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9.1

9.1.1

Summary of Proposed Mitigation

In accordance with the Secretary’s Certificate on the ENF and the BPDA Scoping
Determination on the PNF, this chapter presents an overview of the Project’s
proposed measures to avoid, minimize, or mitigate environmental impacts
associated with its development and the public benefits to be delivered with each
Project Component.

The following sections summarize the planned mitigation measures being taken by
the Proponent to avoid, minimize, or mitigate environmental impacts related to:

> Transportation;

> Public Realm Improvements;

> GHG Emissions;

> Stormwater management;

> Water and wastewater;

> Geotechnical/Groundwater; and

>  Construction.

Transportation

As discussed in Chapter 4, Transportation and Parking, the proposed mitigation and
TDM measures demonstrate that the Proponent is committed to preserving the
favorable mode share balance that exists in the area today and also to providing
additional improvements to manage the vehicle trip generation projected to result
from the Project. As presented in the analyses, the Project will have limited impacts
on the surrounding transportation infrastructure. The Proponent will work with all
stakeholders, including MassDOT, the MBTA and the City, to establish a plan for
mitigation and improvements to various transportation infrastructure. The following
sections describe the proposed mitigation to be discussed in further detail with
stakeholders.

Proposed Roadway Improvements

The Proponent has evaluated potential roadway improvements that will increase the
overall performance of the mitigated intersections and improve the flow of vehicles
in the network.

Based on the Vehicle Level of Service Analysis (VLOS) analysis presented in Chapter
4, Transportation and Parking, there are a few intersections that decline in operations
as a result of the Project. To address these impacts, this analysis has considered

Summary of Proposed Mitigation
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potential roadway improvements, including intersection signal timing modifications,
as possible options for further evaluation in coordination with BTD. Please refer to
Section 4.7 and Figure 4.19 for a detailed description of proposed mitigation at the
following intersections:

Signal Timing
> Stuart Street and Clarendon Street (#11)

o Signal timing adjustments will result in an overall intersection delay
reduction of 16.7 seconds and an improvement of LOS D to LOS C
in the morning peak hour.

> Stuart Street/Arlington Street (#13)

o Signal timing adjustments will result in an overall intersection delay
reduction of 8.4 seconds and an improvement of LOS E to LOS D in
the morning peak hour, and an overall delay reduction of 33.4
seconds in the evening peak hour. The reduced LOS is a result of
No-Build background traffic and while the Project does not have a
substantial impact on this intersection, the Proponent is prepared to
provide mitigation in an effort to reduce delay and improve
intersection functionality within the area.

> Columbus Avenue/Dartmouth Street (#17)

o Signal timing adjustments will result in an overall intersection delay
reduction of 9.7 seconds in the morning peak hour, and an overall
delay reduction of 43.3 seconds and an improvement of LOS F to
LOS E in the evening peak hour.

o The concurrent pedestrian time during the northeast/southwest
phase will be eliminated to reduce left turn conflicts with
pedestrians.

> Columbus Avenue/Clarendon Street (#18)
o Signal timing adjustments will result in an overall intersection delay
reduction of 29 seconds and an improvement of LOS D to LOS C in
the morning peak hour, and an overall delay reduction of 6.7
seconds and an improvement of LOS D to LOS C in the evening
peak hour.
o The existing parking lane at the Clarendon Street southbound

approach was removed to allow for the creation of a left turn only
lane.

> Stuart Street/Trinity Place (Alternate Scheme Only) (#10)

o Signal timing adjustments will result in an overall intersection delay
reduction of 0.7 seconds in the morning peak hour, and an overall
delay reduction of 18.4 seconds and an improvement of LOS D to
LOS C in the evening peak hour.

Possible Signalization of Intersection

> St James Avenue/Trinity Place (#4)

Summary of Proposed Mitigation
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o Further study signal implementation
> Clarendon Street/Stanhope Street (#15)

o Further study signal implementation
Roadway Modifications
> Stuart Street from Dartmouth Street to Trinity Place

o The Proponent is coordinating with other approved projects to
develop a consistent Stuart street plan from Dartmouth Street to
Clarendon Street. Refer to Section 4.7.3 for details on the proposed
plan.

> Clarendon Street from Stanhope Street to Columbus Avenue

o The Proponent proposes to convert the parking lane into a left turn
only lane to help serve the vehicles approaching the Clarendon
Street/Columbus Avenue intersection from the north.

Possible Roadway Modification
> Trinity Place One-way between St James Avenue and Stuart Street

o Further study of the feasibility of converting circulation on Trinity
Place to northbound only between Stuart Street and St. James
Avenue, thereby allowing conversion of approximately 6 — 8ft. of
roadway width to pedestrian uses or streetscape improvements.

BTD has also requested the Proponent investigate operations and curbside activities
along St. James Street between Dartmouth Street and Clarendon Street. Potential
improvements are currently being evaluated by the design team and are shown
previously in Figure 4.24.

Phasing of Roadway Improvements

The Project has been designed to be phasable, and the sequence of construction for
each individual Project Component is subject to market and other conditions. In
turn, the implementation of improvements and mitigation will be similarly phased
according to the sequence of buildings. The phasing of potential transportation
improvements to be implemented in association with each parcel are summarized in
Section 4.13.1 and in Table 9-1 below.

Summary of Proposed Mitigation
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TABLE 9-1 PHASING OF POTENTIAL ROADWAY IMPROVEMENTS

Possible Mitigation Project Parcel

Stuart Street/Arlington Street (#13) Garage West

Columbus Avenue/Dartmouth Street (#17) Garage West or Station East
Columbus Avenue/Clarendon Street (#18) Garage East or Station East
St James Avenue/Trinity Place (#4) Garage West

Clarendon Street/Stanhope Street (#15) Garage East or Station East
Stuart Street/Clarendon Street (#11) Garage West or Garage East
Stuart Street/Trinity Place (#10) — Alternate Scheme only Garage West or Garage East
Stuart Street from Dartmouth Street to Trinity Place Garage West

Clarendon Street from Stanhope Street to Columbus Avenue  Station East

Trinity Place One-way between St James Avenue and Stuart

Street

Garage West

9.1.2 Transit Mitigation

The Project is conceived as a holistic and transformative transit-oriented
redevelopment centered around the Station. Notably, as certain components of the
Project are delivered, they will also create substantial improvements to the existing
Station. The following section, and Figures 3.8a-f and Figure 4.23 describe the
Station improvements associated with each Project Component:

>

With the development of the Garage West Parcel, the Project will deliver a new
Station Entrance from Stuart Street linked to the Station via a through-block
connector, providing transit customers an accessible and weather-protected path.

With the development of the Garage West Parcel, a dedicated bus pull-off area
will be provided adjacent to the new Station entrance, making commuter
connections safer and more convenient.

With the development of the Station East Parcel, the Project will deliver a new
Station Entrance from Clarendon Street linked to the Station via a through-block
connector, providing transit customers an accessible and weather-protected path.

With the development of the Station East Parcel, a new public plaza serving as a
forecourt to the new Station entrance will be delivered, reinforcing the civic
nature of the new Station entrance.

With the development of the Station East Parcel, the Project will deliver a new
redundant elevator to the Orange Line adjacent to the existing elevator, doubling
the existing capacity and increasing reliability for transit customers. New
redundant elevators will also be delivered to Tracks 1/3 and Track 2, if
determined to be feasible.

With the development of the Station West Parcel, the existing Dartmouth Street
crosswalk will be relocated and expanded to align with the future Station
entrance, improving commuter safety and access to the Station.

Summary of Proposed Mitigation
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9.1.3

9.14

9.15

9.1.6

> With the development of the Station West Parcel, the existing open space on
Dartmouth Street will be enhanced to create an inviting public plaza that
welcomes transit customers and reinforces the civic nature of the existing Station
entrance, enhancing the link between the Station and the Southwest Corridor
Park.

Transportation Demand Management

The Proponent will support a program of Transportation Demand Management
(TDM) actions to reduce the use of single occupant vehicles (SOVs) by encouraging
carpooling and vanpooling, bicycling, walking, and increased use of the area’s public
transit system. Please refer to Section 4.13.2 for a full list of TDM measures that the
Proponent will provide. These measures will be incorporated into one or more
Transportation Access Plan Agreements (TAPAs) as discussed further in Section 9.1.5
below.

Transportation Monitoring Program

The Proponent will conduct an annual Transportation Monitoring Program, including
an employee and resident survey, drive mode share survey and biennial driveway
and parking counts. The monitoring effort will confirm that the post-development
impacts of the Project are consistent with the forecast estimates and ensure that the
mitigation measures are completed and/or maintained.

The monitoring program will commence six (6) months after full completion and
occupancy of the first building and will continue for a period of five (5) years after
occupancy of the full-build-out of the Project. Results of the monitoring program
will be summarized in a technical memorandum and will be provided to the
MassDOT and BTD. Please refer to Section 4.13.3 for a summary of monitoring
program elements.

Construction Management Plan (CMP)

The Proponent will develop a detailed evaluation of potential short-term
construction-related transportation impacts including construction vehicle traffic,
parking supply and demand, and pedestrian access. Detailed Construction
Management Plans (CMPs) will be developed at the appropriate time for each
Project Component as the phasing plan develops. As discussed in Section 4.13.4,
further clarity is needed on key elements such as start date, construction duration,
and other active construction sites in the area at the time of each Project
component’'s commencement. These plans will detail construction vehicle routing
and staging.

Transportation Access Plan Agreement (TAPA)

The Proponent will enter into one or more TAPAs with the BTD for each Project
Component in advance of its building permit issuance, which will formalize and

Summary of Proposed Mitigation
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9.2

document all transportation mitigation and TDM commitments for that Project
Component. The TAPA will assign TDM implementation to the appropriate
responsible entity be they the building owner, an employer, or tenant for each

Project Component.

Public Realm Improvements

As discussed in Section 3.5.1 and illustrated in Figures 3.8a-f, the Project includes
significant improvements to the streetscape on the Project Site. Specific
improvements proposed for each Air Rights Development Parcel are summarized

below in Table 9.2.

Table 9-2: Pedestrian Realm Improvements by Project

Project Parcel

Improvement

Station West > Relocated and enlarged Dartmouth Street crosswalk with tactile
paving at curb ramps and bollards for pedestrian protection
> Improved Station entry plaza
> New concrete paving within pedestrian zone
> New unit paving within furnishing zone that includes new street
trees in raised planters, benches, street lights, and bicycle racks
Garage West > New accessible Station entrance and through block connection

from Stuart Street

> Widened pedestrian zone with new concrete paving along
Stuart Street

> New unit paving within furnishing zone that includes new street
trees (some in raised planters), benches, street lights and bicycle
racks

> Improved and reconfigured accessible ramp and stairs at retail
entrance on Dartmouth Street

> Continuous pedestrian walkway at vehicular crossing

> Improved grade slope within pedestrian zone at corner of
Dartmouth Street and Stuart Street

> Reconfigured crosswalks at Stuart Street that improve
accessibility

> New accessible drop-off area and bus stop along Stuart Street

Summary of Proposed Mitigation
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9.3

Garage East > New concrete paving within pedestrian zone

> New unit paving within furnishing zone that includes new street
trees (some in raised planters), benches, street lights and bicycle
racks.

> Reconfigured crosswalk at Clarendon and Stanhope Streets that
increase pedestrian safety and accessibility

> The Garage drive width and has been reduced and realigned to
Clarendon Street

> Improved grade slope within pedestrian zone along Garage
facade adjacent to Clarendon Street

Station East > New accessible Station entrance and through block connection
from Clarendon Street

> New landscaped public plaza with trees in raised planters
> New concrete paving within pedestrian zone
> New proposed Hubway station

> New unit paving within furnishing zone that includes new street
trees in raised planters, benches, street lights, and bicycle racks

> Reconfigured crosswalks that increase pedestrian safety and
accessibility

> New redundant elevator to Orange Line
> Potential new redundant elevator to tracks 1/3 and 2

> New vehicular drop-off lane

Greenhouse Gas Emissions and Air Quality

As discussed in Chapter 5, Sustainability and Greenhouse Gas Emissions Assessment,
the Project’s sustainable design goals and operational measures demonstrate that
the Proponent is committed to constructing and operating a sustainable and
environmentally-sensitive development. The incorporation of these sustainable
design and operational principles will result in an overall reduction in Project-related
GHG stationary and mobile source emissions.

The GHG emissions assessment demonstrates that the Project meets the intent and
requirements of the MEPA GHG Policy because it estimates the potential Project-
related GHG emissions and evaluates and incorporates measures to reduce the GHG
emissions to the extent practical and feasible.

Summary of Proposed Mitigation
9-7



Back Bay/South End Gateway Project DEIR/DPIR

9.3.1

Stationary Source GHG Emissions

The GHG emissions assessment is based upon the best information available at the
current stage of design. The Project has been designed to meet the Stretch Energy
Code, as applicable, (i.e., a minimum 10 percent energy savings over the ASHRAE
90.1-2013 standards) through the incorporation of building improvements.

