, Massachusetts

Landscape Architects
Crosby |Schlessinger |Smallridge
Klopfer Martin Design Group
/Jacques Whitford

Status
Master Plan Completed Summer 2006

This project’s scope of work includes schematic landscape design and master 
planning for 125 acres (6 miles of riverbanks) of the Upper Neponset River. The 
master plan addresses development of the river as both an active and passive 
recreation area; creation of pedestrian and bicycle paths to link commercial and 
employment centers, parks, playgrounds, public transportation centers and 
residential neighborhoods; and improvement of important ecological/natural 
resources serving both environmental and education purposes. The master planning 
work was accompanied by an interactive public process.  KMDG assisted with the 
environmental contamination solutions, consulting on masterplan, and providing 
visions for various spaces with digital before/after images.



THE STEEL YARD

Client
The Steel Yard

Location
Providence, Rhode Island

Landscape Architect
Klopfer Martin Design Group 

Environmental Engineer
EA Engineering, Science & Technology

Civil Engineer
Morris Beacon Design

Budget (Site)
$800,000

Completion
Summer 2010

In 2001 a forward-looking group of individuals banded together to purchase 
Providence Steel, a dis-used steel fabrication facility near the center of Providence. 
Their goal was to develop a non-profit organization housing artist studios, facilitating 
instruction in metal, ceramic, and glass arts, and creating a home for an arts 
community that offered different venues for showing and making art. Since 2003 
KMDG has been working with the Steel Yard to transform their 3 acre brownfield site 
into this community. With assistance in the form of EPA grants, construction was 
completed in 2010.

Competing interests of large paved surfaces for outdoor work space, events, and 
vehicular movement, balanced with the sustainable interests of reducing impervious 
pavement, are driving forces of the landscape design. The resulting design is 
centered on a paved plane, ‘the carpet,’ which is woven with heavy- and light-
duty pavements, impermeable and pervious materials. The margins beyond the 
pavement act as ‘storm-water moats’ infiltrating stormwater runoff, and providing 
habitat for volunteer vegetation. Building the carpet over existing grade reduced 
excavate and allowed all contaminated soil to remain on-site in landforms.

‘Carpet ’  Paving

Composi te

Bui ld ing Addi t ions

‘Moats’  and Fi l l

Awards

2011 Honor Award 
Boston Society of Land-
scape Architects

2011 Preservation Award
Providence Preservation 
Society

Christ ian Phi l l ips Photography
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Fort Point Associates, Inc., is a multi-disciplinary, professional firm that provides urban planning, 
environmental consulting and permitting, and project management services to both public and 
private sector clients. Over the past 25 years, FPA has established itself as a leader in managing 
urban and waterfront master plans, institutional expansions, private real estate developments, and 
complex public infrastructure improvements. Fort Point Associates enjoys an enviable reputation 
with its clients for our professionalism and adeptness in dealing with the many federal, state, and 
local agencies that are relevant to planning and development.

FPA’s team of highly experienced professionals counsels our clients on approaches to planning and 
development projects, providing advice on effective strategies for facilitating approvals, and for 
managing the public review and community participation processes. With its breadth of professional 
expertise, FPA offers insights and guidance that result in time and cost savings. Senior professionals 
dedicate their personal attention to every project to ensure effective relationships with interest 
groups including public agencies, private property owners, advocacy organizations, neighborhood 
associations, and others.

With its involvement in such high-profile undertakings as the $14 billion Central Artery/Tunnel 
Project, and with its Boston operations only minutes from government offices, FPA  maintains 
ongoing communication with key government personnel, closely monitors trends and changes to 
existing statutes and development regulations, and  keeps abreast of the individual preferences and 
informal policies that operate alongside  the laws and regulations that govern agencies’ day-to-day 
activities.

