


 
AUCTIONEER’S DISCLAIMER 

 
 
 

The following information is provided to you as a 

matter of convenience only, and no representation or 

warranty, expressed or implied, is made as to its accuracy 

or completeness. 

Prospective purchasers of the auction property are 

responsible for conducting such due diligence of their 

own as they consider appropriate, prior to bidding at the 

auction sale. 

All information contained within this Property 

Information Packet was derived from reliable sources and 

is believed to be correct, but is not guaranteed. Buyers 

shall rely entirely on their own judgment and inspection. 

Announcements from the Auction Block will take 

precedence over any previously printed material or any 

other oral statements made. 
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the Mortgaged Property in this Notice of Sale, the legal description contained in the 
Mortgage shall control. 

THE SALE OF THE MORTGAGED PROPERTY WILL BE OFFERED AND SOLD 
"AS-IS", "WHERE-IS", AND "WITH ALL FAULTS", LATENT OR PATENT, AND 
SUBJECT TO ALL PRIOR ENCUMBRANCES, AND WITHOUT ANY WARRANTIES 
OR REPRESENTATIONS WHETHER EXPRESS, IMPLIED, OR IMPOSED BY 
LAW. The transfer of the Mortgaged Property will be made and accepted by the highest 
bidder without any other expressed or implied representations or warranties whatsoever, 
including, but not limited to, representations regarding acreage, description of the Mortgaged 
Property, uses, rent rolls, leases, outstanding taxes, liens and encumbrances, title and/or title 
matters, availability of any utilities, building permits, occupancy, state and city requirements 
regarding smoke detection equipment, lead paint regulations, any matter relating to any 
structure on the Mortgaged Property, or any other matter. The highest bidder shall be 
deemed to have expressly acknowledged by participation in the sale that any warranty or 
representation, other than those contained herein, are without authority and that the highest 
bidder has duly inspected the Mortgaged Property, the title thereto, the occupancy thereof, 
and all other matters in connection with the sale by itself and by its own experts, including 
counsel, as the highest bidder has elected to consult.  

 Other terms, if any, to be announced at the sale. 

From and after the conclusion of the sale, all risk of loss or damage to the Mortgaged 
Property shall pass to, and be borne by, the highest bidder. 

The Mortgagee reserves the right to credit bid at the sale, to advance its bid at the 
Sale, and to pause and/or postpone the Sale by auctioneer's public proclamation. The 
Mortgagee further reserves the right to change terms of the Sale at the Sale or to add 
additional terms and to qualify some or all bidders. 

 The undersigned holder of the Mortgage reserves the right to reject any and all bids for 
the Mortgaged Property and to continue the foreclosure sale from time to time to such 
subsequent date or dates as such holder may deem necessary or appropriate.  The description of 
the premises contained in said Mortgage shall control in the event of an error in this publication.  

BANK OF NEW ENGLAND 
Present holder of said mortgage, 
By its Attorney 
Bruce Miller, Esquire   
Pierce Atwood LLP  
100 Summer Street  
Boston, MA 02110  
617-488-8116 

Dated: May___, 2026 
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LOCATION 

The subject property is located in the Charlestown neighborhood of the City of Boston. 

Charlestown is one of Boston’s oldest neighborhoods and was settled before Boston in the early 

17th century. Charlestown is surrounded by water on three sides. It is located just north of 

downtown Boston across from the North Station district of Boston. The Charlestown Bridge 

connects the community to the financial district. The heart of downtown Boston and the financial  

More specifically, the subject property is located in the heart of Sullivan Square directly across 

from the Sullivan Square MBTA Orange Line Station, making the project an ideal Transit 

Oriented Development site. 

The neighborhood provides “city living” at its best. The community immediately abuts a Whole 

Foods, CVS, numerous restaurants and pubs. The lifestyle is further complimented by the fact that 

the property is just steps from the MBTA bus and Orange Line train service providing access 

throughout Boston to downtown (5 minutes), Back Bay (12 minutes) and connections to 

neighboring Cambridge. 
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LAND USE 

Land uses within the subject neighborhood consist of a harmonious mixture of commercial and 

residential development. 

Historically, the subject’s immediate surrounding land uses much like the subject property have 

been industrial in nature or open space as evidenced by parking lots on either side of the subject 

and similar industrial uses. However, as will be described herein, the surrounding land uses are 

in the process of change and adapting to the transit orientation of the location. This is evidenced 

by the recent construction of a property known as The Graphic that abuts the subject to the 

southeast. 