As discussed in Chapter 5, Sustainability and Greenhouse Gas Emissions Assessment, of
this DEIR/DPIR, the Project is targeting a LEED Gold rating for the Garage West
commercial building and a LEED Silver rating for the Garage East and Station East
Residential buildings and the Station West retail expansion. The Proponent will
continue to evaluate and incorporate sustainable design and energy conservation
strategies as the design process continues with the goal of increasing the LEED
rating level. Sustainable and high-performance building strategies are at the core of
the design for the Project in order to meet these targets. The preliminary LEED-NC
Scorecards are presented in Figures 5.1a-d.

High-efficiency mechanical systems, LED lighting and daylight dimming controls,
and high-performance building envelope design are anticipated measures to
contribute substantially to energy savings. Coupled with other improvements in the
design condition, these mitigation measures are expected to provide a 19.7 percent
energy savings and 15.4 percent GHG emissions savings over the baseline condition
for the combined Project. These savings are substantially greater than the minimum
required by the Stretch Energy Code and exemplify the Proponent’s commitment to
building a successful and sustainable Project. Section 54.4 provides a comprehensive
description of the proposed energy conservation measures assumed as part of the
energy model as well as other beneficial measures that were not modeled due to
limitations of the science used in energy models.

While not accounted for in the preliminary energy modeling, the Proponent will
continue to consider and evaluate additional measures to further reduce stationary
source GHG emissions such as operational measures (e.g., continuous building system
optimization and energy tracking for the life of the Project). The Proponent will further
consider the feasibility of cogeneration in the form of combined heat and power and
roof PV as the design develops. Vertical, helix-shaped, roof-mounted wind turbines are
deemed infeasible because average wind speeds in Boston are low and their inclusion
would preempt other more cost-effective renewable measures from being implemented.
At this time, vertical PV is also deemed infeasible due to its relatively low energy
generation resulting in a lengthy payback period. If, in the future, PV integration with
the facade can be achieved more cost effectively, facade PV may also be studied
further at a later date.

Post-construction of each Project Component, the Proponent will submit a self-
certification (Refer to Section 9.8.6), signed by an appropriate professional, to the MEPA
Office that identifies the as-built energy conservation measures and documents the
stationary source GHG emissions reductions from the baseline case for that Project
Component, as required by the MEPA GHG Policy.

Summary of Proposed Mitigation
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9.3.2

9.4

Mobile Source Greenhouse Gas and Air Quality Emissions

The mobile source mesoscale assessment calculated the GHG and Air Quality emissions
for Project-related mobile sources. The Proponent is committed to implementing a
comprehensive TDM program as detailed in Section 4.13.2. The TDM program is
expected to improve air quality in the study area over the Build without Mitigation
scenario by promoting the use of alternative forms of transportation over the use of
single-occupant motor vehicle trips to the Project Site. Although not easily modeled,
previous estimates of similar TDM programs in urban areas have been on the order
of a two percent reduction in Vehicle Miles Travelled from Project-generated trips.
The comprehensive TDM program proposed as part of this Project will result in
reduced Project-related greenhouse gas emissions.

Additionally, the Proponent is proposing specific roadway improvements (see
Section 9.1.2 above) to particular intersections in the study area. These
improvements include signal timing optimization and capacity upgrades, which will
meaningfully reduce idling time and thus, emissions, at these intersections in
addition to improving their general operation. Furthermore, benefits from
intersection signalization modifications will be considered in coordination with BTD.
When coupling the proposed TDM measures and proposed roadway improvements,
the Project is projected to reduce mobile source CO; emissions by approximately 60
to 65 percent in both the Base and Alternate Schemes.

Infrastructure

The Proponent will coordinate the design of the proposed utility connections with
BWSC, MassDOT, MBTA and all applicable private utility providers. All utility
connections will be designed to minimize adverse effects to the existing systems and
surrounding areas. The Proponent will acquire the appropriate utility permits and
approvals prior to construction.

As presented in Chapter 7, Infrastructure, the key findings and benefits relative to the
utility systems include:

> Compliance with the MassDEP Stormwater Management Standards, in
accordance with the Massachusetts Wetlands Protection Act Regulations (310
CMR 10.00) and Water Quality Certification Regulations (314 CMR 9.00);

> Implementation of a treatment train of BMPs to improve water quality, reduce
runoff volumes, and reduce peak discharge rates of runoff in comparison to pre-
development conditions;

> Provision for groundwater recharge by installing a recharge system designed to
infiltrate clean stormwater runoff, in accordance with the standards articulated in
the GCOD requirements;

> Provision of phosphorous removal for stormwater runoff from the Project Site, in

accordance with BWSC design guidelines for projects that discharge to the
Charles River Watershed; and

Summary of Proposed Mitigation
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94.1

).

Compliance with the requirements of the BWSC's 4:1 I/I mitigation program.

Stormwater Management

Proposed stormwater management controls will be established in compliance with
the current BWSC standards and DEP Stormwater Management Policy. A thorough
capacity analysis of the existing public infrastructure will be conducted as part of the
BWSC Site Plan Review. Mitigation measures to be provided by the Proponent will
also be decided at that time once the proposed design reaches an appropriate level
of detail.

Proposed storm drain connections are anticipated to be provided as follows:

Garage West Parcel

>

Stormwater runoff from the majority of the Garage West Parcel, which will be
comprised of new roof areas for the Garage West building, will be directed to the
MassDOT system located within I-90 that ultimately discharges to the Fort Point
Channel. Prior to discharging to the MassDOT system:

Stormwater runoff from the new roof areas of the Garage West building will
first be directed to structural BMPs designed to improve water quality through
trapping oil, floatables, and Total Suspended Solids (“TSS"), then

Clean runoff will be directed to a recharge system designed to infiltrate
stormwater runoff in order to replenish groundwater and provide phosphorous
removal

Overflow from the recharge system will discharge to the existing MassDOT
system

Surface runoff from the public way (sidewalks, driveway aprons, and street
surfaces) along the Garage West Parcel frontages will discharge to existing BWSC
storm drain systems within Dartmouth Street, Stuart Street, and Trinity Place.
There will be no increase in surface runoff to the BWSC storm drain systems.

Garage East Parcel

)

Stormwater runoff from the majority of the Garage East Parcel, which will be
comprised of new roof areas for the Garage East building and existing Garage
area to remain, will be directed to the MassDOT system located within I-90 that
ultimately discharges to the Fort Point Channel. Prior to discharging to the
MassDOT system:

Stormwater runoff from the new roof areas of the Garage East building will first
be directed to structural BMPs designed to improve water quality through
trapping oil, floatables, and TSS, then

Clean runoff will be directed to a recharge system designed to infiltrate
stormwater runoff in order to replenish groundwater and provide phosphorous
removal.

Summary of Proposed Mitigation
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>

Overflow from the proposed recharge system will discharge to the existing
MassDOT system.

Surface runoff from the public way (sidewalks, driveway aprons, and street
surfaces) along the Garage East Parcel frontages will discharge to existing BWSC
storm drain systems within Clarendon Street and the I-90 access road. There will
be no increase in surface runoff to the BWSC storm drain systems.

Station East Parcel

)

The Station East Parcel is entirely located over the Station track level. Stormwater
runoff from the majority of the Station East Parcel, which will be comprised of
new roof areas for the Station East building, will be directed to the existing MBTA
system below the concrete deck that ultimately discharges to the Fort Point
Channel. Prior to discharging to the existing MBTA system:

Stormwater runoff from the new roof areas of the Station East building will first
be directed to structural BMPs designed to improve water quality through
trapping oil, floatables, and TSS, then

Clean runoff will be directed to a recharge system, located to the south of the
Station East Parcel, designed to infiltrate stormwater runoff in order to
replenish groundwater and provide phosphorous removal.

Overflow from the recharge system will discharge to the existing MBTA system.

Surface runoff from the proposed pick-up/drop-off area and the public plaza off
Clarendon Street for the Station East building will first be directed to structural
BMPs designed to improve water quality through oil, floatables, and TSS removal.
Then, clean runoff will likely be directed to the existing MBTA storm drain system
below that ultimately discharges to the Fort Point Channel. There will be no
increase in surface runoff to the MBTA storm drain systems.

Surface runoff from the public way (sidewalks, driveway aprons, and street
surfaces) along the Station East Parcel frontage will discharge to existing BWSC
storm drain systems within Clarendon Street and Columbus Avenue. There will be
no increase in surface runoff to the BWSC storm drain systems.

Station West Parcel

)

).

Existing storm drain connections for the existing Station roof will remain.

Stormwater runoff from the new roof area for the Station West Air Rights
Development Parcel, which is entirely located over the Station track and
concourse levels, will first be directed to structural BMPs designed to improve
water quality through oil, floatables, and TSS removal. Then, clean runoff will
likely be directed to the existing MBTA storm drain system below the existing
Station that ultimately discharges to the Deer Island Waste Water Treatment
Plant.

Surface runoff from the entrance plaza for the Station and the public way
(sidewalks and street surfaces) on Dartmouth Street along the Station West Parcel
frontage will discharge to existing BWSC storm drain systems within Dartmouth

Summary of Proposed Mitigation
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9.4.2

9.4.3

Street. There will be no increase in surface runoff to the BWSC storm drain
systems.

Water and Wastewater

Water Conservation Measures

The Project will require approximately 177,650 gallons per day of domestic water. As
part of the overall sustainability plan for the Project, the Proponent will be actively
exploring means to reduce domestic water demand, including:

> Low flow water fixtures will be installed to meet, at a minimum, a 30 percent
reduction in potable water use compared to baseline

> Energy Star appliances will be installed for the residential buildings at Garage East
and Station East Parcels

> Water-efficient landscaping will be implemented through appropriate plant
selection

Inflow/Infiltration

BWSC requires all new sewer connections or expansions of existing connections that
exceed 15,000 gallons per day of wastewater to mitigate the impacts of the
development by removing four (4) gallons of I/I for each new gallon of wastewater
flow. The Proponent will comply with this requirement and develop an I/I mitigation
plan in coordination with BWSC.

Groundwater Conservation Overlay District

Located within the Groundwater Conservation Overlay District (GCOD), the Project
will include facilities to capture stormwater runoff and direct it to infiltration systems
consistent with, the requirements of Article 32, with the goal of replenishing the
groundwater table.

As discussed in Section 7.4.3, due to the nature of the Project Site, it may not be
possible to infiltrate the first inch of runoff over the entire post-development
impervious area. To provide groundwater recharge, to the maximum extent
practicable, the proposed stormwater management system will include recharge
chambers or wells designed to infiltrate runoff over a 72-hour period. In addition,
the proposed recharge system will provide stormwater treatment in the form of
phosphorous removal, in accordance with BWSC design guidelines.

The Proponent will provide the BPDA and Boston Groundwater Trust a letter
stamped by a professional engineer registered in Massachusetts that details how
each of the four parcels will meet the GCOD requirement for no reduction in
groundwater levels on site or on adjoining lots.

Summary of Proposed Mitigation
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9.5

9.6

Geotechnical/Groundwater

Mitigation measures will be incorporated into the design and construction of the
Project to limit potential adverse impacts on buildings and utilities in the vicinity of
the Project Site, as well as groundwater, including the following:

> The Project Team will conduct studies, prepare designs and specifications, and
monitor the contractor's performance for conformance to the Project’s contract
documents with specific attention to protecting nearby structures and facilities,
and reducing impacts to groundwater levels.

> The proposed foundation system will consist of Load Bearing Elements (LBE)
which are installed within slurry-filled trenches; as well as drilled foundations
consisting of drilled shafts and micropiles. Each of these foundation types will
minimize vibrations, noise, and soil disturbances (compared to driven
foundations).

> Performance criteria will be established in the Project specifications for the
system with respect to movements, and the construction sequence of the
foundations. The contractor will be required to plan, employ, and modify as
necessary, construction methods and take all necessary steps during the work to
protect nearby buildings and other facilities.

> Performance criteria will be established for maintenance of groundwater levels
during construction in the vicinity of the Project. The contractor will be required
to implement necessary steps during the work to not lower groundwater levels
outside the limits of the Site. The feasibility of recharging temporary dewatering
effluent into the ground will be investigated during the design of the Project.

> Geotechnical instrumentation will be installed and monitored before and during
the foundation installation portion of the work to observe the performance of the
adjacent buildings and structures.

Temporary Construction Impacts

Impacts associated with the Project’s construction activities are temporary in nature
and are typically related to air quality, stormwater runoff, solid waste, and truck
traffic. The Proponent will provide measures to protect pedestrians and other visitors
in the area of the Project Site throughout the duration of each construction phase.
These control measures will maintain access around the Site and to the Station, and
will provide pedestrians and other visitors safe access in the area during

construction activities. During construction there may be periods when public access
will be controlled to ensure public safety while performing certain construction
activities.

