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Zoom Interpretation Services 

English: For interpretation in [_____], 
1. Go to the horizontal control bar at the bottom 

of your screen. Click on “Interpretation.”
2. Then click on the language that you would like 

to hear. 
3. You are now accessing this meeting in [____]

Mandarin:  若需普通话口译服务：
1. 在屏幕下方的长方形控制栏中，请点击

“Intepretation."
2. 请点击您所需收聽的语言。

3. 您即可收听普通话的会议口译。
 

1. 2. 3.

Cantonese: 若需粵語口譯服務：

1. 與屏幕下方之長方形控制欄中，煩請點

擊"Intepretation."
2. 煩請點擊您所需收聽的語言。

3. 您即可聽到粵語的會議口譯。



Agenda

● Welcome!

● Intro & tonight’s objectives

● How we got to this point

● Applicant presentations and Q&A

● Steps to a final recommendation

● Questions

● Thank you!



A note to all 
applicants in 
attendance 

tonight.



How we arrived at this point – reviewing development proposals.

SUMMER 2020 - FALL 2021
Library programming study 

and community meetings

10/22/2020
Public 
meeting #1 1/26/2021

Public 
meeting #2

5/11/2021
Public 
meeting #3

JUNE 2022 - SPRING 2023
Community meetings to discuss development goals; release Request 

for Proposals; receive proposals

6/14/2022
Public
meeting #4

October 2021
10/26/22
Public
meeting #6

7/28/22
Public
meeting #5

1/10/23
Public 
meeting #7

April 2023
June 2023
Submission
deadline

July 2023
Public 
meetings #8 & 9



What were the community-defined objectives of the RFP?

Development Program and Uses:

● Library – The core and shell building must include approximately 17,500 to 19,000 usable square 
feet on either the ground floor or the first two floors of the development.

● Affordable housing – The residential program should maximize opportunities for affordable 
housing in the building without compromising on quality; provide a breadth of affordable 
housing across multiple income tiers; prioritize either family-sized (2-BR and 3-BR) units or 
senior housing units; include at least 20 Boston Housing Authority-subsidized units.

Design, Massing, and Neighborhood Context

● Open space should be provided for the public as well as for building residents.

● The scale, density, height, materiality, and orientation should consider the context of Cambridge 
Street and surroundings, particularly the Otis House and Old West Church.

● Site planning should reflect the multimodal nature of Cambridge Street, the existing mature 
trees, and possible synergy between the new building and the neighboring Otis House.



A total of 8 responses were received on June 15th!

All of the proposals can be accessed at bit.ly/westendproposals

The public will have a chance to hear from each team, and pose questions and comments.

July 18, 2023 community meeting

Beacon Communities and Caribbean 
Integration Community Development

Urban Edge Housing Corporation and 
Evergreen Redevelopment

Planning Office for Urban Affairs and CSI 
Support & Development

Pennrose

July 25, 2023 community meeting

Preservation of Affordable Housing and Caste 
Capital

The Community Builders and JGE 
Development

Trinity Financial and Norfolk Design & 
Construction

The Michaels Organization



Applicant 
Presentations



A few ground rules for tonight’s applicant presentations…

● Other applicant teams cannot speak during the presentation or Q&A of the other teams.

● Applicant teams cannot add to or modify their submitted proposal (even in response to a 
question or comment).

● We have asked applicant teams not to show any designs or renderings of programmed library 
space – the City of Boston will determine these designs through a separate process.

● We are going to be strict on time limits, to stay fair and consistent. Each team has 10 minutes 
to present and 10 minutes for Q&A.

● When you are sharing a question or comment, please be brief in consideration of others who 
wish to speak. Additional comments and questions can be submitted after this meeting.



PRESENTATION #1:

Preservation of 
Affordable Housing

and
Caste Capital



+

Proposal for West End Library & 
Housing at 151 Cambridge Street  



Introduction

We propose a 100% affordable community 
consisting of 119 units of housing for family, 
seniors, and individuals earning from less 
than 30% of AMI up to 80% of AMI

Developer Team

Design Team

General Contractor Team

Our Team
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Introduction

We are mission-driven.
POAH image of residents at Blackstone, 
resident outcomes infographic

The residences at 151 Cambridge Street 
will be managed by POAH Communities. 
75% co-developer and will be the project’s 
daily manager. 

POAH is guided by these principles:

We are 
mission-driven.
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Introduction

Loop at Mattapan Station
Boston, Massachusetts, USA

We are 
experienced 

and will deliver.
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Equity and Inclusion Plan

People of color & women 
will be involved through 
ownership, investment, 
jobs, business contracts,
and in leadership positions 
in every aspect of this 
project.

We are committed to exceeding diversity while maximizing 
participation and opportunity for people of color in every 
aspect of the West End Library and Housing project.

● Our developer/owner team is 25% MBE
● People of color will be involved not just through 

business/project ownership, but in leadership 
positions in every aspect of this project

● Our goal is to create wealth-building opportunities for 
historically marginalized groups, and we intend to 
raise third-party equity for the project from investors 
of color

● We commit to meeting the City of Boston’s goals of at 
least 51% of work hours going to Boston residents, at 
least 40% of work hours people of color, and at least 
12% of work hours going to women

Jonathan Evans 
MASS Design Group

Megan Altendorf
MASS Design Group

Patrick Kimble
Caste Capital

Maxine Patwardhan
POAH

Felicia Dawson
POAH

Meena Jacob
POAH

Michael Liu
TAT

Rodger Brown
POAH

Julianna Stuart-Lomax
POAH

Lisa Giersbach
G2 Collaborative

Diverse Participation
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Developer Qualifications, Experience and References

We are neighbors in 
the West End community.

POAH’s Blackstone Apartments is located 
around the corner from the project site.
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Developer Qualifications, Experience and References

Add logos to this page?

Team members touring the neighbor-
hood with the West End Museum.

We will listen & 
work with you.

Team members interviewing long-time 
West End resident, Joe McDonald.

Team members touring the 
Otis House Museum.
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Development Plan

When asked about how he feels about the 
modern-day West End, Joe McDonald, a 
resident who was displaced by urban renewal 
and has since returned, hit on an important 
dilemma: the West End is now resource-rich 
but community-poor. 

the redevelopment of the West End Library as an 
opportunity 
to restitch the urban and social fabric of the West 
End. through the 
expansion and revisioning of a beloved 
community resource and the 
creation of new affordable housing that is 
connected to the 
surrounding community.

JE INTRO OVERVIEW - 
MISSION → VALUES 

- CULTIVATE COMMUNITY 
- URBAN & SOCIAL FABRICS

Our design will be faithful 
to the character of the 
neighborhood and 
respond to its layered 
physical histories.

Rooted in Context + Community

We see this project as an 
opportunity to begin restitching the 
urban and social fabric of the West 
End through the expansion and 
revisioning of a beloved community 
resource and the creation of new 
affordable housing that is deeply 
connected to the surrounding 
community.
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Development Plan

UPDATE IMAGE QUALITY

JE INTRO OVERVIEW - 
- Goal statement 
- DEVELOPMENT SUMMARY

- 119 units of affordable 
housing

- A welcoming, beautiful, 
spacious library

- A model of sustainability 
- Deeply connected to 

community

-  shared plaza with Otis House, 
outreach to local organizations 
for resident services, design 
and management that 
encourages resident 
connection

We envision a welcoming 
library to anchor the civic 
realm  alongside a 
sustainable, diverse, 
intergenerational 
affordable housing 
community. 
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Development Plan

CONTEXT
- THOUGHTFUL 

ASSEMBLAGE… PIECES 
HARMONIOUSLY COME 
TOGETHER
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Development Plan 11



Development Plan 12



Development Plan 13



Development Plan

The Library and its public 
realm will be a civic anchor 
for the West End.
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Development Plan

GROUNDING - CIVIC ANCHOR - 
MAKING A PLACE

Enhancing the Public Realm 

SHARED OTIS 
HOUSE PLAZA

RESIDENTIAL 
ENTRY

GARDEN

LIBRARY 
ENTRY + 
PLAZA

CHAMBERS 
STREET POCKET 
PARK

OTIS HOUSE 

CAMBRIDGE STREET 

LIBRARY INTERIOR
SHARED 
PLAZA

POCKET 
PARK

LIBRARY 
PLAZA

ART 
OPPOR-
TUNITY 2-STORY 

LIBRARY 

WIDENED SIDEWALK
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Development Plan

▲ Members of Caste, POAH, and MASS tour the 
Otis House as part of our pre-design research.