The majority of surrounding land uses in Charlestown represents single- and multi- family 

developments of varying quality. To the southeast of the subject property is the Charlestown Navy 

Yard and City Square. 

Significant developments in the City Square area include the following: 

 Residence Inn – 2003 constructed, 8-story hotel with 168 rooms and a conference center

 10 City Square – 1980 rehabilitated, 8-story, Class B office building with ground floor

retail

 20 City Square – 2002 constructed, 3-story, Class A office building with ground floor

retail

 80/100 City Square – 2005 constructed, 5-story Class A office building with ground floor

retail

 1 Constitution Center – 1984 constructed, 3-story, Class A office building

 2 Constitution Center – 1985 constructed, 2-story, Class A office building

In addition to these more traditional office uses in the neighborhood, Boston is the #1 life science 

market in the world, where Boston’s and Cambridge’s lab inventory has doubled in the last three 

years. With office and lab clusters spread across Charlestown and neighboring Somerville and 

Cambridge that include Hood Park, Cambridge Crossing, Schrafft’s Center, Assembly Row, Inner 

Belt, Boynton Yards, and USQ, there is 20 MSF of new lab and office space in the pipeline within 

two miles of the subject. These new employment opportunities will provide an influx of new 

affluent renters over the coming years. The increase in housing demand is exacerbated by the 

fact that almost all available land is being developed for life-science. Major developments of note 

include the following: 

 Hood Park Charlestown – 1.7 MSF master plan to include 1.4 MSF of office/lab, as well

as residential, hotel, retail and a 1,465- car garage.

 Shraffts Center, Charlestown – 980,000 SF of existing office space, with waterfront

redevelopment totalling nearly 2 MSF of office, lab, retail, housing and residential uses.
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 Inner Belt, Somerville – 2.6 MSF planned three-phase development, which will include

office, lab and residential uses.

 Assembly Row, Somerville – Assembly Row is home to 1.5 MSF of existing office space

including  the headquarters for Mass General Brigham and Puma. There is an additional

2.3 MSF of office and lab in the pipeline (BioMed 1.3 MSF, Greystar 465,000 sf and

Capital Hall 500,000 sf).

 Boynton Yards, Somerville – 1.3 MSF innovation campus, to include office, lab, residential

and a public green space. First phase is to be finished summer 2022, and is leased to

Flagship Pioneering a life science VC firm who formed Moderna.

 USQ, Somerville – 2.4 MSF master-planned development over 15 acres in Somerville’s

Union Square. The $2 billion project broke ground in 2021, and will comprise 1.2 MSF of

office and lab

 as well as hotel, retail, arts and creative space, residential and multiple open

spaces/parks.

ACCESS 

Primary access to the subject neighborhood is excellent. Rutherford Avenue located southeast of 

the subject and provides access to North Washington Street and the Charlestown Bridge, which 

provide immediate proximity to downtown Boston and the financial district. Main Street in 

Charlestown is also easily accessible. 

Transportation linkages to and from Charlestown are also good. Both I-93 and US 1 travel 

through the community in a north-south locus. MBTA rapid transit service is available steps from 

the property on the “Orange Line” via the Community College stop. Buses run through 

Charlestown and provide direct service to downtown Boston. There is also water shuttle service 

running from the Navy Yard within several hundred yards of Paris Landing to Long Wharf (seven 

minutes) in downtown Boston. 

Interstate 93 is the major highway artery extending along the western border of Charlestown in a 

north/south directly. There is a northbound exit ramp from Interstate 93 directly to the west of the 

Subject on Cambridge Street. Access to Interstate 93 northbound is available approximately 1-

mile to the north of the Subject site along Mystic Avenue. Southbound access to Interstate 93 is 

located approximately 1-mile to the south of the Subject site along Rutherford Avenue. 

Route 99 is a local access divided artery that extends through Charlestown in a north/south 

direction connecting the neighborhood with Boston to the south and Everett to the north. In the 

immediate neighborhood, Route 99 is known as Rutherford Avenue. Cambridge Street, which 

turns into Washington Street in Somerville and Kirkland Street in Cambridge, is an east/west 

artery connecting Sullivan Square with Harvard Square, Cambridge approximately 2-miles to the 

west. 
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Sullivan Square is home to one of two MBTA Orange Line transit stations serving Charlestown. 