As design progresses and in advance of construction commencement on any of the
Project components, construction mitigation techniques will be reviewed by
appropriate regulatory agencies through the development and submission of a
Construction Management Plan (CMP). The CMP will identify and address the
potential impacts to the community that may arise during construction and to

Summary of Proposed Mitigation
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9.7

minimize these impacts where possible on the City, the public, and the on-site
transportation infrastructure. The CMP will be developed when additional
information is available with regard to the timing and phasing of construction, and
will be coordinated with other area Projects. The overall duration of construction for
the Project will be dependent on the sequencing of the various phases.

In accordance with the National Pollutant Discharge Elimination System (“NPDES")
General Permit requirements, the Project will also develop a Stormwater Pollution
Prevention Plan ("SWPPP") to control construction related impacts, including
erosions, sedimentation and other pollutant sources during construction and land
disturbance activities. Additionally, construction dewatering discharges will be
controlled and discharged in accordance with the state and local dewatering
standards.

Please refer to Section 6.11 for a description of the potential temporary impacts
resulting from construction activities and proposed mitigation measures anticipated
to reduce these impacts.

Proposed Mitigation Implementation Plan

As required by the Secretary’s Certificate on the ENF, Table 9-3 below presents the
proposed mitigation implementation plan associated with the anticipated phasing
schedule for each Project Component. The Proponent (which term shall include each
and every successor(s) in interest to the original Proponent) will be responsible for
implementing all of the mitigation measures. Costs will be determined as the Project
design is developed.

Summary of Proposed Mitigation
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TABLE 9-3— SUMMARY OF MITIGATION MEASURES

Mitigation Measure

Garage
West

Garage
East

Station
East

Station
West

Transportation

Roadway Improvements: The Project has evaluated potential roadway improvements, including signal
timing modifications to certain intersections and roadway modifications in order to increase the overall
performance of the mitigated intersections and improve the flow of vehicles in the network. Please refer
to Section 4.7, Section 9.1.1 and Table 9-1 for a detailed description and phasing of proposed roadway
improvements at each intersection.

Transit Mitigation: As certain components of the Project are delivered; they will create substantial
improvements to the existing Station. Improvements include:

> New entrance linked the Station via a new through-block connector

> New dedicated bus pull-off area

> New public plaza Serving as a forecourt to the new Station entrance on Clarendon Street

> New redundant elevator to the Orange Line

> New redundant elevators to Tracks 1/3 and track 2 (if determined to be feasible)

> Relocated and expanded crosswalk to align with the future station entrance

> Enhanced open space and public plaza along Dartmouth Street at the existing Station entrance

Transportation Demand Management (TDM): The Project will implement a comprehensive Transport
Demand Management (TDM) program to reduce the use of single occupant vehicles (SOVs) by
encouraging carpooling and vanpooling, bicycling, walking, and increased use of the area’s public transit
system. Please refer to Section 4.13.2 for a full list of proposed TDM measures that the Proponent will
provide.

Transportation Monitoring Program: The Project will conduct an annual Transportation Monitoring
Program, including an employee and resident survey, drive mode share survey, and biennial driveway
and parking counts. Please refer to Section 4.13.4 for a summary of monitoring program elements.

Construction Management Plan (CMP): The Project will develop a detailed CMP for each Project
Component to address potential short-term construction-related impacts, including construction vehicle
traffic, parking supply and demand, and pedestrian access. A CMP will be formalized at the appropriate
time for each Project Component as the phasing plan develops; please refer to Section 4.13.3 for details.

Summary of Proposed Mitigation
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Mitigation Measure Garage @ Garage : Station @ Station
West East East West
Transportation Access Plan Agreement (TAPA): The Project will enter into one or more TAPAs with the BTD X X X X
which will formalize and document all transportation mitigation and TDM commitments. The TAPA will
assign TDM implementation to the appropriate responsible entity be they the building owner, an
employer, or tenant for each Project Component.
Public Realm Improvements
As discussed in Section 3.5.1 and illustrated in Figures 3.8a-f, in addition to the transit-related public X X X X
realm benéefits listed above, the Project includes significant improvements to the streetscape on the
Project Site. Specific improvements proposed for each Air Rights Development Parcel are summarized
below:
> New sidewalks with concrete paving within pedestrian zone X X X X
> Widened sidewalks compared to existing condition X X
> New unit paving within furnishing zone that includes new street trees (some in raised planters), X X X X
benches, street lights, and bicycle racks
> New accessible vehicular drop-off zones X X X
> New proposed Hubway station X
> Reconfigured and improved crosswalks at intersections that increase pedestrian safety and X X X X
accessibility
> Improved or new accessible ramps to buildings (where necessary) X
> Improved sidewalk grade slope to improve accessibility at existing non-compliant conditions X
Greenhouse Gas Emissions
Energy Conservation Measures: The Project will incorporate key elements of sustainable and high X X X X
performance building design to increase energy efficiency and reduce stationary source GHG emissions.
Overall, the Project is expected to provide a 19.7 percent energy savings and 15.4 percent GHG emissions
savings. Please refer to Section 5.4.4 for a comprehensive description of proposed energy conservation
measures.
LEED Certification: The Project is targeting a LEED Gold rating for the Garage West commercial building X X X X
and a LEED Silver rating for the Garage East and Station East Residential buildings and the Station West
retail expansion.
Transportation Demand Management (TDM): The Proponent will implement a comprehensive TDM X X X X
program as detailed in Section 4.13.13, that will reduce Project-related greenhouse gas emissions by
promoting the use of alternative forms of transportation over the use of SOVs.

Summary of Proposed Mitigation
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Mitigation Measure Garage @ Garage : Station @ Station
West East East West

Infrastructure

Stormwater

Stormwater Management and Treatment: The Project will install on-site stormwater management and X X X

treatment systems that will improve water quality, reduce runoff volume, and control peak rates of runoff
in comparison to existing conditions, in compliance with current BWSC standards and MassDEP
Stormwater Management Policy.

Groundwater Recharge: The Project will install a recharge system designed to infiltrate clean stormwater X X X
runoff, in accordance with the standards articulated in the GCOD requirements.
Water/Wastewater

Water Conservation Measures: As part of the overall sustainability plan for the Project, the Proponent will
be actively exploring means to reduce domestic water demand, including:

> Install low flow water fixtures to meet, at a minimum, a 30 percent reduction in potable water use X X X X
compared to baseline

> Install Energy Star appliances for the residential buildings at Garage East and Station East Parcel X X
> Provide green roof areas, where feasible, to help reduce stormwater runoff X X X
> Implement water-efficient landscaping through appropriate plant selection X X X X
> To the extent excess recycled rainwater may be available after groundwater recharge obligations X X X

have been met, the Project will consider using it for cooling tower make up and/or irrigation

Ground Water Conservation Overlay District: The Project will install a recharge system designed to X X X
infiltrate clean stormwater runoff, in accordance with the standards articulated in the GCOD
requirements.

Inflow and Infiltration (I/1): As the Project design advances, and in consultation with MassDEP and CDPW, X X X X
the Project team will develop an Inflow and Infiltration (I/I) plan to mitigate for increased flows at the
Project Site.

Geotechnical/Groundwater

The Project will incorporate mitigation measures into the design and construction of the Project to limit X X X X
potential adverse impacts on buildings and utilities in the vicinity of the Project Site, as well as
groundwater.

Summary of Proposed Mitigation
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Mitigation Measure Garage @ Garage : Station @ Station
West East East West
Temporary Construction Impacts
Construction Management Plan (CMP): The Project will implement a comprehensive CMP for each Project X X X X
Component to mitigate temporary construction-related impacts. Please refer to Section 4.13.3 for details.
Stormwater Pollution Prevention Plan (“SWPPP"): In accordance with the National Pollutant Discharge X X X X

Elimination System (“NPDES") General Permit requirements, the Project will develop a SWPPP to control
construction related impacts, including erosions, sedimentation and other pollutant sources during
construction and land disturbance activities. Please refer to Section 7.4.4 for details.

Summary of Proposed Mitigation
9-18



Back Bay/South End Gateway Project DEIR/DPIR

9.8 Draft Section 61 Findings

As required by 301 CMR 11.07(6)(k) of MEPA, this chapter provides draft Section 61
Findings for each agency action to be taken on the Project.

MGL Chapter 30, Section 61, requires that “[a]ll authorities of the Commonwealth ...
review, evaluate, and determine the impact on the natural environment of all works,
projects or activities conducted by them and ... use all practicable means and
measures to minimize [their] damage to the Environment. ... Any determination
made by an agency of the commonwealth shall include a finding describing the
environmental impact, if any, of the project and a finding that all feasible measures
have been taken to avoid or minimize said impact.” The finding required by Section
61 “shall be limited to those matters which are within the scope of the
environmental impact report, if any, required ... [on a project].” MGL Chapter 30,
Section 62A.

Each state agency that issues a permit for the Project shall issue a Section 61 Finding
in connection with the permit issuance, identifying mitigation that is relied upon to
satisfy the Section 61 requirement. Table 9-4 identifies the anticipated state
actions/permits required for the Project.

TABLE 9-4 - LIST OF ANTICIPATED STATE PERMITS AND APPROVALS

Agency/Department Permit/Approval/Action

Commonwealth of Massachusetts
Department of Transportation ("MassDOT")

Indirect/Direct Access Permit

Permit for Construction in accordance with M.G.L. c. 40,
Section 54A (if required)

= MBTA approvals and/or consent (if required)
Finalization and execution of Air Rights Lease(s)
Approval of Infrastructure Investment Incentive (I-Cued)
Program funding (in coordination with Mass
Development and the City of Boston, if requested)
District Improvement Financing (in coordination with
Mass Development and the City of Boston, if requested)
Building Permits or Approvals (as required)

Executive Office of Administration and Finance

Department of Public Safety

Fossil Fuel Utilization Permit
= Pre-Construction Notice

Department of Environmental Protection

Executive Office of Energy and Environmental Affairs = Review under the Massachusetts Environmental Policy
(MEPA Office) Act and Public Benefits Determination.
Massachusetts Historical Commission = State Register Review, including Determination of No

Adverse Effect or Memorandum of Agreement
Construction Dewatering Permit (if required)
Temporary Construction Dewatering Permit (if required)
= Sewer Use Discharge Permit (if required)

Variances (as required)

Massachusetts Water Resources Authority

Architectural Access Board

Summary of Proposed Mitigation
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The Proponent (which term shall include each and every successor(s) in interest to
the original Proponent) will be responsible for implementing all of the mitigation
measures. Costs will be determined as the Project design is developed.

Draft Section 61 findings for use by state agencies issuing permits for the Project are
provided below to assist the agencies in meeting their obligations. Each Draft
Section 61 finding incorporates the relevant proposed mitigation measures
described above.

Summary of Proposed Mitigation
9-20



Back Bay/South End Gateway Project DEIR/DPIR

9.8.1

Massachusetts Department of Transportation (MassDOT) Draft
Section 61 Findings

DRAFT ONLY

J. Lionel Lucien, P.E.

Manager - Public/Private Development Unit

Massachusetts Department of Transportation, Highway Division - Boston
10 Park Plaza, Room 4150

Boston, MA 02116

(EEA No. 11502)

These findings for the Back Bay/South End Gateway Project (the “Project”), (EEA No.
11502), have been prepared in accordance with the provisions of M.G.L. c. 30,
Section 61 and 301 CMR 11.00. On XXX, the Secretary of Energy and Environmental
Affairs issued a decision stating that the Project’s Final Environmental Impact Report
("FEIR"), dated XXX, adequately and properly complied with the Massachusetts
Environmental Policy Act and its implementing regulations.

Project Description

The Project includes the mixed-use redevelopment of four distinct sites comprising
up to approximately 1.26 million square feet, and consisting of a new office building
with ground floor retail, two new residential buildings, a one-story vertical retail
expansion of the existing Massachusetts Bay Transportation Authority’s (“MBTA")
Back Bay/South End Station (the “Station”). The Project will also result in the partial
redevelopment of the existing 100 Clarendon Street Parking Garage (the "Garage”).
The transformational development will deliver up to approximately 592,000 square
feet of commercial office space, up to approximately 62,000 square feet of retail and
restaurant space, and up to approximately 600 residential units in addition to
project-related parking, loading and service uses.