�	����	��	�
�������
�������	�����	��
FPA brings its extensive experience and informed analysis to bear on the resolution of complex 
environmental issues. With a highly sophisticated grasp of municipal, state, and federal environmental 
regulations, we provide strategic advice regarding options available to our clients to comply with 
regulations while achieving desired outcomes. We have developed excellent working relationships 
with relevant environmental agencies, including the Massachusetts Executive office of Energy and 
Environmental Affairs, the Department of Environmental Protection, and the office of Coastal Zone 
Management. Equally, we take a collaborative approach to working with relevant environmental 
advocacy groups, and have a proven track record of building consensus with them.
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FPA has led a broad range of urban and waterfront master plans for public agencies including the 
Boston Redevelopment Authority, Massachusetts Port Authority, the City of Beverly, the City of 
Salem, the City of New Bedford, and the Town of Plymouth. FPA has earned a reputation as a leader 
in Municipal Harbor Planning due to our in-depth understanding of the Massachusetts Chapter 91 
Regulations and the mechanisms through which cities and towns can tailor them to their unique 
needs. Balancing commercial, residential, and public interests to create vibrant and prosperous 
waterfronts, we work collaboratively with all agencies and interested parties to generate strong, 
long-term, and realizable visions for the future.

�����	�������
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FPA excels at artfully managing the dynamic relationships between diverse stakeholders to work 
toward mutually beneficial outcomes. FPA assists its clients by productively channeling the public’s 
involvement in the development process through pro-active community outreach programs and 
effective communication with the various parties of interest to a project. Our demonstrated its 
commitment to Boston and the region, and has developed strong and positive relationships with 
leaders of community groups. We are skilled in diffusing escalating conflicts and building trust and 
a spirit of cooperation amongst parties while continuing to move our clients’ projects forward.

���#����$
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FPA boasts exceptional project management expertise that ranges from guiding the development 
of individual properties to conducting visioning for large-scale, urban areas. FPA has established 
its reputation managing complex, multi-dimensional projects such as the $700,000 Port of Boston 
Economic Development Plan and the $1.2 million feasibility study for the Boston Convention & 
Exhibition Center. Because of the breadth of its experience and the diverse capabilities of its staff, 
FPA frequently assumes the role of lead consultant. We are highly capable of orchestrating the 
services of a multi-disciplinary team to achieve project objectives on time and on budget. As project 
manager, FPA regards itself as responsible for ensuring that the team’s professional resources are 
applied appropriately, fully capitalizing on the strengths and expertise of each contributing team 
member.
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Fort Point Associates, Inc. specializes in all aspects of urban planning, environmental permitting, 
waterfront development, and project management. For over 25 years, FPA has provided the highest 
quality of consulting services to its clients in the following areas:

 ��
	���
		�	�
Master Planning, Municipal Harbor Planning, Institutional Master Planning, Conceptual Site 
Analysis, Site Feasibility Studies, Financial Feasibility Analysis, Mitigation Plans and Specifications, 
Zoning Approvals: (Amendments, Variances, Special Permits, Site Plans, Fiscal Impact Analysis), Site 
Plan Review, Municipal Ordinances and Land-Use Regulation, Impact Identification and Analysis.

�	����	��	�
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Army Corps of Engineers Section 404, U.S. Coast Guard; National Pollutant Discharge Elimination 
System (NPDES), Massachusetts Department of Environmental Protection (DEP) Chapter 91 
Waterways Licensing, Federal Aviation Administration (FAA) Regulations, Massachusetts Coastal 
Zone Management (CZM) Consistency Certification, DEP Water Quality Certification, Notice of 
Intent/Order of Conditions, DEP Air Quality Permits, State Highway Access Permits.

�	����	��	�
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National Environmental Policy Act (NEPA) Environmental Impact Statements, Environmental 
Assessments, Environmental Re-evaluation; Massachusetts Environmental Policy Act (MEPA) 
Environmental Impact Reports , Environmental Notification Forms, Notices of Project Change, 
Waivers, Section 61 Findings; Local Environmental Reviews including Boston Zoning Code Article 
80, Project Impact Reports , Project Notification Forms, Conservation Commission Review, Design 
Commission Review, Public Improvement Commission Review, Historical Commission Review.

