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July 17, 2023 

VIA EMAIL  
AND BY HAND DELIVERY 

Boston Planning and Development Agency
Attn:  James Arthur Jemison, Director 
Boston City Hall, 9th Floor 
Boston, MA 02201

Re: Conveyance of 290 North Beacon Street to the BPDA 

Dear Director Jemison:  

On behalf of IQHQ-290 BEACON, LLC (“IQHQ”), we are pleased to submit this letter to the 
Boston Redevelopment Authority, d/b/a the Boston Planning and Redevelopment Agency (the 
“BPDA”) in connection with the BPDA’s plan to acquire by deed from IQHQ a certain parcel of 
land comprised of approximately 47,664 square feet with the buildings thereon located at and 
known commonly as 290 North Beacon in the Allston-Brighton neighborhood in the City of 
Boston (“290 North Beacon”)  as part of a “demonstration project” under General Laws 
Chapter 121B, Section 46(f), as amended, to facilitate the development of a new permanent 
affordable studio rehearsal space (the “Demonstration Project”). 

Background 

IQHQ acquired title to 290 North Beacon by quitclaim deed signed on December 21, 2022, and 
recorded with the Suffolk Registry of Deed in Book 68572, at Page 123 for a purchase price of 
Eighteen Million Dollars ($18,000,000.00).  IQHQ has agreed to gift to the BPDA the 290 North 
Beacon site so that the BPDA may redevelop  the site in accordance with the goals outlined in the 
BPDA Board Approvals for the 155 North Beacon Street Project. 

Demonstration Project Plan Site 

As noted above,  290 North Beacon is located in the Allston-Brighton neighborhood and consists 
of one parcel (Parcel ID:  2202627000) bounded by North Beacon Street to the north, a surface 
parking lot and driveway to the east, two lots that are each improved with residential structures to 
the south, and Goodenough Street to the west. 290 North Beacon contains approximately 47,664 
square feet and is improved with an existing building that  is currently occupied by Boston Light 
& Sound and NAPA Auto Parts.  

Demonstration Project  

The Demonstration Project Plan will facilitate the acquisition of title to 290 North Beacon by the 
BPDA in order to redevelop the site into a permanent affordable studio rehearsal space to support 
the arts community that has become a staple of Allston-Brighton community. Other compatible 
uses will be considered on the site. 
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The BPDA intends to adopt a demonstration project plan for the Demonstration Project in 
accordance with General Laws Chapter 121B, Section 46(f), as amended (the “Demonstration 
Project Plan”). As part of the Demonstration Project Plan, the BPDA would acquire title to 290 
North Beacon from IQHQ, by deed from IQHQ to the BPDA, to develop the Demonstration 
Project. The BPDA shall undertake this unique redevelopment of the site to facilitate the 
renovation and rehabilitation of the 290 North Beacon site. The acquisition and development of 
the 290 North Beacon Street site will be a unique and innovative approach by the BPDA to allow 
for the continued sound growth of the artist community in Allston Brighton which has previously 
been displaced. The development will occur on a site that is currently blighted and decadent.  

Zoning Analysis 

The 290 North Beacon site is identified as Parcel ID 2202627000 and located in the 
Allston/Brighton Zoning District and in the Goodenough Street LI-1 sub district which allows for 
local industrial uses, as shown on Map No. 7A-7D of the Boston Zoning Maps and is principally 
governed by the provisions of Article 51 of the Boston Zoning Code.  

Summary 

IQHQ hereby acknowledges and agrees that the BPDA shall acquire title to 290 North Beacon by 
a deed from IQHQ after the following conditions are satisfied: (i) the 155 North Beacon Street 
Project Development Plan for the Planned Development Area is approved; (ii) the Boston Zoning 
Commission approves the zoning map amendment for the 155 North Beacon Street Project PDA 
Overlay District;  (iii) such approvals shall not have been appealed and shall be final; and (iv) the 
BPDA shall have adopted the Demonstration Project Plan for the Demonstration Project.  

Sincerely, 

Kevin Gaughan, Esq. 
Attorney for IQHQ 

cc: David Surette, IQHQ (email only) 
Kim Thai, IQHQ (email only) 
Darren Baird, Esq., Goulston & Storrs PC (email only) 

Encl: 
ALTA Survey  
Site Description 
Zoning Analysis 
Phase I ESA (email only)  
Title Policy 

GAUG2539
KFG Signature



290 NORTH BEACON STREET 

SITE DESCRIPTION 

 

 

The land with the buildings thereon in Boston, Suffolk County, Massachusetts, being Lots A, B 

and C on a plan by Everett M. Brooks, dated June 6, 1927, recorded with Suffolk County 

Registry of Deeds in Book 4909, Page 544 and Lots 14, 15, 16, 17 and 18 on a plan by E.M. 