The Proponent occupies and utilizes the Project Site pursuant to an existing ground
and air rights lease with MassDOT, which authorizes future air rights development
and subdivides the Project Site into four Air Rights Development Parcels, which will
in turn be the subject of four distinct Air Rights Leases with MassDOT. These Air
Rights Development Parcels include adjacent terra firma controlled by the
Proponent, creating the following four parcels: Garage West, Garage East, Station
East and Station West. Consistent with this parcelization, the Project has been
planned and designed as four distinct and severable but interrelated components as
described as follows:

> Garage West Parcel, located at the corner of Dartmouth and Stuart Streets,
includes the demolition of the westernmost Garage entry drum and a portion of
the existing Garage and the construction of a new 26-story building containing a
new entrance and pedestrian connection to the Station from Stuart Street, up to

Summary of Proposed Mitigation
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approximately 592,000 square feet! of commercial office space, up to
approximately 26,500 square feet of ground floor retail fronting on Dartmouth
and Stuart Streets, and the reconstruction of approximately 200,000 gross square
feet of the Garage. The reconfigured Garage will contain parking spaces to serve
all uses in the Project.

The potential closure of the westbound on-ramp to the I-90 Extension of the
Massachusetts Turnpike (the “On-Ramp”), as described in the MEPA filings,
primarily affects the Garage West Parcel and, therefore, two alternate
development schemes have been prepared by the Proponent. The first assumes
the On-Ramp will remain open and functioning as it does today (the "Garage
West Base Scheme"”) and the second assumes, as an outcome of the MassDOT
study, the On-Ramp will be closed (the “Garage West Alternate Scheme”).

With the demolition of the existing Garage entry and exit drums, a replacement
Garage exit will be necessary to avoid negative traffic impacts to the surrounding
neighborhoods. The location of the new Garage exit is dependent on whether or
not the On-Ramp remains open.

> Garage East Parcel, located on Clarendon Street, involves the demolition of the
easternmost Garage exit drum and the construction of a new 28-story residential
building containing up to approximately 240 units and up to approximately
222,000 square feet along the eastern end of the Garage, which will remain.
Irrespective of the potential On-Ramp closure, it is anticipated that the existing
vehicular access from Clarendon Street which passes under the Garage will
remain, and therefore, only one scheme is presented for this parcel.

Station East Parcel, located on the existing bus drop-off along Clarendon Street,
involves the relocation of the terminus of Bus 39 and the removal of the existing
MBTA ventilation tower, subject to MBTA approval, in order to construct a new
35-story residential building a new entrance and pedestrian connection to the
Station from Clarendon Street, up to approximately 360 units and up to
approximately 382,000 square feet of residential space, and up to approximately
5,000 square feet of ground and second floor retail space. In addition, with the
construction of the Station East Parcel, the Project includes the creation of a new
approximately 11,000 square foot public plaza off Clarendon Street and the
addition of a new redundant elevator to the Orange Line adjacent to the existing
elevator within the Station. The possible reactivation of the Commuter Rail head
house located on the south side of Columbus Avenue in order to provide
redundant elevators to Tracks 1/3 and Track 2, if determined to be feasible, is
also contemplated as part of the development of the Station East Parcel.

Unless labeled otherwise, all areas provided herein are described in gross floor area as such term is used in the definition of
“Floor Area Ratio” in the Code; therefore, such areas specifically exclude floor area devoted to garage use, whether or not in
the basement of a building or serving residential uses, mechanical equipment, storage, service and loading areas, and areas
serving as access to, egress from or use by public transit services, including pedestrian bridge connections providing access to
such public transit services, whether directly or indirectly as part of the overall Project. Please note that given the fact that the
majority of the Project Site is on and over air rights, it is not possible to reconstruct parking spaces beneath one or more of the
buildings, and thus this filing and PDA No.2 as amended will expressly exclude the square footage allocated to such parking for
the purposes of calculating FAR.
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> Station West Parcel, located on Dartmouth Street above the existing Station
Concourse, involves the vertical expansion of the Station, creating up to
approximately 30,000 square feet of additional retail opportunities to serve both
transit customers and the adjacent neighborhoods. In coordination with a
separate Station Concourse Improvements project being managed by the
Proponent, the Project adds a single level of retail space on either side of the
Station’s central hall connected to the Station Concourse below. In addition, with
the construction of the Station West Parcel, the Project includes the relocation
and expansion of the existing pedestrian crosswalk and the upgrading of the
open space in front of the Station to create a welcoming an inviting public plaza
at the terminus of the Southwest Corridor Park.

> Permits/Approvals

As the Project is currently described, it will require the execution of up to four
distinct Air Rights Leases , an Indirect/Direct Access Permit, and may require a
permit for construction in accordance with M.G.L. c. 40, Section 54A, and MBTA
approvals and/or consent.

Mitigation

Proposed mitigation measures related to the Air Rights Leases, permits and
approvals from the Department are described in the attached table.

Findings

MassDOT has reviewed and commented on the FEIR, EEA #11502 prepared for the
Project. Pursuant to M.G.L. c. 30, Section 61, MassDOT hereby finds that all
practicable means and measures will be taken to avoid or minimize adverse impacts
to the environment as a result of the Project.

By Date
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Table 9-5 — Summary of Mitigation Measures (MassDOT)

Mitigation Measure

Garage
West

Garage
East

Station
East

Station
West

Transportation

Roadway Improvements: The Project has evaluated potential roadway improvements, including signal
timing modifications to certain intersections and roadway modifications in order to increase the overall
performance of the mitigated intersections and improve the flow of vehicles in the network. Please refer
to Section 4.7, Section 9.1.1 and Table 9-1 for a detailed description and phasing of proposed roadway
improvements at each intersection.

Transit Mitigation: As certain components of the Project are delivered; they will create substantial
improvements to the existing Station. Improvements include:

> New entrance linked the Station via a new through-block connector

> New dedicated bus pull-off area

> New public plaza Serving as a forecourt to the new Station entrance on Clarendon Street

> New redundant elevator to the Orange Line

> New redundant elevators to Tracks 1/3 and track 2 (if determined to be feasible)

> Relocated and expanded crosswalk to align with the future station entrance

> Enhanced open space and public plaza along Dartmouth Street at the existing Station entrance

Transportation Demand Management (TDM): The Project will implement a comprehensive Transport
Demand Management (TDM) program to reduce the use of single occupant vehicles (SOVs) by
encouraging carpooling and vanpooling, bicycling, walking, and increased use of the area’s public transit
system. Please refer to Section 4.13.2 for a full list of proposed TDM measures that the Proponent will
provide.

Transportation Monitoring Program: The Project will conduct an annual Transportation Monitoring
Program, including an employee and resident survey, drive mode share survey, and biennial driveway
and parking counts. Please refer to Section 4.13.4 for a summary of monitoring program elements.

Construction Management Plan (CMP): The Project will develop a detailed CMP for each Project
Component to address potential short-term construction-related impacts, including construction vehicle
traffic, parking supply and demand, and pedestrian access. A CMP will be formalized at the appropriate
time for each Project Component as the phasing plan develops; please refer to Section 4.13.3 for details.
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Mitigation Measure Garage @ Garage : Station @ Station
West East East West
Transportation Access Plan Agreement (TAPA): The Project will enter into one or more TAPAs with the BTD X X X X
which will formalize and document all transportation mitigation and TDM commitments. The TAPA will
assign TDM implementation to the appropriate responsible entity be they the building owner, an
employer, or tenant for each Project Component.
Public Realm Improvements
As discussed in Section 3.5.1 and illustrated in Figures 3.8a-f, in addition to the transit-related public X X X X
realm benefits listed above, the Project includes significant improvements to the streetscape on the
Project Site. Specific improvements proposed for each Air Rights Development Parcel are summarized
below:
> New sidewalks with concrete paving within pedestrian zone X X X X
> Widened sidewalks compared to existing condition X X
> New unit paving within furnishing zone that includes new street trees (some in raised planters), X X X X
benches, street lights, and bicycle racks
> New accessible vehicular drop-off zones X X X
> New proposed Hubway station X
> Reconfigured and improved crosswalks at intersections that increase pedestrian safety and X X X X
accessibility
> Improved or new accessible ramps to buildings (where necessary) X
> Improved sidewalk grade slope to improve accessibility at existing non-compliant conditions X
Greenhouse Gas Emissions
Energy Conservation Measures: The Project will incorporate key elements of sustainable and high X X X X
performance building design to increase energy efficiency and reduce stationary source GHG emissions.
Overall, the Project is expected to provide a 19.7 percent energy savings and 15.4 percent GHG emissions
savings. Please refer to Section 5.4.4 for a comprehensive description of proposed energy conservation
measures.
LEED Certification: The Project is targeting a LEED Gold rating for the Garage West commercial building X X X X
and a LEED Silver rating for the Garage East and Station East Residential buildings and the Station West
retail expansion.
Transportation Demand Management (TDM): The Proponent will implement a comprehensive TDM X X X X
program as detailed in Section 4.13.13, that will reduce Project-related greenhouse gas emissions by
promoting the use of alternative forms of transportation over the use of SOVs.
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9.8.2

Massachusetts Department of Environmental Protection (DEP)
Draft Section 61 Findings

DRAFT ONLY

Commissioner Martin Suuberg
Department of Environmental Protection
One Winter Street

Boston, Massachusetts 02108

(EEA No. 11502)

These findings for the Back Bay/South End Gateway Project (the “Project”), (EEA No.
11502), have been prepared in accordance with the provisions of M.G.L. c. 30,
Section 61 and 301 CMR 11.00. On XXX, the Secretary of Energy and Environmental
Affairs issued a decision stating that the Project’s Final Environmental Impact Report
("FEIR"), dated XXX, adequately and properly complied with the Massachusetts
Environmental Policy Act and its implementing regulations.

Project Description

The Project includes the mixed-use redevelopment of four distinct sites comprising
up to approximately 1.26 million square feet, and consisting of a new office building
with ground floor retail, two new residential buildings, a one-story vertical retail
expansion of the existing Massachusetts Bay Transportation Authority’s ("MBTA")
Back Bay/South End Station (the “Station”). The Project will also result in the partial
redevelopment of the existing 100 Clarendon Street Parking Garage (the “Garage”).
The transformational development will deliver up to approximately 592,000 square
feet of commercial office space, up to approximately 62,000 square feet of retail and
restaurant space, and up to approximately 600 residential units in addition to
project-related parking, loading and service uses.

The Proponent occupies and utilizes the Project Site pursuant to an existing ground
and air rights lease with MassDOT, which authorizes future air rights development
and subdivides the Project Site into four Air Rights Development Parcels, which will
in turn be the subject of four distinct Air Rights Leases with MassDOT. These Air
Rights Development Parcels include adjacent terra firma controlled by the
Proponent, creating the following four parcels: Garage West, Garage East, Station
East and Station West. Consistent with this parcelization, the Project has been
planned and designed as four distinct and severable but interrelated components as
described as follows:

> Garage West Parcel, located at the corner of Dartmouth and Stuart Streets,
includes the demolition of the westernmost Garage entry drum and a portion of
the existing Garage and the construction of a new 26-story building containing a
new entrance and pedestrian connection to the Station from Stuart Street, up to
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approximately 592,000 square feet! of commercial office space, up to
approximately 26,500 square feet of ground floor retail fronting on Dartmouth
and Stuart Streets, and the reconstruction of approximately 200,000 gross square
feet of the Garage. The reconfigured Garage will contain parking spaces to serve
all uses in the Project.

The potential closure of the westbound on-ramp to the I-90 Extension of the
Massachusetts Turnpike (the “On-Ramp”), as described in the MEPA filings,
primarily affects the Garage West Parcel and, therefore, two alternate
development schemes have been prepared by the Proponent. The first assumes
the On-Ramp will remain open and functioning as it does today (the "Garage
West Base Scheme”) and the second assumes, as an outcome of the MassDOT
study, the On-Ramp will be closed (the “Garage West Alternate Scheme”).

With the demolition of the existing Garage entry and exit drums, a replacement
Garage exit will be necessary to avoid negative traffic impacts to the surrounding
neighborhoods. The location of the new Garage exit is dependent on whether or
not the On-Ramp remains open.

> Garage East Parcel, located on Clarendon Street, involves the demolition of the
easternmost Garage exit drum and the construction of a new 28-story residential
building containing up to approximately 240 units and up to approximately
222,000 square feet along the eastern end of the Garage, which will remain.
Irrespective of the potential On-Ramp closure, it is anticipated that the existing
vehicular access from Clarendon Street which passes under the Garage will
remain, and therefore, only one scheme is presented for this parcel.

Station East Parcel, located on the existing bus drop-off along Clarendon Street,
involves the relocation of the terminus of Bus 39 and the removal of the existing
MBTA ventilation tower, subject to MBTA approval, in order to construct a new
35-story residential building a new entrance and pedestrian connection to the
Station from Clarendon Street, up to approximately 360 units and up to
approximately 382,000 square feet of residential space, and up to approximately
5,000 square feet of ground and second floor retail space. In addition, with the
construction of the Station East Parcel, the Project includes the creation of a new
approximately 11,000 square foot public plaza off Clarendon Street and the
addition of a new redundant elevator to the Orange Line adjacent to the existing
elevator within the Station. The possible reactivation of the Commuter Rail head
house located on the south side of Columbus Avenue in order to provide
redundant elevators to Tracks 1/3 and Track 2, if determined to be feasible, is
also contemplated as part of the development of the Station East Parcel.