���#����$
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Project Scheduling, Development Strategy, Community Relations, Subconsultant Selection and 
Team Management.
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Mr. Fay is the founder and president of Fort Point Associates, Inc., a multi-disciplinary planning 
and environmental consulting firm. Mr. Fay has been the principal-in-charge and lead consultant 
for the past twenty seven years for a variety of master planning, real estate development and 
public infrastructure projects. Notable public sector projects include the $850 million Boston 
Convention and Exhibition Center, the $14 billion Central Artery/Tunnel project, the Port of Boston 
Economic Development Plan, and the $60 million Newburyport Commuter Rail Extension. Private 
sector projects include over $2 billion in real estate development for retail, commercial, industrial, 
residential and institutional uses. 

Prior to founding the firm in 1985, he held senior positions in multiple public and private 
organizations. Mr. Fay was a senior planner for four years with the Executive Office of Environmental 
Affair’s Coastal Zone Management Program, developing environmental policy for activities within 
coastal communities and assisting in the preparation of state wetlands and waterways regulations. 
As vice president of a private environmental policy consulting firm for five years, he provided 
strategic advice to public sector clients, which included developing new regulatory programs for the 
Department of Environmental Protection. Mr. Fay is a member of the American Institute of Certified 
Planners and a Certified Environmental Planner, the former Chairman and member for 22 years of 
the Ipswich Finance Committee, Vice President and Trustee of The Boston Harbor Association in 
Boston, and a member of the Public Affairs committee of the National Association of Office and 
Industrial Properties.
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Mr. Fay was the local project manager for the interim and final planning/feasibility study for the 
new $850 million Convention Center in South Boston. The study was prepared for a joint working 
group of the Senate, House of Representatives, City of Boston and Executive Office of Administration 
and Finance. The $700,000 study was completed in five months and addressed all of the economic, 
community, programmatic, environmental and operational issues surrounding the facility. On the 
basis of the report, legislation was filed by the Governor and approved by the legislature. Mr. Fay 
subsequently prepared the Project Development Plan for approval by the Boston City Council, and 
the Expanded Environmental Notification Form, Final EIR for the Boston Redevelopment Authority 
and obtained all project permits and approvals.

�
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As Project Manager for a $700,000 seaport economic development plan sponsored by the Boston 
Redevelopment Authority and Massachusetts Port Authority, Mr. Fay was responsible for managing 
this comprehensive planning study on a short nine-month timeframe. Involving over twenty 
agency staff in two agencies and fifteen technical subconsultants, Mr. Fay developed a strategic plan 
integrating economic development and environmental concerns. Components of the plan include 
ship repair, intermodal cargo, cruise ship industry, transportation management plan, seafood 
industry, petroleum offloading and distribution, recreation and tourism, and water transportation 
planning.
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As a senior environmental strategist for joint venture providing environmental approvals for all 
activities proposed in conjunction with the Central Artery/Tunnel project for the Massachusetts 
Highway Department (MHD), Mr. Fay was responsible for providing the MHD with an environmental 
approvals acquisition strategy; providing Quality Assurance/Quality Control on permit submissions 
to agencies; recommending strategic approaches to the resolution of environmental controversies; 
and providing day-to-day liaison with environmental agencies. At $14 billion, this project was the 
largest public works projects in the nation and required the acquisition of over seven hundred 
federal, state and local environmental approval actions covering work in some 150 separate 
construction contracts throughout Boston and Cambridge. 
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Mr. Fay managed planning and environmental approvals for over a $2,000,000,000 in private 
development projects including a luxury condominium project in North End/Waterfront, and three 
major hotel development projects in Boston, Charlestown and Newburyport and a 1.2 million s.f., 
$300 million, biomedical research complex in Boston.

�	����
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Mr. Fay prepared a comprehensive 10 year Institutional Master Plan for Boston University, the 
nation’s fourth largest private nonprofit university covering 12 million sf of buildings serving 38,000 
students, faculty and staff.  Obtained planning and environmental approvals for Boston University, 
Harvard University, Boston College and Wentworth Institute covering over $1 billion in residential, 
academic and athletic/recreation facility construction projects.
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Over the past 27 years as president of Fort Point Associates, Mr. Fay has been the primary author 
of well over 200 Environmental Notification Forms (ENFs), Environmental Impact Reports (EIRs), 
Environmental Impact Statements (EISs), Project Impact Reports (PIRs) and Environmental 
Reevaluations (ERs) at the local, state and federal levels. Project types included transportation 
infrastructure (highway, rail, port), residential (single family, condominium, golf course community), 
office (high rise, low rise), commercial (box retailers, shopping center, specialty retail), institutional 
(hospital, university) and industrial (manufacturing, distribution). In addition to the $14 billion 
Central Artery/Tunnel project, combined value of private projects reviewed under MEPA exceeds 
$2.0 billion. 