Located directly across Cambridge Street from the Subject, the Sullivan MBTA station is two exits 

north of Boston’s North Station and provides direct service to North Station, Downtown Crossing 

and the Back Bay stations thereby servicing the majority of Boston’s commercial district. 32 

Cambridge Street is also only one stop south of the new Assembly Row station, providing quick 

access to a growing commercial and retail center. In addition, the Downtown Crossing station 

links with the Red line, providing connection to Cambridge. 

Overall, the Sullivan Square location is developing into one of the hottest infill locations in Boston 

due to its location only 2 miles north of Boston’s CBD, its public transit accessibility, its proximity 

to major employers in Hood Business Park, Schraffts City Center and Assembly Row 
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SITE PLAN 
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The following chart summarizes the salient characteristics of the subject site. 

SITE SUMMARY AND ANALYSIS

Physical Description
0.43 Acres 18,848 Sq. Ft.

0.43 Acres 18,848 Sq. Ft.

Cambridge Street 200 Feet

Beacham Street 200 Feet

Maffa Way 150 Feet

None n/a

None n/a

25025C0014J 16-Mar-16

Zone X (Unshaded)

Gross Site Area

Net Site Area
Primary Road Frontage 
Secondary Road Frontage 
Additional Road Frontage 
Excess Land Area

Surplus Land Area

Shape

Topography

Zoning District
Flood Map Panel No. & Date 
Flood Zone
Adjacent Land Uses 
Earthquake Zone

Comparative Analysis
Visibility

Functional Utility

Traffic Volume

Adequacy of Utilities

Landscaping

Drainage

Utilities Availability
Water Yes

Sewer Yes

Natural Gas Yes

Electricity Yes

Telephone Yes

Mass Transit Yes

Other Yes No Unknown
Detrimental Easements x

Encroachments x

Deed Restrictions x

Reciprocal Parking Rights x

Rating
Good

Average

Average

Irregular

Generally Level

Moderate

Predominantly Residential Uses

Local Convenience (LC)

Assumed adequare

Average

Provider
City of Boston

Assumed adequare

MBTA

City of Boston

National Grid

Eversource

Verizon/Comcast
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The following chart summarizes the subject’s zoning requirements. 

ZONING SUMMARY
Current Zoning Local Convenience (LC)

Legally Conforming No - See Comments

Uses Permitted Post office, adult education center, community center, 
daycare center, day care center elderly, library, place of 
worship, elementary school, kindergarten, art studio, private 
club, artists' mixed-use, agency or professional office, open 
space, group residence, multi-family dwelling, townhouse, 
bakery, local retail business, barber, dry-cleaning shop, 
laundry, photocopying, shoe repair, tailor shop, 
photographer's studio, radio/television repair, upholsterer's 
hZoning Change Not likely

Category Zoning Requirement

Minimum Lot Size None

Minimum Lot Width None

Maximum Height 35 Feet

Minimum Setbacks

Front Yard None 

 Side Yard None

Rear Yard 20 Feet

Minimum FAR 2.00 : 1

Proposed FAR 15.92 : 1

Parking Requirements 2 spaces per unit

Subject's Actual Parking 0.42 spaces per unit

Source:  Planning & Zoning Dept.

As of Right Density 

The property resides in a zoning area (Local Convenience District) that allows residential use up 

to a height of 35’. Within the LC subdistrict, the maximum floor area ratio is 2.0. Other 

dimensional regulations in the subject’s zoning area are shown in the preceding table. 

As stated previously in the report, the area of the project site is 18,848 square feet. Given a by-

right FAR of 2.0, a total of 37,696 square feet of GFA may be constructed at the site without 

zoning relief.  
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THANK YOU FOR REVIEWING THE ENTIRE 
PROPERTY INFORMATION PACKAGE. WE 
LOOK FORWARD TO SEEING YOU AT THE 
AUCTION. IF YOU HAVE ANY QUESTIONS 

PLEASE DON’T HESITATE TO CONTACT US. 
 

 
Justin Manning, CAI, AARE 

President 
Phone: 800-521-0111 

Fax: 508-362-1073 
JJManning.com 

auctions@JJManning.com 
 
 

Let JJManning Auction your Valuable Real Estate 
 

Marketing  |  Experience  |  Integrity  |  Results 
 

JJManning Auctioneers specializes in the accelerated marketing of residential 
and commercial real estate.  We work with progressive sellers and real estate 

brokers to offer dynamic and award-winning marketing solutions. 
  
 
 
 

Call or Visit JJManning.com for a Free Consultation! 

http://www.jjmanning.com/
mailto:auctions@JJManning.com
http://www.jjmanning.com/
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