Unless labeled otherwise, all areas provided herein are described in gross floor area as such term is used in the definition of
"Floor Area Ratio” in the Code; therefore, such areas specifically exclude floor area devoted to garage use, whether or not in
the basement of a building or serving residential uses, mechanical equipment, storage, service and loading areas, and areas
serving as access to, egress from or use by public transit services, including pedestrian bridge connections providing access to
such public transit services, whether directly or indirectly as part of the overall Project. Please note that given the fact that the
majority of the Project Site is on and over air rights, it is not possible to reconstruct parking spaces beneath one or more of the
buildings, and thus this filing and PDA No.2 as amended will expressly exclude the square footage allocated to such parking for
the purposes of calculating FAR.
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> Station West Parcel, located on Dartmouth Street above the existing Station
Concourse, involves the vertical expansion of the Station, creating up to
approximately 30,000 square feet of additional retail opportunities to serve both
transit customers and the adjacent neighborhoods. In coordination with a
separate Station Concourse Improvements project being managed by the
Proponent, the Project adds a single level of retail space on either side of the
Station’s central hall connected to the Station Concourse below. In addition, with
the construction of the Station West Parcel, the Project includes the relocation
and expansion of the existing pedestrian crosswalk and the upgrading of the
open space in front of the Station to create a welcoming an inviting public plaza
at the terminus of the Southwest Corridor Park.

Permits/Approvals

As the Project is currently described, it requires a Fossil Fuel permit and will require
submission of a Pre-Construction Notice under 310 CMR 7.09.

Mitigation

Proposed mitigation measures related to the permits and approvals from the
Department are described in the attached table.

Findings

DEP has reviewed and commented on the FEIR, EEA #11502 prepared for the Project.
Pursuant to M.G.L. c. 30, Section 61, DEP hereby finds that all practicable means and
measures will be taken to avoid or minimize adverse impacts to the environment as
a result of the Project.

By Date
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TABLE 9-6 — SUMMARY OF MITIGATION MEASURES (DEP)
Mitigation Measure Garage = Garage @ Station = Station
West East East West

Greenhouse Gas Emissions
Energy Conservation Measures: The Project will incorporate key elements of sustainable and high X X X X
performance building design to increase energy efficiency and reduce stationary source GHG emissions.
Please refer to Section 5.4.4 for a comprehensive description of proposed energy conservation measures.
LEED Certification: The Project is targeting a LEED Silver rating for the Garage East and Station East X X X X
Residential buildings and the Station West retail expansion and a Gold rating for the Garage West
commercial building.
Transportation Demand Management (TDM): The Proponent will implement a comprehensive TDM X X X X
program as detailed in Section 4.13.13, that will reduce Project-related greenhouse gas emissions by
promoting the use of alternative forms of transportation over the use of SOVs.
Infrastructure
Stormwater
Stormwater Management and Treatment: The Project will install on-site stormwater management and X X X
treatment systems that will improve water quality, reduce runoff volume, and control peak rates of runoff
in comparison to existing conditions, in compliance with current BWSC standards and MassDEP
Stormwater Management Policy.
Groundwater Recharge: The Project will install a recharge system designed to infiltrate clean stormwater X X X
runoff, in accordance with the standards articulated in the GCOD requirements.
Water/Wastewater
Water Conservation Measures: As part of the overall sustainability plan for the Project, the Proponent will
be actively exploring means to reduce domestic water demand, including:

> Install low flow water fixtures to meet, at a minimum, a 30 percent reduction in potable water use X X X X

compared to baseline
> Install Energy Star appliances for the residential buildings at Garage East and Station East Parcel X X
> Provide green roof areas, where feasible, to help reduce stormwater runoff X X X
X X X X

> Implement water-efficient landscaping through appropriate plant selection
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Mitigation Measure Garage @ Garage @ Station = Station
West East East West
> To the extent excess recycled rainwater may be available after groundwater recharge obligations X X X
have been met, the Project will consider using it for cooling tower make up and/or irrigation
Ground Water Conservation Overlay District: The Project will install a recharge system designed to infiltrate X X X
clean stormwater runoff, in accordance with the standards articulated in the GCOD requirements.
Inflow and Infiltration (I/1): As the Project design advances, and in consultation with MassDEP and CDPW, X X X X
the Project team will develop an Inflow and Infiltration (I/I) plan to mitigate for increased flows at the
Project Site.
Geotechnical/Groundwater
The Project will incorporate mitigation measures as described above into the design and construction of X X X X
the Project to limit potential adverse impacts on buildings and utilities in the vicinity of the Project Site, as
well as groundwater.
Temporary Construction Impacts
Construction Management Plan (CMP): The Project will implement a comprehensive Construction X X X X
Management Plan (CMP) to mitigate temporary construction-related impacts.
Stormwater Pollution Prevention Plan (“SWPPP"): In accordance with the National Pollutant Discharge X X X X

Elimination System (“NPDES") General Permit requirements, the Project will develop a SWPPP to control
construction related impacts, including erosions, sedimentation and other pollutant sources during
construction and land disturbance activities. Please refer to Section 7.4.4 for details.
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9.8.3

Massachusetts Executive Office of Energy and Environmental
Affairs (EEA) Draft Section 61 Findings

DRAFT ONLY

Secretary Matthew Beaton

Executive Office of Energy and Environmental Affairs (EEA)
100 Cambridge Street, Suite 900

Boston, MA 02114

(EEA No. 11502)

These findings for the Back Bay/South End Gateway Project (the “Project”), (EEA No.
11502), have been prepared in accordance with the provisions of M.G.L. c. 30,
Section 61 and 301 CMR 11.00. On XXX, the Secretary of Energy and Environmental
Affairs issued a decision stating that the Project’s Final Environmental Impact Report
("FEIR"), dated XXX, adequately and properly complied with the Massachusetts
Environmental Policy Act and its implementing regulations.

Project Description

The Project includes the mixed-use redevelopment of four distinct sites comprising
up to approximately 1.26 million square feet, and consisting of a new office building
with ground floor retail, two new residential buildings, a one-story vertical retail
expansion of the existing Massachusetts Bay Transportation Authority’s ("MBTA")
Back Bay/South End Station (the “Station”). The Project will also result in the partial
redevelopment of the existing 100 Clarendon Street Parking Garage (the “Garage”).
The transformational development will deliver up to approximately 592,000 square
feet of commercial office space, up to approximately 62,000 square feet of retail and
restaurant space, and up to approximately 600 residential units in addition to
project-related parking, loading and service uses.

The Proponent occupies and utilizes the Project Site pursuant to an existing ground
and air rights lease with MassDOT, which authorizes future air rights development
and subdivides the Project Site into four Air Rights Development Parcels, which will
in turn be the subject of four distinct Air Rights Leases with MassDOT. These Air
Rights Development Parcels include adjacent terra firma controlled by the
Proponent, creating the following four parcels: Garage West, Garage East, Station
East and Station West. Consistent with this parcelization, the Project has been
planned and designed as four distinct and severable but interrelated components as
described as follows:

> Garage West Parcel, located at the corner of Dartmouth and Stuart Streets,
includes the demolition of the westernmost Garage entry drum and a portion of
the existing Garage and the construction of a new 26-story building containing a
new entrance and pedestrian connection to the Station from Stuart Street, up to
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approximately 592,000 square feet! of commercial office space, up to
approximately 26,500 square feet of ground floor retail fronting on Dartmouth
and Stuart Streets, and the reconstruction of approximately 200,000 gross square
feet of the Garage. The reconfigured Garage will contain parking spaces to serve
all uses in the Project.

The potential closure of the westbound on-ramp to the I-90 Extension of the
Massachusetts Turnpike (the “On-Ramp”), as described in the MEPA filings,
primarily affects the Garage West Parcel and, therefore, two alternate
development schemes have been prepared by the Proponent. The first assumes
the On-Ramp will remain open and functioning as it does today (the "Garage
West Base Scheme”) and the second assumes, as an outcome of the MassDOT
study, the On-Ramp will be closed (the “Garage West Alternate Scheme”).

With the demolition of the existing Garage entry and exit drums, a replacement
Garage exit will be necessary to avoid negative traffic impacts to the surrounding
neighborhoods. The location of the new Garage exit is dependent on whether or
not the On-Ramp remains open.

> Garage East Parcel, located on Clarendon Street, involves the demolition of the
easternmost Garage exit drum and the construction of a new 28-story residential
building containing up to approximately 240 units and up to approximately
222,000 square feet along the eastern end of the Garage, which will remain.
Irrespective of the potential On-Ramp closure, it is anticipated that the existing
vehicular access from Clarendon Street which passes under the Garage will
remain, and therefore, only one scheme is presented for this parcel.

Station East Parcel, located on the existing bus drop-off along Clarendon Street,
involves the relocation of the terminus of Bus 39 and the removal of the existing
MBTA ventilation tower, subject to MBTA approval, in order to construct a new
35-story residential building a new entrance and pedestrian connection to the
Station from Clarendon Street, up to approximately 360 units and up to
approximately 382,000 square feet of residential space, and up to approximately
5,000 square feet of ground and second floor retail space. In addition, with the
construction of the Station East Parcel, the Project includes the creation of a new
approximately 11,000 square foot public plaza off Clarendon Street and the
addition of a new redundant elevator to the Orange Line adjacent to the existing
elevator within the Station. The possible reactivation of the Commuter Rail head
house located on the south side of Columbus Avenue in order to provide
redundant elevators to Tracks 1/3 and Track 2, if determined to be feasible, is
also contemplated as part of the development of the Station East Parcel.

Unless labeled otherwise, all areas provided herein are described in gross floor area as such term is used in the definition of
"Floor Area Ratio” in the Code; therefore, such areas specifically exclude floor area devoted to garage use, whether or not in
the basement of a building or serving residential uses, mechanical equipment, storage, service and loading areas, and areas
serving as access to, egress from or use by public transit services, including pedestrian bridge connections providing access to
such public transit services, whether directly or indirectly as part of the overall Project. Please note that given the fact that the
majority of the Project Site is on and over air rights, it is not possible to reconstruct parking spaces beneath one or more of the
buildings, and thus this filing and PDA No.2 as amended will expressly exclude the square footage allocated to such parking for
the purposes of calculating FAR.
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> Station West Parcel, located on Dartmouth Street above the existing Station
Concourse, involves the vertical expansion of the Station, creating up to
approximately 30,000 square feet of additional retail opportunities to serve both
transit customers and the adjacent neighborhoods. In coordination with a
separate Station Concourse Improvements project being managed by the
Proponent, the Project adds a single level of retail space on either side of the
Station’s central hall connected to the Station Concourse below. In addition, with
the construction of the Station West Parcel, the Project includes the relocation
and expansion of the existing pedestrian crosswalk and the upgrading of the
open space in front of the Station to create a welcoming an inviting public plaza
at the terminus of the Southwest Corridor Park.

Chapter 91 Request for a Public Benefit Determination

The Project is subject to the jurisdiction of the 2007 statute “An Act Relative to
Licensing Requirements for Certain Tidelands" (2007 Mass. Acts Ch. 168, sec 8)
because it is entirely within filled tidelands. The act requires the Secretary to
consider the following when making a Public Benefit Determination:

> Purpose and effect of the development;

> The impact on abutters and the surrounding community;

> Enhancement of the property;

> Benefits to the public trust rights in tidelands or other associated rights;
> Community activities on the development site;

> Environmental protection and preservation;

> Public health and safety; and

> General welfare.

The Secretary is also instructed by the Act to consider the differences between
tidelands, landlocked tidelands and great ponds when assessing the public benefit
and shall consider the practical impact of the public benefit on development. The
Project Site is entirely within landlocked tidelands, and is therefore not subject to
Chapter 91 licensing jurisdiction.

The following sections describe how the Project provides appropriate public benefits
and is adequately protective of the Public Trust rights inherent in tidelands.

Purpose and Effect on the Development

The overall purpose of the Project is to construct a transformational transit-oriented
redevelopment centered on the Station, rejuvenating an underutilized urban site,
transforming the adjacent public realm, creating an attractive and appealing place
worthy of its prominent location and becoming an asset to the vibrant Back Bay,
South End and Bay Village neighborhoods and the City as a whole. The Project will
deliver world-class architecture, significant improvements to existing on-site transit
infrastructure, first class office space, improved retail vitality and high quality

Summary of Proposed Mitigation
9-33



Back Bay/South End Gateway Project DEIR/DPIR

residential space, contributing to the long term growth, and vitality of the City of
Boston in an increasingly competitive national and international economic context.