!
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B.A., 1976: Hampshire College, Amherst, Massachusetts
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Certified Planner, American Institute of Certified Planners
Certified Environmental Planner, American Institute of Certified Planners
The Boston Harbor Association, Vice President and Trustee
Member, Executive Committee and Harbor Planning Committee
Member (22 years), Finance Committee, Town of Ipswich
NAIOP - Massachusetts Chapter - Public Affairs Committee
MA DEP Regulatory Reform Task Force 
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“Ocean, Coasts and Tidelands”, Sherin and Lodgen LLP Annual Seminar, September 2009

“Workshop on MEPA and NEPA, Law Seminars Int’l., June, 2008 

“Development Permitting and Building in Boston “, Massachusetts Continuing Legal Education, 
May, 2008 

“After Moot: What the new tidelands legislation means to you”, Real Estate Bar Association, 
February, 2008

“Landlocked tidelands seminar”, NAIOP, November, 2007

“Municipal Harbor Plans” in Navigating the Permitting Maze, National Association of Office and 
Industrial Properties, October, 2007

“Balancing Growth on the Waterfront,” American Planning Association National Conference, 
Boston, MA, April 1998.

“Implications of Chapter 91 for Maritime Industries,” Chapter 91 Forum, World Trade Center, 
Boston, MA, July 27, 1989.

“Case Studies of Waterfront Development Planning for Industrial, Commercial, and Residential 
Projects,” Building at the Edge Conference, New England Aquarium, Boston, MA, June 24, 1987.

“Private Sector Role in Meeting Public Needs on the Waterfront,” Public Forum on Waterfront 
Development in Portland, Marine Law Institute, Portland, Maine, October 1986.

“Protecting the Working Waterfront,” Seminar at Fish Expo ’86, Boston, MA, October 1986.

“Fishing Industry and Waterfront Development Conflicts,” Proceedings of the Marine Law Institute, 
Conference on East Coast Fisheries Law and Policy, Portland, Maine, July 1986.
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Sarah D. Kelly joined Fort Point Associates, Inc. as Senior Associate in 2012. Ms. Kelly has twelve years 
of experience in the public, private, and nonprofit sectors in urban and environmental planning and 
historic preservation and is responsible for managing public and private planning and development 
projects. Most recently, Ms. Kelly served as Executive Director of the Boston Preservation Alliance, 
Boston’s primary historic preservation advocacy and education nonprofit organization. Previously, 
Ms. Kelly was Project Manager and Interim Director at The Boston Harbor Association, where she 
spearheaded a range of advocacy and education initiatives to promote a clean, alive, and accessible 
Boston Harbor. She has also worked as a planner specializing in Municipal Harbor Planning at the 
Boston Redevelopment Authority and at Murray O’Laoire Architects in Dublin, Ireland. Ms. Kelly 
serves on the Board of Trustees of The Boston Harbor Association and the Board of Directors of 
Preservation Massachusetts.
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As Executive Director of the Boston Preservation Alliance, Ms. Kelly engaged frequently in 
consultation with city and state regulatory agencies regarding development projects impacting 
historic resources. As the chief spokesperson and advocacy officer for the organization, she provided 
technical advice on a broad range of preservation efforts throughout the city. 

��	����������	��)�������	������������	������
�	�+���	������

As Senior Associate for Fort Point Associates, Inc., Ms. Kelly has been responsible for the permitting 
and approval of many high-profile projects for Boston University’s Charles River Campus. She has 
advised on the development of the 2012-2022 Institutional Master Plan, the internationally recognized 
School of Law tower renovation and new addition, and the design and public improvements for the 
New Balance Field, a new athletic facility. 
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Ms. Kelly is the project manager for the Everett Central Waterfront Municipal Harbor Plan and is 
providing technical assistance and leadership to see this initiative through to completion by fall 2013. 
Working in close collaboration with the City of Everett Planning and Development Department, 
she is managing public outreach and participation, coordination with the Office of Coastal Zone 
Management and other relevant state agencies, technical guidance regarding compliance with 
regulations, and writing, research, production, and approval of the plan.