Impacts to Otis House + Old West Church
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Development Plan

Learning 
from the past 

…while looking 
toward the 
future

Our vision is to create a 
place that can unite the 
Otis House and West End 
Library while fostering 
the idea of a shared 
educational 
experience.

Connection to the Otis House

17



Development Plan

Sustainability

● 12 stories of mass timber framing (CLT)
● LEED for Homes
● Passive House standards
● HERS index
● All-electric heating and cooling systems 

and appliances
● High-efficiency appliances, fixtures, and 

lighting
● Exploring solar on the roof

Sustainability

In addition to meeting MOH’s Zero 
Emission Building requirements, 
we are committed to the following 
sustainability measures:

Showing the loop and JJC here 
because they’re the two largest 
passive ouse projects in boston.

Maybe choose different images for 
slide 4

18



Development Plan

Sustainability
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Development Plan

Housing  design goal statement 
here……OVERVIEW - 
…
…
…

30% AMI 60% AMI 80% AMI Total

Studio 0 0 12 12

1-Bedroom 28 1 0 29

2-Bedroom 12 10 48 70

3-Bedroom 0 8 0 8

Totals 40 19 60 119

Our residential program seeks to create a 
sustainable, diverse, intergenerational 
housing community for the West End. 

Most importantly, it will be 100% affordable 
to households with a range of incomes.

Affordability + Resident Experience
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Development Plan

This leads nicely into the trauman 
informed design.  Should we slide 
sustainability slides up and fro from 
housing right into operational plan?

- je
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Operational Plan

- Trauma Informed Design
- Shared spaces that 

encourage resident 
interaction and meet 
resident needs

- On-site resident service 
coordinator

POAH and MASS 
wrote the guide on 
trauma-informed 
design.

Trauma-informed 
design principles are 
embedded in every 
aspect of our 
proposal. 

Residents at the Center
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Operational Plan

- Trauma Informed Design
- Shared spaces that 

encourage resident 
interaction and meet 
resident needs

- On-site resident service 
coordinator

Residents at the Center

Level 6 Plan Level 14 Plan

RESPITE 
ROOM AT 
EACH LEVEL

INTERGEN-
ERATIONAL 
PLAY AREA

STAFF 
OFFICES

LEVEL 14 
RESIDENT 
ROOF DECK

LEVEL 6 
RESIDENT 
ROOF DECK

TYPICAL 
LOUNGE AT 
EACH LEVEL

RESIDENT 
BUSINESS 
CENTER
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Operational Plan

- Trauma Informed Design
- Shared spaces that 

encourage resident 
interaction and meet 
resident needs

- On-site resident service 
coordinator

Residents at the Center

POAH is already here,
working with residents and 
community partners to ensure 
residents have access to the 
support they need to be stable, 
healthy, and thriving.

24



Development Plan

Thank You!



Appendix
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Development Plan

Sustainability

With 12 stories of CLT,  
151 Cambridge Street 
would be the first 
100% affordable mass 
timber high-rise in 
Boston.

The proposed design will 
reduce net upfront embodied 
carbon by over 80%, which is 
equivalent to driving around 
the circumference of the earth 
420x.

Sustainability
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Development Plan

32
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Q&A (10 minutes)



PRESENTATION #2:

The Community 
Builders

and
JGE Development
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COMBINED DEVELOPER TEAM EXPERIENCE

• Boston-based development & design team

• JGE Development is 100% minority-owned 

• TCB’s board and staff are over 50% people of color

• Built & managed over 14,000 units

• Extensive regulatory permitting & Boston Article 80 experience

• Strong relationships with local funders, public officials & communities

• Pioneers in integrating housing & resident support services
	 - Community Life model

• Faircloth to RAD experience
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DIVERSE PROJECT TEAM

Our vision is built around an experienced team of diverse professionals
OVER 50% OF THE TEAM IS COMPRISED OF M/WBE FIRMS

SECTIONCONSIGLI.COM

Consigli has had the opportunity to partner with many reputable 
construction management firms on complex projects throughout 
the regions we work including Smoot Construction. Our joint 
venture approach provides our clients the combination of 
diversity, financial, staffing and technology resources to ensure 
success.

At Consigli/Smoot jobsites, diversity, equity and inclusion is 
about more than compliance. Our commitment to opening up 
opportunities for minorities and women, is a driving force in our 
joint venture philosophies and essential to our long-term success.

Together Consigli/Smoot have executed ten joint ventures with 
three ongoing active projects including, National Air and Space 
Museum (D.C.), CC&F’s Kilmarnock Tower (Boston), and Richard  
Taylor’s Nubian Square (Boston).

Founded in 1947 and in their third generation of family 
ownership, Smoot is the largest Black-owned construction 
company in the nation with a very impressive portfolio of 
projects across diverse market sectors.

Consigli/Smoot’s Diversity, Equity & Inclusion program includes 
pre-project outreach to MBE/WBE/DBE firms, enhanced diverse 
workforce utilization goals, community outreach, training and 
mentoring and diligent tracking to monitor results.

Core project teams are supported by Consigli/Smoot’s significant 
resources across multiple departments and disciplines – 
including project engineering, M/E/P coordination, procurement, 
estimating, safety, scheduling and building information
modeling.

JOINT VENTURE PARTNERSHIP

THE CONSIGLI/SMOOT TEAM 

STRUCTURAL ENGINEER
RSE Associates (MBE)MEP/FP ENGINEER

RW Sullivan

SUSTAINABILITY + 
BUILDING ENVELOPE 

CONSULTANT
RDH

LANDSCAPE ARCHITECT
Ground Inc (WBE)

CIVIL + TRAFFIC ENGINEER
Vanesse Hangen Brustlin 

(VHB) 

ENVIRONMENTAL + 
GEOTECHNICAL ENGINEER

GEI Consultants

CONSTRUCTION 
MANAGERS

Consigli
Smoot (MBE)

DEVELOPERS
The Community Builders
JGE Development (MBE)

ARCHITECTS
SCB

JGE Architecture + Design 
(MBE)

OTHER CONSULTANTS
Shen Milsom & Wilke (MBE)

Selbert Perkins (WBE)
HLB (WBE)

Klein Hornig

DEVELOPMENT
TEAM
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Sun Study

April 21st 3pm - proposed
S

S

N

N

W

W

E

E

April 21st 3pm - existing

Program Parti

No shadows casted on 
Otis House or Old West Church

30’
50’

125’120’

©  S O L O M O N  C O R D W E L L  B U E N Z 

JO
Y

 S
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HISTORICAL AND NEIGHBORHOOD CONTEXT: Our proposed design for the West End 
Library site is grounded by a keen appreciation for the history of both the West End and the Beacon 
Hill neighborhoods. We also appreciate the personality of the existing West End Library building 
and recognize the role it has played in the community since opening in 1968. As the surrounding 
neighborhood has grown in scale and complexity, the existing pavilion-like library in its garden setting 
remains a welcome respite to the fast pace of Cambridge Street and the large scale of the institutional 
buildings immediately adjacent. 

We also acknowledge the strategic importance of this site and how it contributes to the walkability of 
the Beacon Hill and West End neighborhoods. The site sits at the terminus of Joy Street, one of the few 
streets that runs continuously up over Beacon Hill to Boston Common. The site fronts Cambridge Street, 
a major pedestrian route connecting the MGH medical complex, Charles/MGH T Station, North Station, 
City Hall Plaza, and the Financial District beyond. To the north there is the opportunity to create new 
pedestrian links to Thoreau Path, the West End community, and neighborhoods beyond, reinstating a 
pedestrian connection that existed before urban renewal in the West End. 