Impact on Abutters and Community

The Project Site is uniquely situated in the heart of one of Boston's most significant
cultural and mixed-use downtown areas. The Project offers a unique opportunity to
animate and dramatically improve an existing important city block and to help
connect the Back Bay, South End and Bay Village neighborhoods, to both the Project
Site and each other, creating an inviting and seamless urban fabric.

By introducing a mix of uses in appropriate and carefully considered locations, the
Project will reinforce the mixed-use character of the existing area, creating a
sustainable development centered on an important transit node, and thereby
encouraging the use of non-automotive means of transportation. In addition, the
buildings at both the Garage West and Station East Parcels will offer new public
entrances to the Station and pedestrian-friendly accessible through-block
connectors from both Clarendon and Stuart Streets flanked by new retail
improvements, thus increasing neighborhood connectivity and improving public
safety within the district.

The Project will bring new and diverse retail opportunities to neighborhood
residents, transit customers, and the public at large, as well new workplace
opportunities for a variety of business types, and a variety of new high-quality
housing opportunities, in compliance with the applicable Inclusionary Development
Policy of the City of Boston. The Project will create approximately 2,500 construction
jobs and 3,200 permanent jobs across all four Air Development Parcels, and
generate approximately $15.3 million annually in new real estate tax revenue.
Furthermore, the Project will contribute approximately $5.5 million in housing
linkage and $1.1 million in jobs linkages payments.

Enhancements to the Property

The Project will enhance the Project Site by converting a deteriorating and
underutilized site into a 21%* century mixed-use development, focused on creating
pedestrian-oriented streets and sidewalks and reimagining the Site as a multi-modal
transit hub, offering convenient rail and bus access, as well as direct connections to
bicycle accommodations, ride share and taxis. As described in Section 3.5, the public
realm around the Site will be significantly upgraded to provide a number of
conveniences and amenities including new sidewalks, street lighting, street trees and
landscaping, street furniture and other public amenities along Dartmouth, Stuart and
Clarendon Streets, consistent with the BTD's Complete Streets Guidelines. In
addition, with the delivery of the Station East Parcel, the Project will create a new
approximately 11,000 square foot public plaza off Clarendon Street, serving as a
forecourt to the new Station entrance, reinforcing its civic presence. With the
delivery of the Station West Parcel, the Project includes the relocation and expansion
of an existing pedestrian crosswalk and the upgrading of the open space in front of
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the Station to create a welcoming an inviting public plaza at the terminus of the
Southwest Corridor Park.

As described above, two new public entrances to the existing Station will be
provided through the development of the Garage West and Station East parcels. In
addition, with the delivery of the Station East Parcel, a new redundant elevator to the
Orange Line adjacent to the existing elevator within the Station will be provided,
along with the possible reactivation of the Commuter Rail head house located on
the south side of Columbus Avenue in order to provide redundant elevators to
Tracks 1/3 and Track 2, if determined to be feasible,

Furthermore, as described in detail in Appendix E, in parallel with the Proponent’s
efforts to develop the Air Rights Development Parcels, the Proponent agreed to pre-
pay the rent on the existing 99-year MassDOT Lease in order to make funding
available now to complete necessary Station repairs and upgrades in coordination
with the MBTA. A portion of the rent proceeds are to be used and were matched by
the MBTA to complete a MBTA-led track-level ventilation system improvement
project that will improve Station air quality and customer comfort. The remaining
considerable funds are being used to complete a renovation of the Station
Concourse, which is being managed and executed by the Proponent on behalf of
the MBTA. In addition, as part of the MassDot Lease agreement, the Proponent
agreed to assume property management responsibilities for the Station Concourse
level for the duration of the lease term beginning in August 2015. These renovation
projects represent significant enhancements to the existing Station property, owned
in fee by the MBTA, and will dramatically improve not only the experience of transit
customers, but also that of the surrounding neighborhoods, making the Station an
asset for the City as a whole.

Benefits to the Public Trust Rights in Tidelands or Other Associated Rights

The Project will create new or enhanced public open space lined by a high-quality
continuous street frontage activated by vibrant and engaging ground floor uses,
such as retail and restaurant spaces, and residential and commercial building
lobbies. Through the use of glass facades wherever possible, the Project will provide
transparency and create an inviting, safe and accessible ground-level experience for
pedestrians. In addition, public access and convenience will be improved through
the creation of new Station entrances and through-block connectors as well as the
addition of redundant elevators, improving accessibility for the public throughout
the Project Site.

The traditional public trust rights in tidelands (e.g. the right to fish, fowl and
navigate) have long been precluded at the Project Site by the historic filling and
development of downtown Boston. However, the modern expression of these
traditional public trust rights on filled land isolated from the existing water shed will
be realized through enhanced access to and through the Site and the Station, a
greatly improved street-level experience with inviting public open space, and
enhanced public activation of the Site.
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Community Activities on the Project Site

The Project will result in a substantial net improvement to community activities at
the Project Site by introducing more active uses, including retail, residential, and
office uses, and enhanced public open space, including the two public plazas at the
Station entrances from Stuart and Clarendon Streets.

The Project will encourage the community’s use of the Site in a manner that doesn't
exist today through the introduction of approximately 1.26 million square feet of
transit oriented development, including approximately 600 residential units, 592,000
square feet of commercial office space, and up to 62,000 square feet of retail and
restaurant space. Two of the proposed buildings flanking the Station are designed to
interconnect with it and provide new pedestrian-friendly accessible routes from both
Clarendon and Stuart Streets, improving the transit customer experience and
permeability through the Project Site for the surrounding neighborhoods and
businesses.

Environmental Protection/Preservation

The overall goal of the Project is to develop the Project Site with a variety of new
uses while avoiding or minimizing potential adverse environmental and community
impacts to the greatest extent feasible. Impacts will be mitigated in accordance with
all applicable local, state and federal environmental protection regulations.

The Project has evaluated the following potential environmental impacts and has
taken or will take appropriate steps to mitigate them to the extent practicable as
described in detail in the DEIR:

Pedestrian Wind Air Quality > Groundwater

Shadow > Water Quality > Geotechnical
> Construction
Daylight > Noise
Solid and
Solar Glare ’ olid.an

Hazardous Waste

The Project-related impacts, which are to be expected in urban development of this
scale, are counterbalanced by the significant benefits for the adjacent
neighborhoods and the City, including the realization of many of the City’s planning
goals expressed in the recently enacted Stuart Street Zoning District.

Public Health and Safety

The Project will promote public health and safety through implementing a Site
design that provides a safe and universally accessible facility from all directions. The
Project will provide a significantly upgraded public realm, including enhanced
furnishing and pedestrian zones with new paving, street trees, bike racks, trash
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receptacles, benches and street lighting consistent with the BTD’s Complete Streets
guidelines.

The Project will also enhance accessibility throughout the Site by regrading sidewalk
slopes where possible, providing adequate sidewalk widths, and delivering the fully
enclosed, accessible through-block connections between Stuart and Clarendon
Streets and the Station with the development of the Garage West and Station East
Parcels, respectively. Additional improvements will include a new redundant elevator
for the Orange Line inside the Station building and reconfigured crosswalks that will
improve pedestrian safety and circulation from the Project Site to the surrounding
neighborhood.

Through a variety of design strategies, the Project will promote health and wellness,
assist in improving indoor air quality, and reduce the urban heat island effect. The
Project will provide improved pedestrian facilities and bicycle accommodations to
support heathy alternate modes of transport.

General Welfare

The Project will protect the general welfare by redeveloping the existing
underutilized Site with modern and iconic buildings and thoughtfully designed and
universally accessible public realm. The Project will comply with all applicable local,
state and federal environmental protection standards and will be constructed in
accordance with one or more Construction Management Plans subject to review and
approval by the City of Boston to avoid or minimize potential impacts during
construction.

Protection of Groundwater

The potential for groundwater impacts at the Site is limited by the small amount of
terra firma affected and no impacts are anticipated due to the lack of substantive
excavation proposed. The Project Site is located within the Groundwater
Conservation Overlay District, and will therefore provide a recharge system designed
to infiltrate clean runoff and replenish the groundwater table to the extent feasible.

Findings

EEA has reviewed and commented on the FEIR, EEA #11502 prepared for the Project.
Pursuant to M.G.L. c. 30, Section 61, EEA hereby finds that consistent with the above
referenced provisions of An Act Relative to Licensing Requirements for Certain
Tidelands, the above referenced Project will have a public benefit.

By Date
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9.8.4 Massachusetts Historical Commission (MHC) Draft Section 61
Findings

DRAFT ONLY

Brona Simon

State Historic Preservation Officer
Executive Director

Massachusetts Historical Commission
220 Morrissey Boulevard

Boston, Massachusetts 02125

(EEA No. 11502)

These findings for the Back Bay/South End Gateway Project (the “Project”), (EEA No.
11502), have been prepared in accordance with the provisions of M.G.L. c. 30,
Section 61 and 301 CMR 11.00. On XXX, the Secretary of Energy and Environmental
Affairs issued a decision stating that the Project’s Final Environmental Impact Report
("FEIR"), dated XXX, adequately and properly complied with the Massachusetts
Environmental Policy Act and its implementing regulations.

Project Description

The Project includes the mixed-use redevelopment of four distinct sites comprising
up to approximately 1.26 million square feet, and consisting of a new office building
with ground floor retail, two new residential buildings, a one-story vertical retail
expansion of the existing Massachusetts Bay Transportation Authority’s ("MBTA")
Back Bay/South End Station (the “Station”). The Project will also result in the partial
redevelopment of the existing 100 Clarendon Street Parking Garage (the “Garage”).
The transformational development will deliver up to approximately 592,000 square
feet of commercial office space, up to approximately 62,000 square feet of retail and
restaurant space, and up to approximately 600 residential units in addition to
project-related parking, loading and service uses.

The Proponent occupies and utilizes the Project Site pursuant to an existing ground
and air rights lease with MassDOT, which authorizes future air rights development
and subdivides the Project Site into four Air Rights Development Parcels, which will
in turn be the subject of four distinct Air Rights Leases with MassDOT. These Air
Rights Development Parcels include adjacent terra firma controlled by the
Proponent, creating the following four parcels: Garage West, Garage East, Station
East and Station West. Consistent with this parcelization, the Project has been
planned and designed as four distinct and severable but interrelated components as
described as follows:

> Garage West Parcel, located at the corner of Dartmouth and Stuart Streets,
includes the demolition of the westernmost Garage entry drum and a portion of
the existing Garage and the construction of a new 26-story building containing a
new entrance and pedestrian connection to the Station from Stuart Street, up to
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approximately 592,000 square feet! of commercial office space, up to
approximately 26,500 square feet of ground floor retail fronting on Dartmouth
and Stuart Streets, and the reconstruction of approximately 200,000 gross square
feet of the Garage. The reconfigured Garage will contain parking spaces to serve
all uses in the Project.

The potential closure of the westbound on-ramp to the I-90 Extension of the
Massachusetts Turnpike (the “On-Ramp”), as described in the MEPA filings,
primarily affects the Garage West Parcel and, therefore, two alternate
development schemes have been prepared by the Proponent. The first assumes
the On-Ramp will remain open and functioning as it does today (the "Garage
West Base Scheme”) and the second assumes, as an outcome of the MassDOT
study, the On-Ramp will be closed (the “Garage West Alternate Scheme”).

With the demolition of the existing Garage entry and exit drums, a replacement
Garage exit will be necessary to avoid negative traffic impacts to the surrounding
neighborhoods. The location of the new Garage exit is dependent on whether or
not the On-Ramp remains open.

> Garage East Parcel, located on Clarendon Street, involves the demolition of the
easternmost Garage exit drum and the construction of a new 28-story residential
building containing up to approximately 240 units and up to approximately
222,000 square feet along the eastern end of the Garage, which will remain.
Irrespective of the potential On-Ramp closure, it is anticipated that the existing
vehicular access from Clarendon Street which passes under the Garage will
remain, and therefore, only one scheme is presented for this parcel.

Station East Parcel, located on the existing bus drop-off along Clarendon Street,
involves the relocation of the terminus of Bus 39 and the removal of the existing
MBTA ventilation tower, subject to MBTA approval, in order to construct a new
35-story residential building a new entrance and pedestrian connection to the
Station from Clarendon Street, up to approximately 360 units and up to
approximately 382,000 square feet of residential space, and up to approximately
5,000 square feet of ground and second floor retail space. In addition, with the
construction of the Station East Parcel, the Project includes the creation of a new
approximately 11,000 square foot public plaza off Clarendon Street and the
addition of a new redundant elevator to the Orange Line adjacent to the existing
elevator within the Station. The possible reactivation of the Commuter Rail head
house located on the south side of Columbus Avenue in order to provide
redundant elevators to Tracks 1/3 and Track 2, if determined to be feasible, is
also contemplated as part of the development of the Station East Parcel.