��������	����������	����	��������
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As a planner at the Boston Redevelopment Authority, Ms. Kelly coordinated public participation 
in the development of Municipal Harbor Plans to tailor Massachusetts Waterways Regulations to 
Boston’s waterfront. Planning involved an extensive community process, consultant management, 
coordination with city and state agencies, soliciting and responding to public comments, and 
ensuring consistency with previous planning efforts. 

��	�������#�����$�
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As project manager at The Boston Harbor Association, Ms. Kelly created public education tools 
and resources, including a comprehensive website to promote the public use of Boston’s 47-mile 
Harborwalk. Concurrently, Ms. Kelly managed advocacy initiatives to promote the addition of new 
Harborwalk segments and public amenities associated with private waterfront development.
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Master of City Planning, 2005: Massachusetts Institute of Technology

Bachelor of Arts, 2000: Government, Dartmouth College
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Certified Planner, American Institute of Certified Planners (AICP)
Board of Trustees, The Boston Harbor Association (2009-present)
Board of Directors, Preservation Massachusetts (2013-present)
Board of Directors, Friends of Copley Square (2010-September 2012)
Board of Directors, Friends of Fort Point Channel (2006-June 2012)

�����������#��
�����	
“A Rubric for Campus Heritage Planning,” Planning for Higher Education, v39 n3 p55-70 Apr-Jun 
2011, with Charles Craig and David N. Fixler.
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Carpenter & Company, Inc.

�����������
	�
Peter Diana, Vice President and 
General Counsel

�����	��
Environmental Permitting and 
Strategy

��
���
Complete, opened 2007

�������	���������
$150,000,000

Retained by Carpenter & Company, Inc., Fort Point 
Associates, Inc. was responsible for managing the 
environmental review and permitting of the Liberty 
Hotel.  The project involved the rehabilitation of the 
vacant Charles Street Jail and the construction of an 
adjacent 15-story guestroom wing for a total of 239,000 
square feet (sf) of hotel space.   Improvements included 
removal of the perimeter security wall that surrounded 
the site to improve views of the historic jail from the 
Charles River and to improve public access to the site.  
In addition to guestrooms, the luxury hotel houses 
meeting rooms, restaurants, a bar, an exercise area and a 
small ballroom.  The project involved close coordination 
with city and state agencies, particularly the Boston 
Landmarks Commission and the Massachusetts Historical 
Commission, the Massachusetts General Hospital, project 
abutters and a variety of stakeholders.
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Fort Point Associates, Inc. was retained by Community 
Rowing, Inc., the nation’s oldest community-based non-
profit rowing organization, to obtain environmental 
approvals for the construction of a new boathouse along 
the Charles River. CRI needed a new building to house 
its expanded public rowing programs. FPA prepared an 
Expanded Environmental Notification Form (EENF) with a 
detailed Alternatives Analysis of nine potential sites along 
the Charles River. The Preferred Alternative identified in 
the EENF was selected. FPA assisted in securing legislative 
approval under Article 97 of the State Constitution and 
has obtained all other local, state, and federal approvals. 
The 30,000 square foot facility opened in 2008 and is now 
home to one of the nation’s largest and most successful 
rowing programs.

���
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Community Rowing, Inc. 

���
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Bruce Smith, Executive Director

�

���
�
Project Planning and 
Environmental Permitting 

��	���
Complete

�����
�����������
N/A
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Fort Point Associates, Inc. served as Area Permit Manager 
for the Metropolitan District Commission’s Charles River 
Basin park program, a mitigation commitment of the 
Central Artery/Tunnel Project. The $80,000,000 program 
involved the construction of six parks along the banks 
of the Charles River, including North Point Park, Nashua 
Street Park, Lovejoy Wharf Park, Leverett Circle Park 
and the New Charles River Basin Surface Restoration and 
Pedestrian Bridges. The parks feature waterside amenities, 
public walkways over the Charles River, docking facilities 
and boat ramps. FPA was responsible for ensuring that 
project design was compatible with regulatory programs 
and for acquiring approvals/permits from the Boston and 
Cambridge Conservation Commissions, the state DEP 
Chapter 91 program, Office of Coastal Zone Management 
and the United States Army Corps of Engineers. 