BEACON HILL

WEST END

CITY HALL

BOSTON COMMON

ESPLANADE NORTH END

C
H

A
RL

ES
 R

IV
ER

Historical & Neighborhood Context 

NORTH STATION

14©  S O L O M O N  C O R D W E L L  B U E N Z 

NO FORMAL NEIGHBORHOOD
CONNECTION

LARGE MGH MECHANICAL 
EQUIPMENT
STONE RETAINING WALL

SITE INFLUENCED BY 
ADJACENT PARKING

ACTIVE PEDESTRIAN 
PATH ALONG CAMBRIDGE

SHADOWING 
ADJACENT STRUCTURES

JO
Y

 S
TR

EE
T

HISTORICAL AND NEIGHBORHOOD CONTEXT: Our proposed design for the West End 
Library site is grounded by a keen appreciation for the history of both the West End and the Beacon 
Hill neighborhoods. We also appreciate the personality of the existing West End Library building 
and recognize the role it has played in the community since opening in 1968. As the surrounding 
neighborhood has grown in scale and complexity, the existing pavilion-like library in its garden setting 
remains a welcome respite to the fast pace of Cambridge Street and the large scale of the institutional 
buildings immediately adjacent. 

We also acknowledge the strategic importance of this site and how it contributes to the walkability of 
the Beacon Hill and West End neighborhoods. The site sits at the terminus of Joy Street, one of the few 
streets that runs continuously up over Beacon Hill to Boston Common. The site fronts Cambridge Street, 
a major pedestrian route connecting the MGH medical complex, Charles/MGH T Station, North Station, 
City Hall Plaza, and the Financial District beyond. To the north there is the opportunity to create new 
pedestrian links to Thoreau Path, the West End community, and neighborhoods beyond, reinstating a 
pedestrian connection that existed before urban renewal in the West End. 

BEACON HILL

WEST END

CITY HALL

BOSTON COMMON

ESPLANADE NORTH END

C
H

A
RL

ES
 R

IV
ER

Historical & Neighborhood Context 

NORTH STATION

PUBLIC PATH CONNECTION - LINKING THE NEIGHBORHOODS

Historic Map: Chambers Street
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Lower Level Ground Level

3x5

3x5

LAUNDRY
550 SF

UNEXCAVATED

EXISTING
EXCAVATED AREA

RESIDENTIAL
STORAGE
2,000 SF

35'-5" 42'-4"

16'-10"

17
'-4

"

2nd Level

Building Organization

BI
KE

 R
AC

KS

BI
KE

 R
AC

KS

EASEMENT

PROPERTY LINE

EASEMENT

PROPERTY LINE

EASEMENT

PROPERTY LINECAMBRIDGE  STREET

OLD WEST CHURCH

JO
Y 

 S
T.

H
AN

CO
CK

  S
T.

GROUND FLOOR / SITE PLAN

MASS GENERAL 
HOSPITAL

BLUE BIKES

COMMUNITY 
GARDEN

PUBLIC OPEN SPACE

RESIDENTIAL
LOBBY

RESIDENTIAL
LOBBY

CULTURAL
CORNER

PUBLIC OPEN SPACE

PUBLIC 
COMMUNITY 
GARDEN

WEST END 
BRANCH LIBRARY

WEST END
BRANCH LIBRARY

MASS GENERAL 
HOSPITAL

MASS GENERAL 
HOSPITAL

OTIS HOUSE 
PARKING

LOADING

LOADING

OTIS HOUSE
PARKING

PU
BL

IC
 P

A
TH

W
A

Y
 C

O
N

N
EC

TO
R

RESIDENT 
BIKE 
STO.

ELEC.

MECH.

HARRISON GRAY
OTIS HOUSE

Library entrance directly
aligned with crosswalk

No 3-point turns to/from
Cambridge Street
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CHAMBERS COURT
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PUBLIC REALM - LIBRARY CONSIDERATIONS
22©  S O L O M O N  C O R D W E L L  B U E N Z 

IN PROGRESS
View and Access from Joy StreetView along Cambridge - looking East 

View on Cambridge - looking West



8

S

N

W

E

S

N

W

E

©  S O L O M O N  C O R D W E L L  B U E N Z 

Sun Study

April 21st 3pm - proposed
S

S

N

N

W

W

E

E

April 21st 3pm - existing

Program Parti

No shadows casted on 
Otis House or Old West Church

30’
50’

125’120’

April 21st 3pm - existing

April 21st 3pm - proposed
No new shadows cast on Otis House or Old West Church

Splayed massing maximizes 
	 resident views & access to daylight

DAYLIGHT, VIEWS AND SHADOW MITIGATION
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CAMBRIDGE STREET

LIBRARY 
ENTRANCE

RESI 

ENTRANCE

OTIS HOUSE
ENTRANCE

COMPLETE STREETS COMPLIANT

RESI 
ROOF
DECK

BIKE 
RACKS

PRESERVE EXISTING TREE

PROPERTY LINE

BIKE 
RACKS

TREE PRESERVATION, NEW PLANTINGS & PUBLIC OPEN SPACE

LIBRARY 
ROOF
DECK

Residential amenity deck: 2,000 SF

Community Garden Space

Pedestrian Path to the W
est End

Library outdoor terrace: 2,400 SF

Public Open Space
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1 BED
650 SF

2 BED
850 SF

1 BED
650 SF

1 BED
650 SF

T

FIR
E

STUDIO
450 SF

T

2 BED
850 SF

1 BED
650 SF

AMENITY
1,200 SF

W

M

KITCHENETTE

STUDIO
450 SF

AMENITY TERRACE
2,000 SF

PROPERTY
MANAGEMENT

&
RESIDENT SERVICES

500 SF

1 BED
650 SF

1 BED
650 SF

7'-6" 7'-6"60'-0"7'-6" 7'-6"60'-0"

28©  S O L O M O N  C O R D W E L L  B U E N Z 

Childrens area outlooking social stair View to Cambridge Street

RESIDENTIAL 
AMENITY

LIBRARY

RESIDENTIAL 
LOBBY

LOWER LEVEL

RESIDENTIAL FLOORS

LOADING/BOH

125’

View to Otis House from library entrance

Public Library Concept

GROUND LEVEL

LEVEL 2_ LIBRARY

LEVEL 3_ RESI. UNITS/AMENITY

TREE PRESERVATION, NEW PLANTINGS & PUBLIC OPEN SPACE
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Lower Level Ground Level

3x5

3x5

LAUNDRY
550 SF

UNEXCAVATED

EXISTING
EXCAVATED AREA

RESIDENTIAL
STORAGE
2,000 SF

35'-5" 42'-4"

16'-10"

17
'-
4
"

2nd Level

Building Organization

BIKE RACKS

BIKE RACKS
EASEMENT

PROPERTY LINE

EASEMENT

PROPERTY LINE

EASEMENT

PROPERTY LINE
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Lower Level Ground Level

3x5

3x5

LAUNDRY
550 SF

UNEXCAVATED

EXISTING
EXCAVATED AREA

RESIDENTIAL
STORAGE
2,000 SF

35'-5" 42'-4"

16'-10"

17
'-4

"

2nd Level

Building Organization

BI
KE

 R
AC

KS

BI
KE

 R
AC

KS

EASEMENT

PROPERTY LINE

EASEMENT

PROPERTY LINE

EASEMENT

PROPERTY LINE

Residential amenity deck: 2,000 SFCommunity Garden 

Library outdoor terrace: 2,400 SF

Public Open Space

Terrace-like quality of public and resident 
	 green spaces along the southern edge of the site
Terrace-like quality of public and resident 
	 green spaces along the southern edge of the site
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12x10