Unless labeled otherwise, all areas provided herein are described in gross floor area as such term is used in the definition of
“Floor Area Ratio” in the Code; therefore, such areas specifically exclude floor area devoted to garage use, whether or not in
the basement of a building or serving residential uses, mechanical equipment, storage, service and loading areas, and areas
serving as access to, egress from or use by public transit services, including pedestrian bridge connections providing access to
such public transit services, whether directly or indirectly as part of the overall Project. Please note that given the fact that the
majority of the Project Site is on and over air rights, it is not possible to reconstruct parking spaces beneath one or more of the
buildings, and thus this filing and PDA No.2 as amended will expressly exclude the square footage allocated to such parking for
the purposes of calculating FAR.
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> Station West Parcel, located on Dartmouth Street above the existing Station
Concourse, involves the vertical expansion of the Station, creating up to
approximately 30,000 square feet of additional retail opportunities to serve both
transit customers and the adjacent neighborhoods. In coordination with a
separate Station Concourse Improvements project being managed by the
Proponent, the Project adds a single level of retail space on either side of the
Station’s central hall connected to the Station Concourse below. In addition, with
the construction of the Station West Parcel, the Project includes the relocation
and expansion of the existing pedestrian crosswalk and the upgrading of the
open space in front of the Station to create a welcoming an inviting public plaza
at the terminus of the Southwest Corridor Park.

Permits/Approvals

As the Project is currently described, it requires a review by MHC.

Mitigation

Should the project result in a determination of adverse effect as defined under 950
CMR 71.05 and 71.07, a Memorandum of Agreement will be prepared, detailing
mitigation measures as agreed upon by MassDOT, MHC, and the Project’s
Proponent.

Findings

MHC has reviewed and commented on the Final EIR, EEA #11502 prepared for the
Project. Pursuant to M.G.L. c. 30, Section 61, MHC hereby finds that all practicable
means and measures will be taken to avoid or minimize adverse impacts to the
environment as a result of the Project.

By Date
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9.8.5

Massachusetts Water Resources Authority (MWRA) Draft Section
61 Findings

DRAFT ONLY

Director Frederick A. Laskey
Massachusetts Water Resources Authority
Charlestown Navy Yard

100 First Ave, Building 39

Boston, MA 02129

(EEA No. 11502)

These findings for the Back Bay/South End Gateway Project (the “Project”), (EEA No.
11502), have been prepared in accordance with the provisions of M.G.L. c. 30,
Section 61 and 301 CMR 11.00. On XXX, the Secretary of Energy and Environmental
Affairs issued a decision stating that the Project’s Final Environmental Impact Report
("FEIR"), dated XXX, adequately and properly complied with the Massachusetts
Environmental Policy Act and its implementing regulations.

Project Description

The Project includes the mixed-use redevelopment of four distinct sites comprising
up to approximately 1.26 million square feet, and consisting of a new office building
with ground floor retail, two new residential buildings, a one-story vertical retail
expansion of the existing Massachusetts Bay Transportation Authority’s ("MBTA")
Back Bay/South End Station (the “Station”). The Project will also result in the partial
redevelopment of the existing 100 Clarendon Street Parking Garage (the “Garage”).
The transformational development will deliver up to approximately 592,000 square
feet of commercial office space, up to approximately 62,000 square feet of retail and
restaurant space, and up to approximately 600 residential units in addition to
project-related parking, loading and service uses.

The Proponent occupies and utilizes the Project Site pursuant to an existing ground
and air rights lease with MassDOT, which authorizes future air rights development
and subdivides the Project Site into four Air Rights Development Parcels, which will
in turn be the subject of four distinct Air Rights Leases with MassDOT. These Air
Rights Development Parcels include adjacent terra firma controlled by the
Proponent, creating the following four parcels: Garage West, Garage East, Station
East and Station West. Consistent with this parcelization, the Project has been
planned and designed as four distinct and severable but interrelated components as
described as follows:

> Garage West Parcel, located at the corner of Dartmouth and Stuart Streets,
includes the demolition of the westernmost Garage entry drum and a portion of
the existing Garage and the construction of a new 26-story building containing a
new entrance and pedestrian connection to the Station from Stuart Street, up to
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approximately 592,000 square feet! of commercial office space, up to
approximately 26,500 square feet of ground floor retail fronting on Dartmouth
and Stuart Streets, and the reconstruction of approximately 200,000 gross square
feet of the Garage. The reconfigured Garage will contain parking spaces to serve
all uses in the Project.

The potential closure of the westbound on-ramp to the I-90 Extension of the
Massachusetts Turnpike (the “On-Ramp”), as described in the MEPA filings,
primarily affects the Garage West Parcel and, therefore, two alternate
development schemes have been prepared by the Proponent. The first assumes
the On-Ramp will remain open and functioning as it does today (the "Garage
West Base Scheme”) and the second assumes, as an outcome of the MassDOT
study, the On-Ramp will be closed (the “Garage West Alternate Scheme”).

With the demolition of the existing Garage entry and exit drums, a replacement
Garage exit will be necessary to avoid negative traffic impacts to the surrounding
neighborhoods. The location of the new Garage exit is dependent on whether or
not the On-Ramp remains open.

> Garage East Parcel, located on Clarendon Street, involves the demolition of the
easternmost Garage exit drum and the construction of a new 28-story residential
building containing up to approximately 240 units and up to approximately
222,000 square feet along the eastern end of the Garage, which will remain.
Irrespective of the potential On-Ramp closure, it is anticipated that the existing
vehicular access from Clarendon Street which passes under the Garage will
remain, and therefore, only one scheme is presented for this parcel.

Station East Parcel, located on the existing bus drop-off along Clarendon Street,
involves the relocation of the terminus of Bus 39 and the removal of the existing
MBTA ventilation tower, subject to MBTA approval, in order to construct a new
35-story residential building a new entrance and pedestrian connection to the
Station from Clarendon Street, up to approximately 360 units and up to
approximately 382,000 square feet of residential space, and up to approximately
5,000 square feet of ground and second floor retail space. In addition, with the
construction of the Station East Parcel, the Project includes the creation of a new
approximately 11,000 square foot public plaza off Clarendon Street and the
addition of a new redundant elevator to the Orange Line adjacent to the existing
elevator within the Station. The possible reactivation of the Commuter Rail head
house located on the south side of Columbus Avenue in order to provide
redundant elevators to Tracks 1/3 and Track 2, if determined to be feasible, is
also contemplated as part of the development of the Station East Parcel.

Unless labeled otherwise, all areas provided herein are described in gross floor area as such term is used in the definition of
"Floor Area Ratio” in the Code; therefore, such areas specifically exclude floor area devoted to garage use, whether or not in
the basement of a building or serving residential uses, mechanical equipment, storage, service and loading areas, and areas
serving as access to, egress from or use by public transit services, including pedestrian bridge connections providing access to
such public transit services, whether directly or indirectly as part of the overall Project. Please note that given the fact that the
majority of the Project Site is on and over air rights, it is not possible to reconstruct parking spaces beneath one or more of the
buildings, and thus this filing and PDA No.2 as amended will expressly exclude the square footage allocated to such parking for
the purposes of calculating FAR.

Summary of Proposed Mitigation
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> Station West Parcel, located on Dartmouth Street above the existing Station
Concourse, involves the vertical expansion of the Station, creating up to
approximately 30,000 square feet of additional retail opportunities to serve both
transit customers and the adjacent neighborhoods. In coordination with a
separate Station Concourse Improvements project being managed by the
Proponent, the Project adds a single level of retail space on either side of the
Station’s central hall connected to the Station Concourse below. In addition, with
the construction of the Station West Parcel, the Project includes the relocation
and expansion of the existing pedestrian crosswalk and the upgrading of the
open space in front of the Station to create a welcoming an inviting public plaza
at the terminus of the Southwest Corridor Park.

Permits/Approvals

As the Project is currently described, it will require a Construction Dewatering Permit
and possibly a temporary Construction Dewatering Permit and Sewer Use Discharge
Permit.

Mitigation

Proposed mitigation measures related to the permits and reviews by the MWRA are
described in the attached table.

Findings

MWRA has reviewed and commented on the FEIR, EEA #11502 prepared for the
Project. Pursuant to M.G.L. c. 30, Section 61, MWRA hereby finds that all practicable
means and measures will be taken to avoid or minimize adverse impacts to the
environment as a result of the Project.

By Date

Summary of Proposed Mitigation
9-43



Back Bay/South End Gateway Project DEIR/DPIR

TABLE 9-7- SUMMARY OF MITIGATION MEASURES (MWRA)

Mitigation Measure Garage = Garage @ Station = Station
West East East West
Infrastructure
Stormwater
Stormwater Management and Treatment: The Project will install on-site stormwater management and X X X
treatment systems that will improve water quality, reduce runoff volume, and control peak rates of runoff
in comparison to existing conditions, in compliance with current BWSC standards and MassDEP
Stormwater Management Policy.
Groundwater Recharge: The Project will install a recharge system designed to infiltrate clean stormwater X X X
runoff, in accordance with the standards articulated in the GCOD requirements.
Water/Wastewater
Water Conservation Measures: As part of the overall sustainability plan for the Project, the Proponent will
be actively exploring means to reduce domestic water demand, including:
> Install low flow water fixtures to meet, at a minimum, a 30 percent reduction in potable water use X X X X
compared to baseline
> Install Energy Star appliances for the residential buildings at Garage East and Station East Parcel X X
> Provide green roof areas, where feasible, to help reduce stormwater runoff X X X
> Implement water-efficient landscaping through appropriate plant selection X X X X
> To the extent excess recycled rainwater may be available after groundwater recharge obligations X X X
have been met, the Project will consider using it for cooling tower make up and/or irrigation
Ground Water Conservation Overlay District: The Project will install a recharge system designed to infiltrate X X X
clean stormwater runoff, in accordance with the standards articulated in the GCOD requirements.
Inflow and Infiltration (I/1): As the Project design advances, and in consultation with MassDEP and CDPW, X X X X
the Project team will develop an Inflow and Infiltration (I/I) plan to mitigate for increased flows at the
Project Site.
Geotechnical/Groundwater
The Project will incorporate mitigation measures as described above into the design and construction of X X X X

the Project to limit potential adverse impacts on buildings and utilities in the vicinity of the Project Site, as
well as groundwater.

Summary of Proposed Mitigation
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Mitigation Measure Garage @ Garage @ Station = Station
West East East West

Temporary Construction Impacts
Construction Management Plan (CMP): The Project will implement a comprehensive Construction X X X X
Management Plan (CMP) to mitigate temporary construction-related impacts.
Stormwater Pollution Prevention Plan (“SWPPP"): In accordance with the National Pollutant Discharge X X X X
Elimination System (“NPDES") General Permit requirements, the Project will develop a SWPPP to control
construction related impacts, including erosions, sedimentation and other pollutant sources during
construction and land disturbance activities. Please refer to Section 7.4.4 for details.

Summary of Proposed Mitigation
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9.8.6 Stationary Source GHG Emissions Self-Certification

DRAFT ONLY

[Insert anticipated filing date]

Secretary Matthew A. Beaton

Executive Office of Energy & Environmental Affairs
100 Cambridge Street, Suite 900

Boston, MA 02114

ATTN: Deirdre Buckley, Director, MEPA Office

Re: Letter of Commitment for Stationary Source Greenhouse Gas Emissions
Self-Certification
Back Bay/South End Gateway Project
Boston, MA (EEA No. 11502)

Dear Secretary Beaton and Director Buckley:

On behalf of the BP Hancock LLC, through its affiliate, Boston Properties Limited
Partnership (the “Proponent”), VHB has prepared a summary of the estimated
reduction in overall energy use and stationary source Greenhouse Gas ("GHG")
emissions for the Back Bay/South End Gateway Project in Boston (the “Project”).

In accordance with the current Massachusetts Environmental Policy Act (“MEPA")
Greenhouse Gas Emissions Policy and Protocol (the "GHG Policy”) dated May 2010,
the initial stationary source GHG assessment approach was outlined in the
Environmental Notification Form (“ENF") filed on April 15, 2015. On June 24, 2016, a
Certificate was issued by the Secretary of Energy and Environmental Affairs requiring
an Environmental Impact Report for the Project. In accordance with the Secretary's
Certificate on the ENF, as part of the Draft Environmental Impact Report ("DEIR")
filed on 1/31/17, the Proponent completed the stationary source GHG assessment.
On XXX, a Certificate stating that the Project’s Final Environmental Impact Report
("FEIR"), dated XXX, adequately and properly complied with MEPA and its
implementing regulations was issued by the Secretary of Energy and Environmental
Affairs.

The energy conservation measures for the full build-out of the Project are estimated
to reduce the possible overall energy use by 19.7 percent over the base code,
resulting in a 15.4 percent reduction in stationary source CO; emissions when
compared to the baseline case. The following table presents the estimated energy
savings and CO; emissions reductions for each Project Component.

Summary of Proposed Mitigation
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Energy Consumption (MMBtu/yr.)