�����
Massachusetts Department of 
Conservation and Recreation 
(formerly the Metropolitan 
District Commission)
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Ronald Killian
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Environmental Permitting 

������
Complete
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$80,000,000
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Boston University

�����������
	�
Paul Rinaldi, Associate Vice 
President

�����	��
Planning

��
���
Complete

�������	���������
N/A

Fort Point Associates, Inc. played a strategic role in 
the development of an historic preservation plan for 
Boston University, the largest private owner of historic 
properties in the City of Boston. The University agreed to 
prepare a preservation plan for the entire Charles River 
Campus under a Memorandum of Agreement with the 
Massachusetts Historical Commission. Working with a 
preservation consultant, FPA oversaw the preparation 
of an inventory and assessment of some 317 potentially 
historic buildings containing millions of square feet 
of academic, residential and commercial space. The 
Preservation Plan assessed the University’s real estate 
assets, provided a historical context for the development 
of this area of Boston and identified key preservation 
planning issues. The Preservation Plan provides a sound 
framework for campus planning and future building 
development programs.
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Fort Point Associates, Inc. was retained to prepare 
environmental documentation for the 92,000 sf Moakley 
Ambulatory Care building in Boston’s South End 
Landmarks District. The project involved the demolition 
of five obsolete buildings along with the restoration of 
the medical campus’s original 19th century courtyard 
layout. FPA acted as lead consultant, coordinating 
the efforts of other firms and taking the principal role 
in preparing an Environmental Notification Form, a 
Project Notification Form, and a Project Impact Report. 
Throughout the environmental approval process, FPA 
attended public meetings and kept abreast of community 
issues surrounding this historic neighborhood. The Center 
is the primary teaching affiliate for Boston University 
School of Medicine. 

����	�
Boston Medical Center 
Corporation

����	����	����
Richard Moed, Chief Operating 
Officer 

��������
Environmental Strategy and 
Permitting

������
Complete

��	��������	�����
$400,000,000
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The Cathedral of the Holy Cross is located in the South End 
Landmark District of Boston. The Master Plan provides 
the Archdiocese with a unique opportunity to understand 
how to integrate spiritual, educational, recreational, and 
community aspects of the Cathedral site as a resource to 
the South End community, the City of Boston, and the 
Commonwealth of Massachusetts. The Master Plan and 
accompanying Development Plan for Parcel 32-C submitted 
to the Boston Redevelopment Authority identified current 
and future facility needs, recommended an optimum 
development and revitalization strategy for maximizing 
land use, suggested ways to enhance the site’s image 
by improving access to and from the site, established 
cost projections and developed a financing strategy and 
timetable. Fort Point Associates, Inc. was retained by Perini 
Corporation to manage the environmental, transportation 
and parking portions of the Master Plan as well as to serve 
as the liaison to local, state and federal agencies. 

���
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Roman Catholic Archbishop of 
Boston 

���
�������	��
Perini Corporation, Jack Rizzo, 
Vice President  

�
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�
Master Planning and Agency 
Coordination 

��	�
�
Complete
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$75 million
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Trinity Financial

�
�
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James Keefe, President

�
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Master Planning, Environmental 
Documentation, and Permitting

��	���
Under construction

�����������������
$250,000,000

FPA was retained by Trinity Financial LLC to manage 
the environmental review and permitting process 
for the redevelopment of the 13-acre site in the heart 
of Downtown Lowell, MA. The project consists of 
nearly 2 million square feet of mixed use development 
to be developed over a 10 year period under a Form 
Based Code. While the project faced major permitting 
challenges, it achieved strong local support. The site was 
located in a National Register District, trisected by canals 
with hydroelectric power rights. It required relief for use 
of state and federal parklands as well as highway access 
permits. The Project utilized the “Super MEPA” review 
process, as well as a Phase I waiver. Currently in its first 
phase of construction, the Project will incorporate low 
impact development techniques and be LEED Certifiable.