10x10

12x10

12x10
12x10

12x10

12x10 12x10

10x10

10x10

12x10

12x10

12x10 10x10

10x10

12x10

10x10

10x10

10x1012x10

12x10

10x10 12x10

12x10

12x10

12x10

10x10

12x10

10x10

12x10

10
x1

0

12x10

12x10

12x10

10x10

12x10

10x10

12x10

10x10

10x10

10x103 BED
1,120 SF

1 BED
650 SF

2 BED
850 SF

2 BED
850 SF

1 BED
600 SF

2 BED
850 SF

2 BED
850 SF

STUDIO
500 SF

3 BED
1,190 SF

2 BED
850 SF

2 BED
850 SF

GROUP 2 UNIT @ LVL 4

GROUP 2 UNIT @ LVL 4 & 9

GROUP 2 UNIT @ LVL 4

GROUP 2 UNIT @ LVL 4 & 9

GROUP 2 UNIT @ LVL 4 & 9

GROUP 2 UNIT @ LVL 4

63'-0" 6'-0"6'-0"

17
6'

-7
"

5'
-0

"

22
'-1

"

C

C

C
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M

C C
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C
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M

C
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M
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C

L

C

C
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L

E

M

CM

2023 Solomon Cordwell Buenz
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2 Bedroom 

Studio

I Bedroom

2 Bedroom

3 Bedroom
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MOH Standards:

- Bedrooms
     - 12x10 Primary Bedroom
     - 10x10 Secondary Bedroom
     - 2x4 (min) closet

- Living Areas
     - 12x10 area
     - 12’ dim along exterior wall

- Dining Areas
     - 10x10 area

- Kitchens
     - Dishwasher in 3 BR units
     - 30” range in 1-3BR units
     - 18”-24” linear counter space
       on both sides of range and sink

- Bathrooms
     - 1 full bath in 0,1, or 2 BR units
     - 1 full bath + 1/2 bath in 3BR units

- Laundry
     - Laundry facility and service
       provided within building
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MOH Standards:

- Bedrooms
     - 12x10 Primary Bedroom
     - 10x10 Secondary Bedroom
     - 2x4 (min) closet

- Living Areas
     - 12x10 area
     - 12’ dim along exterior wall

- Dining Areas
     - 10x10 area

- Kitchens
     - Dishwasher in 3 BR units
     - 30” range in 1-3BR units
     - 18”-24” linear counter space
       on both sides of range and sink

- Bathrooms
     - 1 full bath in 0,1, or 2 BR units
     - 1 full bath + 1/2 bath in 3BR units

- Laundry
     - Laundry facility and service
       provided within building
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2023 Solomon Cordwell Buenz
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MOH Standards:

- Bedrooms
     - 12x10 Primary Bedroom
     - 10x10 Secondary Bedroom
     - 2x4 (min) closet

- Living Areas
     - 12x10 area
     - 12’ dim along exterior wall

- Dining Areas
     - 10x10 area

- Kitchens
     - Dishwasher in 3 BR units
     - 30” range in 1-3BR units
     - 18”-24” linear counter space
       on both sides of range and sink

- Bathrooms
     - 1 full bath in 0,1, or 2 BR units
     - 1 full bath + 1/2 bath in 3BR units

- Laundry
     - Laundry facility and service
       provided within building

 

Representative Unit Plans

28’-6”

17’-6”

28’-6”

12’-6”
10

’-6”

28’-6”

12’-6”
10

’-6”
10

’-6”

24’-0
”

10’-6”

24’-0”

MOH COMPLIANT, FAMILY-SIZED UNITS

Studio

2- Bedroom

1- Bedroom 2- Bedroom

3- Bedroom
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Bedroom 
Size

Avg Unit 
Sq Ft

30% AMI 
(Faircloth-

to-RAD)

30% AMI 
(EOHLC 

Section 8)
50% AMI 60% AMI 80% AMI Total

% by 
Bedroom 

Size
Studio 450 - - 1 3 5 9 10.3%

1 BR 650 20 - - - - 20 23.0%

2 BR 850 - 7 4 15 18 44 50.6%

3 BR 1,150 - 3 2 4 5 14 16.1%

Total 20 10 7 22 28 87 100%

% by AMI 23.0% 11.5% 8.0% 25.3% 32.2% 100%

RESIDENTIAL UNIT MIX/AFFORDABILITY
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RESIDENTIAL INCOME MIX

Income Mix

23%

12%

8%
25%

32%

Deeply affordable at 30%
AMI (Faircloth-to-RAD)
Deeply affordable at 30%
AMI (Section 8)
Affordable at 50% AMI

Affordable at 60% AMI

Affordable at 80% AMI

20 units

10 units

7 units
22 units

28 units

87 units total
87 Total Units
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SOURCES USES TOTAL RESIDENTIAL LIBRARY

Permanent Loan $10,490,000 Acquisition $0 $0 $0

Fed LIHTC Equity $35,530,574 Direct Construction $59,775,600 $52,725,900 $7,049,700

State Credit Loan $12,000,000 Construction Contigency $2,988,780 $2,636,295 $352,485

EOHLC Funds $7,822,139 Soft Costs and Financing Costs $13,959,997 $13,150,094 $809,903

MOH Funds $8,000,000 Capitalized Reserve $1,224,660 $1,224,660 $0

Library Contribution $9,139,943 Developer Overhead/Fee $7,867,438 $6,939,583 $927,855

GP Contribution $100

Deferred Developer Fee $2,833,719

TOTAL SOURCES $85,816,475 TOTAL USES $85,816,475 $76,676,532 $9,139,943

DEVELOPMENT BUDGET
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WILLIAM CARDINAL O’CONNELL WAY

CAMBRIDGE  STREET

MASS GENERAL 
HOSPITAL RESIDENTIAL

LOBBY

WEST END 
BRANCH LIBRARY

MASS GENERAL 
HOSPITAL

MASS GENERAL 
HOSPITAL

HARRISON GRAY
OTIS HOUSE

OLD WEST CHURCH

STAN
IFO

R
D

 STR
EET

Harrison Gray Otis House Old West Church

HISTORY & CONTEXT



Q&A (10 minutes)



PRESENTATION #3:

Trinity Financial
and

Norfolk Design & 
Construction



SIX KEY ELEMENTS OF THE TRINITY NORFOLK PROPOSAL – Patrick Lee, Trinity Financial

1. An Active Streetscape and a 
Stunning Library

2. A 180-unit, Mixed-Income 
Affordable Community

3. Symbiotic relationships with 
Otis House, Old West Church 
and MGH

4. A Building that Relates to its 
Neighbors

5. The Most Energy Efficient 
Building Possible

6. Committed Team with 
Successful Experience in the 
Community



1. An Active Streetscape and a Stunning Library – Alfred Wojciechowski, CBT Architects



1. An Active Streetscape and a Stunning Library- Alfred Wojciechowski, CBT Architects



1. An Active Streetscape and a Stunning Library- Alfred Wojciechowski, CBT Architects



2. A 180-unit, Mixed-Income, Affordable Community – Abby Goldenfarb, Trinity Financial 

Unit Sizes % Units
(180)

Studio 7% 13

1-Bedroom 35% 64

2-Bedroom 47% 84

3-Bedroom 11% 19

Area Median Income  (AMI) 
Levels

% Units 
(180)

0-30%(for homeless) 10% 18

30%-60% including Faircloth 50% 90

60%-80% 20% 36

80% and above 20% 36



3. Symbiotic relationships with Otis House, Old West Church and MGH – Patrick Lee, Trinity Financial 

• Address accessibility issues 
for Otis House Museum 
and Old West Church

• Create joint educational 
programming with both 
institutions

• Contribute $500,000 to and 
Collaborate with Old West 
Church on homeless 
services

• Improve entry at 165 
Cambridge Street



4. A Building that Relates to its Neighbors – Alfred Wojciechowski, CBT Architects

MGH Building 
under Construction 



4. A Building that Relates to its Neighbors – Alfred Wojciechowski, CBT Architects 



5. The Most Energy Efficient Building Possible– Hank Keating, Trinity Financial
Proposed for 

West End 
Library



6. Committed Team with Successful Experience in Community - Adler Bernadin, Norfolk Design & Construction
Trinity Norfolk Capacities

36+ Years of  Experience

$3B in Development

10,000 Units Built

7,000 Units Managed

Commitment to Diversity and Inclusion

        65% Ownership by Persons of  Color

        27% Consultants are MBEs

Relevant Projects

        Avenir - 241 Units in West End

        One Canal - 310 Units in West End

        Grand Concourse - 277 Units Passive House

        Library Design (CBT) - Harvard, Woburn and Reading



SIX KEY ELEMENTS OF THE TRINITY NORFOLK PROPOSAL – Patrick Lee, Trinity Financial

1. An Active Streetscape and a 
Stunning Library

2. A 180-unit, Mixed-Income 
Affordable Community

3. Symbiotic relationships with 
Otis House, Old West Church 
and MGH

4. A Building that Relates to its 
Neighbors

5. The Most Energy Efficient 
Building Possible

6. Committed Team with 
Successful Experience in the 
Community



SUPPLEMENTAL 
SLIDES



How we think about Unit Count

• Underwriting allows annual operating expenses of  about $11,500/unit

• 50 Units = $575,000

• 100 Units = $1.15M

• 200 Units - $2.3M

• Budgets must pay for taxes, insurance, utilities, replacement reserves and staff  for 
administration, maintenance, security, etc.