Brooks, dated February 3, 1926, recorded with said Registry of Deeds in Book 4813, Page 3. 

Said Lots A, B and C are together bounded and described according to the first above-mentioned 

plan as follows: 

NORTHEASTERLY By North Beacon Street, one hundred two (102) feet; 

SOUTHEASTERLY By land now or formerly of Catherine Derrick, two hundred thirty- 

five (235) feet; 

SOUTHWESTERLY By land of owners unknown, one hundred two and 85/100 (102.85) 

feet, (being Lot 18 on said second above-mentioned plan); 

NORTHWESTERLY By Goodenough Street, two hundred forty and 77/100 (240.77) feet. 

Together containing 24,492 square feet according to said first above-mentioned plan. 

Said Lots 14, 15, 16, 17 and 18 are together bounded and described according to said second above-

mentioned plan as follows: 

NORTHWESTERLY By Goodenough Street, two hundred thirty-six (236) feet; 

NORTHEASTERLY By a Lot shown on said plan as containing 14,297 square feet, one 

hundred two and 85/100 (102.85) feet, (being Lot C on said first 

above-mentioned plan); 

SOUTHEASTERLY By land now or formerly of Frank McNulty, two hundred thirty and 

10/100 (230.10) feet; 

SOUTHWESTERLY By Lots 13 and 12, ninety-eight and 50/100 (98.50) feet. 

Together containing 23,172 square feet according to said second above-mentioned plan. 
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290 NORTH BEACON STREET 

ZONING ANALYSIS 

 

290 North Beacon Street (the “Project Site”) is located in the Goodenough Street LI-1 Subdistrict 

within the Allston-Brighton Neighborhood as shown on Zoning Map 7A/7B/7C/7D. Article 51 of 

the Boston Zoning Code (the “Code”) provides the zoning regulations applicable in the Allston-

Brighton neighborhood.  

Use Regulations:  Section 51-19 of the Code provides that Table B of Article 51 sets forth the uses 

allowed in the Goodenough Street LI-1 Subdistrict. 

Per Table B, the following uses are allowed by right in the Goodenough Street LI-1 Subdistrict: 

(i) art use1; (ii) studios, art2; and (iii) studios, production.3  A community center use requires a 

conditional use permit in the Goodenough Street LI-1 Subdistrict.4 Artists' mixed-use is prohibited 

in the Goodenough Street LI-1 Subdistrict. 5 

Dimensional Regulations:  Section 51-20 of the Code provides that Table F of Article 51 sets forth 

the dimensional regulations applicable in the Goodenough Street LI-1 Subdistrict. See the table 

below: 

Max. FAR 1.0 

Max. Building Height 35 

Min. Lot Size None 

Min. Lot Width None 

Min. Lot Frontage None 

Min. Front Yard None 

Min. Side Yard None 

Min. Rear Yard 20 

 

 
1 Art Use is defined in Article 2A as “[t]he creation, manufacture, or assemblage of visual art, including two- or 

three-dimensional works of fine art or craft, or other fine art objects created, manufactured, or assembled for the 

purpose of sale, display, commission, consignment, or trade by artists or artisans; or classes held for art instruction.” 
2 Studio, Arts is defined in Article 2A as “[a] studio for professional work or teaching of music, dancing, or 

theatrical arts to students.” 
3 Studio, Production is defined in Article 2A as “[a] studio for production of motion pictures, videos, or radio or 

television programs; or for radio or television broadcasting.” 
4 Community Center is defined in Article 2A as “A facility providing educational, recreational, and social services to 

the community.” 
5 Artists’ Mixed-Use is defined in Article 2A as “[t]he use of all or a portion of a Building for both habitation and 

either Art Use or Arts Studio use, or a combination thereof, provided that any portion of a Building devoted to such 

use shall be (a)occupied by persons certified as artists pursuant to the Boston Redevelopment Authority's Artist 

Certification Process, (b)design in accordance with Boston Redevelopment Authority standards and guidelines for 

artists' mixed-use space, and (c)subject to an agreement for artists' housing with the Boston Redevelopment 

Authority.” 
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See Section 51-57 of the Code for certain provisions regarding the application of dimensional 

requirements. 

Parking and Loading: Pursuant to Section 51-56 of the Code, for any project that is not required 

to undergo Article 80 Review, the minimum required off-street parking spaces are as set forth in 

Table J, and the minimum required off-street loading spaces are as set forth in Table K. Per Table 

J, community uses require one parking space for every 1,000 sq. ft. of gross floor area (“GFA”), 

industrial uses require 0.5 parking space for every 1,000 sq. ft. of GFA, and retail uses require 2.0 

parking space for every 1,000 sq. ft. of GFA. 
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