• Unique property attributes

• Active 1st and 2nd floor public uses and kids means more wear and tear

• Some new energy systems

• Mixed-income means more administrative work for regulatory compliance

• Enough units for sufficient staffing and economies of  scale will be key

• Easy to build beautiful buildings, the challenge is maintaining them over time



AMI LEVELS

Income Limits 1 Person 2 People 3 People 4 People
30% AMI $31,150 $35,600 $40,050 $44,500

50% AMI $51,950 $59,400 $66,800 $74,200

60% AMI $62,340 $71,280 $80,160 $89,040

80% AMI $83,120 $95,040 $106,880 $118,720



Initial Rents * 

*Rents are Adjusted annually by HUD
Rents are 95% of  Mayor’s Office of  Housing Allowable Gross Rents 

Projected Rents Studio 1BR 2BR 3BR

30% AMI $669 $750 $899 $1,038

50% AMI $1,298 $1,391 $1,670 $1,929

60% AMI $1,399 $1,499 $1,798 $2,078

80% AMI $1,866 $1,999 $2,398 $2,771



Uses Housing Library Greening Total

Hard Costs $111,036,901 $6,856,000 $11,316,283 $128,939,184

Contingency $5,513,425 $524,870 $408,664 $6,446,959

Soft Costs $42,171,514 $1,836,268 $1,768,959 $45,776,441

Total $158,721,841 $8,947,138 $13,493,606 $181,162,584

4. Budget Feasibility that Maximizes Affordable Housing Creation



Sources Housing Library Greening Total

MassHousing 1St Mortgage Loan $38,577,531 $38,577,531

MassHousing Gap
Loan

$3,600,00 $3,600,000

MOH Loan $10,392,117 $10,392,117

State Loan $10,392,117 $10,392,117

Library Purchase $8,947,138 $8,947,138

IRA/MassSave Resources $10,783,042 10,350,606 $10,783,042

Deferred Developer Fee $10,783,042 $10,783,042

Private Equity $84,977,033 $3,143,000 $88,120,033

Total $158,721,841 $8,947,138 $13,493,606 $181,162,584

4. Budget Feasibility that Maximizes Affordable Housing Creation



Experienced and Diverse Development Team*

• Trinity Financial – Developer
• Norfolk Design and Construction 

(MBE/VBE) – Developer
• CBT Architects – Architect
• DHK Architects (MBE) – Architect
• Peterson Engineering –MEP 

Engineer
• ART (MBE) – MEP Engineer
• Mikyoung Kim Design (MBE) – 

Landscape Architect
• RDH – Enclosure Consultant
• Odeh Engineers – Structural 

Engineers
• Wang Commissioning (MBE)  – 

Commissioning

• Fort Point Associates – 
Permitting Consultant

• Bryant Associates (MBE/DBE) 
– Civil Engineer, Survey, and 
Traffic

• New Ecology – Sustainability 
Consultants

• McPhail – Environmental 
Engineer

• Dimeo Construction – 
Preconstruction Contractor

• Tara Construction (MBE) – 
Preconstruction Contractor

• Goulston & Storrs – Land Use 
Attorney

• Nixon Peabody – Transaction 
Attorney

• Dane & Co. – Parking 
Consultant

• Sunbug Solar – Photovoltaic 
Consultant

• Brightcore – Geotechnical 
Consultant

• Beacon Street Advisors – Retail 
Consultant

• Trinity Management – Property 
Manager

• Cohn Reznick - Accountant

*65% of  the project team and ownership 
will be held by persons of  color



HEIGHT AND UNIT COUNT STUDY

Height



Q&A (10 minutes)



PRESENTATION #4:

The Michaels 
Organization



West End Library Housing: B-WEL



Click Here

https://vimeo.com/847097546/b60f1517a4?share=copy


The West End Library Housing Team

70West End Library and Housing RFP | Michaels      

Every day, The Michael’s Organization strives to make our 

workplace an environment that celebrates our differences and 

embraces diversity. Diversity is a strength we welcome, not 

for the sake of demographics and numbers, but for diversity 

of thought, diversity of experience, and diversity of approach, 

leading to diversity of solutions.

We believe that a diverse, engaged team leads to better 

outcomes for this organization and gives us a competitive 

edge. We embrace our differences with open arms because we 

know it takes teammates with all backgrounds, from all walks 

of life, to truly make an impact on our residents.  

Michaels is committed to the MOH’s Equity and Inclusion goals 

and we expect the same from our partners, consultants, and 

contractors.  This commitment begins with the first inspiration 

of the project; continues through construction and hiring of the 

General Contractor and sub-contractors; and then ultimately 

into Michaels Management who will develop outreach and 

hiring plans to reflect the community we’re in. 

SOFT COSTS 

Michaels also shares the City’s Equity and Inclusion goals in the 

hiring of the architectural, engineering, and other consultants.  

We have assembled a world-class team to design a beautiful 

cutting-edge building that meets the city’s and the Boston 

Public Library’s sustainability, design, and development 

goals, but also one that includes historically disadvantaged 

businesses with meaningful participation in developing this 

important project.  

With our mix of international and local offices, each with their 

own diverse community of building and design professionals, 

our team understands the importance of uplifting the work 

and voices of women and minorities. The pie chart at the 

bottom of this page demonstrates how we will diversify our 

consultant-base as a percentage of anticipated fees, to grow 

and enhance the capacity of these groups. 

A project of this scale and scope requires a large roster of 

consultants to design, permit, and build.  As we continue to 

build out our consultant team, we will review the SDO list of 

MBE/WBE/DBE businesses to identify appropriate firms.  

Whenever appropriate and possible, we will also work with our 

consultants to carve out smaller scope items to smaller MBE/

WBE/DBE businesses so that they may gain the experience, 

fees, and the capacity needed to grow their firms.  As more 

sub-consultants are brought onto the team, we will be requiring 

non-M/WBEs to assign underrepresented individuals to this 

project where possible.  

The underpinning of our approach to the development of 

this parcel represents a firm commitment to ensuring the 

participation of Boston’s labor and vendor force that have been 

excluded from large state and municipal projects. Our objective 

is nothing less than transforming the entire development 

process into an economic engine that benefits City of Boston 

residents and neighborhoods. 

C. Equity and Inclusion Plan

OTJ Architects Women or Minority Owned Businesses SBA Architects Other Firms

Commitment to Team Diversity

OTJ Architects
26%

 » 84% of OTJ employees identify 
as part of a minority  protected 
class 

 » 73% of OTJ employees identify 
as female

Other firms
23%

Women or 
Minority-Owned

Businesses

25%
85% diverse workforce   

including minorities, women, 
LGTBQ+, BIPOC, veterans        

and persons with 
disabilities.

As evidenced by the chart, our design team and 

consultant roster actively seek diversity and 

inclusion in the workplace. 25% of the team is 

collectively represented by Women and Minority-

owned businesses. 84% of OTJ’s employees identify 

as a minority, including 73% of the firm’s leadership. 

Nearly three-quarters of the team identifies as female. 

We should also note that 30% of our consultants are 

local. Shigeru Ban’s international footprint has led to 

a similarly diverse workforce and our civil engineer, 

Bryant Associates, is a local MBE.  

SBA Architects
26%
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Dean Maltz 

Partner in Charge

Selected Projects

Aspen Art Museum

Kentucky Owl Park             

5th & Main, Hotel and 
Residential High Rise, 

Morikami Museum

Terrace House

Cast Iron House

University of Arkansas 
Center for Design & 
Materials Innovation, 
Finalist

The Arbour, George Brown 
College, Finalist   

Sushi Restaurant

Camper SOHO Flagship 
Store

Metal Shutter House

The Broad, Art Museum, 
Finalist

Sagaponac House

Nomadic Museum

Forest Park Bamboo 
Pavilion

World Trade Center, 2nd 
Place

Paper Arch, MoMA 
Courtyard

Education
Master of Architecture
Harvard University GSD

Bachelor of Architecture
The Cooper Union

Architecture
Washington University 

Dean Maltz has known Shigeru Ban for over 40 years since 
they were university students at Cooper Union. Dean’s 
experience collaborating on projects with Shigeru spans 
more than 20 years, including a diverse range of projects 
such as the Nomadic Museum, the MoMA Paper Arch, and 
the Aspen Art Museum, as well as the recently completed 
Cast Iron House, and the hybrid mass timber Terrace House, 
currently under construction.

Dean Maltz is Managing Partner of Shigeru Ban Architect’s 
New York office, and he leads the office’s 10-person design 
team through every stage of projects in North and South 
America. As Managing Partner, Dean Maltz is responsible for 
office operations, business, and financial matters. 

Zachary Moreland

Senior Advisor

Education
Bachelor of Architecture
Cornell University

Architecture
University of Colorado

Zack Moreland is a Director at Shigeru Ban Architects with a 
longstanding history of close collaboration with both Shigeru 
Ban and Managing Partner Dean Maltz. Zack leads project 
management across multiple projects in the NY office, working 
closely with the design team to manage consultants and 
resolve project challenges at every phase. Zack’s recent roles 
include Project Manager for Terrace House and Kentucky Owl 
Park. Previously, Zack led the design and construction team 
as Project Architect for the Aspen Art Museum, a project 
that has garnered much critical acclaim. Prior to joining 
SBA in 2010, Zack was Project Manager and Architect for 
the 120,000 SF, $80 million Crocker Art Museum. Projects 
marked with an asterisk were completed by Zachary at a 
previous firm.

Selected Projects

Terrace House

Cast Iron House

Aspen Art Museum

Middlebury College 
Library*

Bryant College Library, 
Center for IT*

Three Trees Residence*

Spielberg Residence 
(Expansion)*

Brownstone Townhouse*

Kentucky Owl Park             

5th & Main, Hotel and 

Residential High Rise

Morikami Museum

University of Arkansas 
Center for Design & 
Materials Innovation, 
Finalist

The Arbour, George Brown 
College, Finalist             

Sushi Restaurant, New 
York, NY 

Camper SoHo Flagship 
Store

Crocker Art Museum*

Jewish Children’s 
Museum*
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Margaret Sullivan

Founder
Library Design Specialist

Margaret Sullivan is a national thought leader in assisting public libraries 
envision their preferred future. Margaret leads Margaret Sullivan Studio, a 
full-service strategy and design fi rm, collaborating with innovative library 
systems internationally. Since the firm’s founding in 2014, MSS has become 
the industry leader in re-envisioning the 21st century library for diverse and 
complex contemporary communities, with a focus on social justice and racial 
equity.

Selected Projects

Richland (SC) Library

Anne Arundel County Public 
Library

Martin Luther King Jr. Memorial 
Library

Hartford Public Library

Jacksonville Public Library

Los Angeles Public Library

Fresno County Public Library

Haven Free Public Library

New York Public Library

Las Vegas-Clark County Library 
District

Gwinnett County  
Public Library

Empire State Library Network

Northeast Stockton Public 
Library

Mauney Memorial Library

Hillsborough County Library 
System

Contra Costa County Library

Charlotte Mecklenberg Library

Hocutt-Ellington  
Memorial Library

St Paul Public Library

Salt Lake County Library

Prince George’s County 
Memorial Library System

Education
Library Planning and Design Program
Harvard Graduate School of Design

Bachelor of Architecture
Clemson University

B.A., Art History
Wake Forest University

National Building Museum

Institute of European Studies

Accreditation
LEED® 2.0 Accredited Professional

 WBE Certification Number
MWCERT2016-478 (NYC Small Business     Services)

JAY RUSSO
Regional Vice 

President
Michaels

MEG KIELY CLOSE 
Vice President of 

Development
Michaels

DEAN MALTZ
Partner 

Shigeru Ban
Architects

GARY MARTINEZ
Partner 

OTJ

MARGARET SULLIVAN 
Founder 

MS STUDIOS

RODRIGO ABELA
Principal 

GGN

SAMIRA AHMADI
Principal

enviENERGY
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Gary Martinez 

FAIA
Partner in Charge-  
Architect of Record

Selected Projects

Summit Grand Parc

2100 L Street NW

Georgetown Library

Dr. Martin Luther King Jr.    
Memorial Library

Brookland Lanes Study

The Boston Opera House

The Lyle

Saenger Theatre

Webster Hall

The VENUE, Thunder 
Valley Casino Resort

Cincinnati Music Hall

Smart Financial Centre 

SugarLand

Milken Center for 
Advancing the American 
Dream

Hudson Theatre

Kings Theatre

Davis Theatre

Ford’s Theatre Society 
Center for Education  
and Leadership

Howard Theatre

Waco Performing Arts 
Center

Education
Bachelor of Architecture
University of Maryland   

Bachelor of Science, Urban Design & Planning,    University of Maryland

Gary is an internationally recognized expert in the design of 
cultural and performing arts centers. Gary is also noted for 
his longtime advocacy of design strategies that reduce each 
project’s environmental footprint while translating to long-
term reductions in operating costs. As a Senior Principal 
and Studio Director, he directs the execution of award-
winning landmark projects, leading stakeholders and fellow 
professionals as he unlocks the social and economic power 
of cultural venues to heal urban neighborhoods.

A sought-after speaker at industry conferences, Gary’s work 
has been featured in The New York Times, The Washington 
Post, The Wall Street Journal, NPR, and other national 
and regional outlets. He has served as a juror for the AIA’s 
Interschool Design Competition.

Rob Anderson

International Associate AIA
Project Manager

Education
Bachelor of Architecture 
Washington State University

Bachelor of Science
Washington State University

For more than 25 years, Rob has led the design and delivery 
of superlative cultural, civic, mixed-use, and arts projects 
across North America and internationally. His work for 
leading institutions draws on a profound understanding of 
the connection between each project’s urban context and 
surrounding natural landscape to arrive at concepts that 
express a unique sense of place and deep social awareness.

Rob’s collaborative approach to design has helped craft 
award-winning built environments for The Smithsonian’s 
National Museum of American History and Culture, the 
Norwegian National Opera, and the September 11 Memorial 
Museum Pavilion to name a few. Rob holds a BA of 
Architecture from WSU. The projects labeled with an asterisk 
were completed by Rob while employed at a previous firm.

Selected Projects

Aerotropolis Multi Family 
Modular Housing*

Mexico National Library*

National Library Extension*

Peter Dass Museum                 
and Library*

Bezier Media Library*

Dalian Center Mixed Use*

Dubai Lagoons Hotel & 
Service Apartments* 

Fristaten Hotel & 
Conference Center*

HIFC Hotel & Mixed Use*

St. Elizabeths Gateway 
Pavilion*

Waco Performing Arts 
Center

Sollentuna Mixed Use 
Masterplan

Stiftstaden Mixed Use

BAKS Modular*

ROB ANDERSON
Project Manager 

OTJ
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Gary Martinez 

FAIA
Partner in Charge-  
Architect of Record

Selected Projects

Summit Grand Parc

2100 L Street NW

Georgetown Library

Dr. Martin Luther King Jr.    
Memorial Library

Brookland Lanes Study

The Boston Opera House

The Lyle

Saenger Theatre

Webster Hall

The VENUE, Thunder 
Valley Casino Resort

Cincinnati Music Hall

Smart Financial Centre 

SugarLand

Milken Center for 
Advancing the American 
Dream

Hudson Theatre

Kings Theatre

Davis Theatre

Ford’s Theatre Society 
Center for Education  
and Leadership

Howard Theatre

Waco Performing Arts 
Center

Education
Bachelor of Architecture
University of Maryland   

Bachelor of Science, Urban Design & Planning,    University of Maryland

Gary is an internationally recognized expert in the design of 
cultural and performing arts centers. Gary is also noted for 
his longtime advocacy of design strategies that reduce each 
project’s environmental footprint while translating to long-
term reductions in operating costs. As a Senior Principal 
and Studio Director, he directs the execution of award-
winning landmark projects, leading stakeholders and fellow 
professionals as he unlocks the social and economic power 
of cultural venues to heal urban neighborhoods.

A sought-after speaker at industry conferences, Gary’s work 
has been featured in The New York Times, The Washington 
Post, The Wall Street Journal, NPR, and other national 
and regional outlets. He has served as a juror for the AIA’s 
Interschool Design Competition.

Rob Anderson

International Associate AIA
Project Manager

Education
Bachelor of Architecture 
Washington State University

Bachelor of Science
Washington State University

For more than 25 years, Rob has led the design and delivery 
of superlative cultural, civic, mixed-use, and arts projects 
across North America and internationally. His work for 
leading institutions draws on a profound understanding of 
the connection between each project’s urban context and 
surrounding natural landscape to arrive at concepts that 
express a unique sense of place and deep social awareness.

Rob’s collaborative approach to design has helped craft 
award-winning built environments for The Smithsonian’s 
National Museum of American History and Culture, the 
Norwegian National Opera, and the September 11 Memorial 
Museum Pavilion to name a few. Rob holds a BA of 
Architecture from WSU. The projects labeled with an asterisk 
were completed by Rob while employed at a previous firm.

Selected Projects

Aerotropolis Multi Family 
Modular Housing*

Mexico National Library*

National Library Extension*

Peter Dass Museum                 
and Library*

Bezier Media Library*

Dalian Center Mixed Use*

Dubai Lagoons Hotel & 
Service Apartments* 

Fristaten Hotel & 
Conference Center*

HIFC Hotel & Mixed Use*

St. Elizabeths Gateway 
Pavilion*

Waco Performing Arts 
Center

Sollentuna Mixed Use 
Masterplan

Stiftstaden Mixed Use

BAKS Modular*

ADDITIONAL TEAM MEMBERS

Bryant Associates
Civil / Site Engineering

Setty & Associates
MEP/Fire Protection

Bohler Engineering
Permitting

Howard Stein Hudson
Transportation

LLM Design
Graphic Design/Signage

Margaret Sullivan
Library Programming

Buro Happold
Structural Engineering

GGN
Landscape Architecture

MBE
SBE WBEWMBE

WMBEMBE

MILTON PRATT
Executive Vice 

President
Michaels

DEVELOPER ARCHITECT

ARCHITECT LIBRARY CONSULTANT

LANDSCAPE ARCHITECT
SUSTAINABILITY 

CONSULTANT



FACTS & FIGURES SHEET

DEVELOPMENT | MANAGEMENT | CONSTRUCTION | INVESTMENT

PO Box 90708, Camden, NJ 08101 

856 596 0500 | www.TMO.com

GEOGRAPHIC FOOTPRINT
Headquarters: New Jersey | Offices: Nationwide

$12 million

39 596 74,000

50 years200,000

57,000+

States + DC, USVI, & PR

Residents

Communities

In Scholarships In Business

Units Managed Units Developed

$11 billion
Assets Under Management

The Michaels Organization
MICHAELS BY THE NUMBERSThe Michaels Organization: By The Numbers

C O M P A N Y  O V E R V I E W

$4.6 billion
Pipeline

FACTS & FIGURES SHEET

DEVELOPMENT | MANAGEMENT | CONSTRUCTION | FINANCE 

PO Box 90708, Camden, NJ 08101

856 596 0500 | www.TMO.com

GEOGRAPHIC FOOTPRINT
Headquarters: Camden, NJ | Offices: Nationwide

400
Communities

35
States + DC & USVI

53,000
Units Managed

55,000+
Units Developed

$575 million
Largest Bond Deal

145,000
Residents

$8 million
In Scholarships

$2 billion
Pipeline

25
RAD projects 

completed

PROJECT RECORDS

DEVELOPMENT | MANAGEMENT | CONSTRUCTION | INVESTMENT 

PO Box 90708, Camden, NJ 08101 

856 596 0500 | www.TMO.com

Construction Milestones
COMPLETED PROJECTS

US Virgin Island (USVI)Alaska

Projects Completed

4060
Total Units Constructed

$764.3 million
Development Cost 

38

Where Projects Were Completed in 
US States + DC & USVI

WITHIN THE LAST 8 YEARS

4
Faircloth to RAD 

projects underway



B-WEL: By The Numbers

111,000
GSF

19,000 SF
Library 
Space

107 
total 
units

90 
affordable

17 market 
rate

22,000
SF Site

18,000 SF
green 
space

1

Tallest 
Mass Timber 
Building in 

Massachusetts

1

Community 
Park

1

Contemplative 
Library Garden

4

Residential 
Green 

Terraces





HISTORY & COMMUNITY

Massing Setbacks

Cambridge Street

Parks & Podium

Cardinal Cushing Memorial Park

Courtyards & Alleyways

Reconnected Street Wall



Irving StreetCambridge Street

BUILDING ORIENTATION & VIEW CORRIDORS

Residential Views

Tower Massing Rooftop Terraces

Solar Orientation



CITY CENTER DC, WASHINGTON, DC

CITY CENTER DC, WASHINGTON, DC RAINIER SQUARE, SEATTLE

REFERENCE PROJECTSLANDSCAPE

Garden Terraces

Community Park

Contemplative 
Garden



L11-14  Amenities

L3-10  Residential

L2  Community

L1  Library

B1  BOH

L

E

A

L

T

T

Residen  al

Library

C

T

S A
T

E

LibraryResiden  al

Max Height +155

Legend:
Entry
Assembly 
Special Events
Contempla  ve Court
Terrace
Loading & Access

S
A

T
C

E

O  s House Old West Church

SOUTH ELEVATIONWEST ELEVATION





OTJ, MARTIN LUTHER KING JR. MEMORIAL LIBRARY, WASHINGTON, DC

L1 - Library + Residence

L2 - Special Events / Assembly

       Community Park

      Contemplative Garden

       Community Room

B1 - Library + Residence

      Lobby

       Back of House

       Stacks

      Reading Room

REFERENCE PROJECTSLIBRARY FLOORS: B1-L2



BRIDGE HOTEL, PARIS, FRANCE

TERRACE HOUSE, VANCOUVER, CANADA

ANTWERP RESIDENCES, ANTWERP, BELGIUM

MOKUZAI BOUSCAT, BORDEAUX, FRANCE

L3 Residential 

L4 Residential

L5 Residential

L6 Residential

L7 Residential

L8 Residential

L9 Residential

L10 Residential

     Courtyard Overlook

REFERENCE PROJECTSRESIDENTIAL FLOORS: L3-L10



LE SEINE MUSICALE. PARIS, FRANCE

Resident Lobby

Resident Terrace

METAL SHUTTLE HOUSE. NEW YORK, NY

Resident Lounge

Fitness Center

ANTWERP RESIDENCES, ANTWERP, BELGIUM

HOUSE OF LIGHT AND SHADOW, TOKYO, JAPAN

PV RooftopGarden Terrace

L14 Residential

L13 Residential

L12 Residential

L11 Residential

R   Rooftop

      Fitness Center

      Garden Terrace

      Garden Terrace

      Resident Lounge

      Fitness Terrace

      Garden Terrace

      PV Rooftop +155’

REFERENCE PROJECTSRESIDENTIAL FLOORS & AMENITIES: L11-L14, R



BAN ANTWERP, ANTWERP, BELGIUM

SHISHI IWA HOUSE, JAPAN ZEN WELLNESS SEINEI, JAPAN

SAGAPONAC RESIDENCE, LONG ISLAND, NY

ART BIOTOP, NASU, JAPAN 

Bedroom

Living

Kitchen

Bedroom

Kitchen

Living

Bedroom

Bedroom

Bedroom

2 Bedroom
Areas: 750  2
Unit Count: 36

3 Bedroom
Areas: 1,000  2
Unit Count: 7

Bathroom

Bathroom

Bathroom

Dining

Dining

Studio 
Areas: 500  2
Unit Count: 4

Bathroom

Living

Kitchen

Bathroom

Kitchen

Living

Bedroom

Bedroom

1 Bedroom
Areas: 600  2
Unit Count: 60

Dining

Dining

REFERENCE PROJECTSRESIDENTIAL ENLARGED UNITS



TAMEDIA  HEADQUARTERS, ZURICH, SWITZERLAND

SWATCH OMEGA, BIEL, SWITZERLAND

TERRACE HOUSE, VANCOUVER CANADA

SWATCH OMEGA MUSEUM, BIEL, SWITZERLAND

SWATCH OMEGA FACTORY, BIEL, SWITZERLAND

Concrete Podium

Concrete Stairs &
Elevator Core

Mass Timber Beams

Mass Timber Columns

Cross-Laminated Timber
(CLT) Floor Decks

REFERENCE PROJECTSSTRUCTURE



A

B

D

E

G

E

F

G

C
E

F

E

ANTWERP RESIDENCES, ANTWERP, BELGIUM

Shigeru Ban - Material Palette

A. Wood B. Glass

Local Materials - Material Palette

OTIS HOUSE, BOSTON, MA 

E. Brick

G. Limestone

F. Boston Granite

C. Concrete D. Champagne Aluminum

REFERENCE PROJECTSMATERIALS



METAL SHUTTLE HOUSE, NEW YORK, NY

LE SEINE MUSICALE. PARIS, FRANCE

SHISHI-IWA HOUSE, NAGANO, JAPAN

1. Large Glass Windows 2. Operable Windows

9. Eco-friendly Building Materials

ASPEN ART MUSEUM, ASPEN, CO

7. Rainwater Retention

4. Green Roof 5. Wood Structure 6. Photovoltaic Roof Panels

3. All Electric Appliances

8. Biophilia

6. Photovoltaic Roof Panels
1. Large Glass 
   Windows

2. Operable
    Windows4. Green Roof

5. Wood 
    Structure

7. Rainwater
   Retention

9. Eco-friendly
    Building Materials

SUSTAINABILITY REFERENCE PROJECTS



Michaels Management and Operations

• SERVICES: Staffing | Operations | Marketing | Leasing |  Facilities Management

• Michaels Management ensures long term viability

• Michaels hires locally to lift the lives of community members

• Scholarship Program - $12 million awarded in resident scholarships

- $1.3 million awarded in 2022 alone

• Better Tomorrows provides social services to 120 communities in 20+ states



Thank You

B. ARCHITECTURAL DESIGN

Birdseye view of streetwall alignments & massing
26

RENDERINGS

West End Library and Housing RFP | Michaels 

Thank You



Q&A (10 minutes)



What comes next – designating a developer to begin work.

Identify Site Evaluate Development Feasibility

Issue RFP Including 
Community Feedback Advertise/Developer List RFP Pre-Applicant 

Conference

Review RFP Responses 
for eligibility Applicant Presentations Tentative Developer 

Designation

Public RFP 
Planning Meetings

Developer financing 
and permitting

Property transferred 
to developer Construction

1 2 3

4 5 6

7 8 9

10 11 12



Next Steps

Comments may be submitted until August 
18th by visiting:

bit.ly/westendcomment

or by sending an email to:

joseph.backer@boston.gov

At the end of the comment period, based on 
all public comments as well as the City’s 
evaluation of all proposals against the RFP 
Evaluation Criteria, MOH will make its 
recommendation for developer designation.

https://bit.ly/westendcomment
mailto:joseph.backer@boston.gov


Questions?



THANK YOU!

Contact info:
Joe Backer, Mayor’s Office of Housing
joseph.backer@boston.gov
617-635-0226

www.boston.gov/buildinghousing/west-end-library-housing-public-assets

http://www.boston.gov/buildinghousing/west-end-library-housing-public-assets


City of Boston funding for affordable housing (and other sources)

MOH is making dedicated subsidy funds available in this RFP

❖ Affordable housing development projects that meet basic MOH thresholds are eligible for up 
to $1.5 million in subsidy; proposals that exceed the minimum requirement for deeply 
affordable units may be eligible for additional funding

❖ Applying for funding directly via this RFP will mean the selected development team can begin 
development tasks without waiting for the City’s annual funding round in the fall

❖ Applicants are required to follow all cost containment measures that MOH holds for 
City-funded projects, and comply with specific budget caps and requirements

❖ Applicants must develop designs in alignment with MOH Design Standards, MOH’s Zero 
Emissions Building requirements, and Universal Design standards

❖ All applicants must include a comprehensive program for achieving equity and inclusion in 
the proposed project, including the development team members and construction trades, 
with special consideration for proposals achieving 25% MBE ownership or soft cost spending

❖ The Boston Housing Authority is also making a special rental subsidy available for the 
Faircloth Units, and applicants are expected to seek funding from applicable agencies



How MOH will evaluate proposals, gather input, and select a developer

Once the RFP submission deadline has passed:

❖ MOH will determine which submitted applications meet the City’s Minimum Eligibility 
Criteria:
➢ Proposal received by the deadline
➢ Proposal is complete and contains all necessary information, forms, and documents
➢ Proposal complies with the Development Guidelines and Objectives

❖ MOH will conduct an internal Comparative Evaluation of all proposals
❖ MOH will host a public meeting for the developers whose RFP submissions meet Minimum 

Eligibility Criteria to make detailed presentations to the neighborhood, in order to receive 
comments and recommendations on their proposals (including a comment period)

❖ Based on all internal and external input, MOH will select the most advantageous proposal and 
move forward with a Tentative Developer Designation from the Public Facilities Commission



What are the Comparative Evaluation process and criteria?

Every eligible proposal will be reviewed, and assigned a rating of “Not Advantageous”, 
“Advantageous”, or “Highly Advantageous”,  according to the following criteria:

❖ Development Plan (relative to the Development Guidelines and Objectives)
❖ Design Concept (relative to the Design Considerations)
❖ Developer Experience and Capacity
❖ Developer’s Financial Capacity
❖ Development Cost Feasibility
❖ Equity and Inclusion
❖ Housing Affordability

(Bold indicates criteria for which MOH will seek community input at a developer presentation meeting.)



What opportunities remain for public input as we move forward?

Community engagement for this project will continue as we move through this next phase.

There are still many upcoming opportunities to help shape this project, including:

❖ Reviewing and submitting feedback on proposals that are submitted in response to the RFP;

❖ Attending a public “developer presentation” meeting when all respondents will present their 

proposals and field questions and comments;

❖ Participating in the BPDA-led Article 80 process once a development team is selected and a 

project proposal begins the formal review process;

❖ Reaching out at any time to meet with me or others at MOH and the City of Boston.



The library and housing planning efforts will move in parallel.

Library

Programming 
Study

Community 
engagement 

and RFP

Dev. 
team 

selected

Pre-construction tasks: design, 
permitting, financing, bidding

Affordable 
Housing

Construction 
begins

Arch. 
team 

selected

Designs advanced for library 
space & consulting on building
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