CO; Emissions (tons/yr.)!

Air Rights Development Base Percent Percent
Parcel Case Design Case Savings Base Case Design Case Reduction
Garage West Office 54,763 43,132 21.2% 4,728.4 3,894.3 17.6%
Garage East Residential 20,452 16,406 19.8% 1,625.8 1,398.3 14.0%
Station East Residential 34,439 27,627 19.8% 2,737.6 2,354.7 14.0%
Station West Retail 7,390 6,805 7.9% 535.0 4959 7.3%
Total 117,044 93,970 19.7% 9,626.8 8,143.2 15.4%

1 The Base Case represents current Base Energy Code and ASHRAE 90.1-2013 standards.

The building energy model results/energy savings and estimated stationary source
GHG emissions reductions are preliminary, as none of the proposed buildings have
progressed past a conceptual level of design. Following completion of construction
of each element, the Proponent will submit a self-certification to the MEPA Office,

signed by an appropriate professional, which identifies the as-built energy

conservation measures and documents the stationary source GHG emissions

reductions from the baseline case.

If you have any questions, please contact me at (617) 607-2988 or via email at

KGreaves@vhb.com.

Very truly yours,
VANASSE HANGEN BRUSTLIN, INC.

Kyle G. Greaves, AICP
Environmental Planner

cc: Michael Cantalupa, Boston Properties

Melissa Schrock, Boston Properties

Summary of Proposed Mitigation
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10

ENF Response to Comments

In accordance with the MEPA Scope, this chapter directly responds to agency and
public review comments within MEPA jurisdiction. Table 10-1 lists all of the persons
and entities submitting comments on the ENF and Table 10-2 lists each of the
substantive comments received, by letter, providing a written response to each.
Where appropriate, reference is made to the corresponding section of the
DEIR/DPIR for additional information. A copy of the MEPA Certificate is available in
Appendix B. A copy of each comment letter received by the MEPA office during the
public review period of the ENF is included in Appendix M.

Table 10-1 Comment Letters Received

Letter No. Commenter
1 ENF Certificate of the Secretary of Energy and Environmental Affairs
2 Massachusetts Department of Environmental Protection
3 MassDEP Bureau of Air and Waste
4 Massachusetts Department of Transportation
5 Massachusetts Department of Energy Resources
6 Massachusetts Historical Commission
7 Massachusetts Water Resources Authority
8 Boston City Councilor District 8, Josh Zakim
9 Boston Water and Sewer Commission
10 Charles River Watershed Association
11 The Ellis South End Neighborhood Association
12 Neighborhood Association of the Back Bay
13 Bay Village Neighborhood Association — Dr. P. MacKenzie Bok
14 WalkBoston
15 Ann Beha
16 Tracy Pesanelli
17 Elliott Laffer
18 Pamela Humphrey
19 Kenneth Kruckemeyer
20 Shirley Kressel
21 Paula Griswold
22 Pam Lassiter

ENF Response to Comments
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23
24
25
26
27

28
29

Ann Hershfang

Susan Prindle

Gerry Ives (Ives Architects)
Anne Swanson

Lynn Foster
Heyward Parker James

Jacquelin Yessian

ENF Response to Comments
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Table 10-2

Responses to the ENF Comments

Comment No.

Comment

Response to Comment

Letter 1: ENF Certificate of the Secretary of Energy and Environmental Affairs
Pursuant to the Massachusetts Environmental
Policy Act (M.G.L. c. 30, ss. 61-62I) and Section
11.03 of the MEPA Regulations (301 CMR

11 11.00), I hereby determine that this project Comment noted.
requires the preparation of a mandatory Draft
Environmental Impact Report (DEIR).
A particular concern is the potential impact of
the project and proposed vehicular access on
transit operations and pedestrian access. To
conform with the Commonwealth’s and the Please refer to Section 3.5 for a discussion of site design
City's urban design and development goals, and pedestrian access. Please also see 3.5s 3.8a-f and
the project must strive not only to preserve 3.9a-b for proposed public realm improvements and site
and improve operations and access but to circulation and access plans. Please refer to section 4.10
increase capacity to the extent possible to for an analysis of the current and future transit

1.2 : ) . . i, : .
support increased ridership that will be conditions at the Site. Please refer to Section 1.1.1 and
generated by this project. These concerns are Appendix E for a detailed description of the Station
similar to those that have been identified and Concourse Improvements, which increase capacity in
addressed on other major redevelopment ingress/egress, platform access, waiting area and seating.
projects around transit hubs, including the Please see also Figures E.1-E.5.
Boston Garden project (EEA# 15052) at North
Station and the South Station Air Rights
project (EEA# 9131) at South Station.
I received considerable public comment
concerning the Proponent’s proposed design
for the station renovation. Commenters
expressed concern about the lack of public
input into the design, about vehicular and Please refer to Section 1.1.1 and Appendix E for a
pedestrian access within and around the detailed description of the Station Concourse
station, and whether the design would be able | Improvements, which increase capacity in ingress/egress,
to support existing operations in addition to platform access, waiting area and seating. Please see also
enhancing capacity of the station to Figures E.1-E.5 and Section 4.10 for a detailed transit

13 accommodate increased ridership. I note that capacity analysis. A public meeting was held on

MassDOT is initiating a public process
regarding station improvements which should
afford opportunities to learn more about the
project and goals and to provide input. The
Scope for the DEIR requires more information
regarding the station improvements, including
identification of project goals, a detailed
description of changes, and discussion of how
changes address project goals.

September 26, 2016 to present the Station Concourse
Improvements and MBTA track-level ventilation project
and to receive community feedback. This same
information was also presented to the CAC on October 6,
2016.

ENF Response to Comments
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Comment No.

Comment

Response to Comment

Because the Proponent is seeking a land
transfer in the form of air-rights and ground
leases from MassDOT, MEPA jurisdiction
extends to those aspects of the project within
the area subject to the land transfer that are
likely, directly or indirectly, to cause Damage

The Proponent intends to develop the four Project
Components using private funds, but will explore the

14 to the Environment. In addition, I note that the | possibility of local, state and/or federal public financing
project may pursue State Financial Assistance sources, where appropriate. Please refer to Section 1.9.4
in the form of Infrastructure, Investment and I | for a discussion of possible public funding sources.
(I-cubed) funding. Pursuant to 301 CMR
11.01(2)(a)(3), MEPA subject matter jurisdiction
is functionally equivalent to full scope
jurisdiction.

The DEIR should follow Section 11.07 of the
MEPA regulations for outline and content, as
15 modified by this scope. The DEIR should clearly | Please refer to Chapter 6 for details on environmental
) demonstrate that the Proponent has sought to | impact mitigation and strategies.
avoid, minimize and mitigate Damage to the
Environment to the maximum extent feasible.
To provide a full and self-contained
description and analysis of the project for the
MEPA record, the DEIR should include the Comment noted. A combined DEIR/DPIR has been

1.6 . . . . .
information contained in the PNF, updated as submitted.
relevant, in addition to the additional analyses
and information required in this Scope.

The DEIR should include a detailed description
of existing conditions. It should clearly identify | Please refer to Sections 1.2 and 3.2 for detailed
ownership of the site and quantify areas that descriptions of existing conditions. Please see also

17 are on solid ground and areas over the I-90, Figures 1.4a-d and Figure 1.5. Please refer to Section

) subway, commuter rail, and Amtrak rights-of- 1.9.3 and Figures 1.7b-c for information regarding site
way. The DEIR should describe the project and | ownership. See Section 1.4.2 for a summary of Project
identify any changes to the project since the refinements since the ENF/PNF.
filing of the ENF.

The DEIR should include updated site plans, if

applicable, for existing and post-development

conditions at a legible scale. Conceptual plans

should be provided at a legible scale and Please refer to Figures 1.6a-b for proposed site plans and
18 clearly identify buildings, public areas, Figures 3.8a-f for public realm improvements. Please also

impervious areas, pedestrian and bicycle
accommodations, transportation facilities
managed by MassDOT, MBTA, and the City of
Boston, and stormwater and utility
infrastructure.

see Figure 4.22 for bicycle parking and accommodations
and Figures 7.1a-7.3b for existing utility infrastructure.

ENF Response to Comments
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Comment No.

Comment

Response to Comment

The DEIR should identify and describe State,
federal and local permitting and review
requirements associated with the project
including requests for Financial Assistance and
provide an update on the status of each of
these pending actions. The DEIR should
include a description and analysis of applicable
statutory and regulatory standards and
requirements, and a discussion of the project’s
consistency with those standards. It should

Please refer to Section 1.6 for a list of anticipated permits
and approvals as well as the local planning and
regulatory controls applicable to the Project.

1.9 describe the project’s consistency with the
existing Urban Renewal Plan and what Please refer to Section 1.9.4 for a list of potential financial
modifications to the plan are proposed in assistance programs and funding sources for the Project.
accordance with M.G.L. c.121A to
accommodate the proposed development
program. It should identify permits and
approvals required by the City of Boston and
describe the status of these reviews and
approvals, in particular, in regards to any
implications to the project uses or design.
The DEIR should provide more information Pleas.e refer to. S(-?-ctlon L.1.1 and Appendix E for a
, . detailed description of the MassDOT Lease agreements,
about the Proponent’s obligations to manage .
1.10 . the Station Concourse Improvements and the
and upgrade the station as part of the Ground , S
LT Proponent's management obligations. Please see also
and Air Rights Lease. .
Appendix D for a copy of the Lease.
The DEIR should provide a description of the Pleas.e refer to. Sgctlon 111 anc;i Appendlx.E fora .
. detailed description of the Station renovations. A public
proposed changes to the MBTA station, .
. . . meeting was held on September 26, 2016 to present the
describe the design review process for the .
1l11a . . . . Station Concourse Improvements and MBTA track-level
changes, including any public review, and o . . .
. . . ventilation project and to receive community feedback.
respond to the issues and concerns identified . . .
in comment letters This same information was also presented to the CAC on
' October 6, 2016.
Please refer to Section 1.1.1 and Appendix E for a
It should assess the project’s potential impact detailed description of the Station Concourse
1.11b on capacity and describe how the changes will | Improvements, which increase capacity in ingress/egress,

accommodate existing and future ridership at
the station.

platform access, waiting area and seating. Please see also
Figures E.1-E.5 and Section 4.10 for a detailed transit
capacity analysis.

ENF Response to Comments
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Comment No.

Comment

Response to Comment

The DEIR should identify and describe projects
in the immediate project area which may be
constructed concurrent with or prior to the

Roadway, transit and pedestrian improvements related to
the Copley Place and other Stuart Street corridor
approved projects (40 Trinity and 380 Stuart Street) are
assumed for the future year No-Build and Build

1.12 proposed development. (e.g. Copley Place, conditions analyses. As described in Section 4.13.3,
EEA# 14790) and describe related roadway, o . . . .
. o specific construction phasing for the projects will be
transit and pedestrian improvements and . . .
. . coordinated and reflected in the Construction
construction phasing. .
Management Plan for each Project phase.
The DEIR should describe likely phasing
scenarios based on site and structural
constraints, interdependence of uses such as
ki ly, mitigati i . o
parking supply, mitigation commitments, and Please refer to Section 1.4.8 for a description of the
1.13a any other relevant factors. The DEIR should . . . .
. o . Project phases and an evaluation of phasing scenarios.
discuss how mitigation measures will be
implemented in the phasing scenarios to
ensure that project impacts are appropriately
mitigated as development proceeds.
The DEIR should also address how the need for | Please refer to Section 1.6 for a list of anticipated permits
1.13b subsequent review by MEPA and/or the City of | and approvals as well as the local planning and
Boston will be addressed. regulatory controls applicable to the Project.
Many commenters noted the conflict between
pedestrians an.d vehicles that would be created Please refer to Section 3.4.1 for details related to Garage
by a garage exit onto Dartmouth Street. The , . .
. i . West Parcel's building design concept and development,
DEIR should include a modified version of the . . .
S including an analysis of the requested alternate Garage
1.14a Garage West Base Scheme that eliminates the . . .
. . . exit. Please see also Figures 3.3s-u and note that this
Dartmouth Street garage exit and either relies . S . oo
. alternate exit location is considered inferior and
solely on the Clarendon Street entrance/exit compromising for the Project and is not being pursued
and/or identifies a second exit into Trinity P 9 ) gp ’
Place.
Please refer to Section 3.4.1 for details related to Garage
. . West Parcel's building desi t and devel t,
The DEIR must include at least one alternative yvest rarcels buliding design concep’ and deveiopmen
. o . including an analysis of the requested alternate Garage
that provides access to Trinity Place or provide . . .
1.14b . L L exit. Please see also Figures 3.3s-u and note that this
a clear analysis of why that is infeasible if the I- . . . o .
. alternate exit location is considered inferior from a public
90 ramp remains open. - . .. .
benefit's standpoint and compromising for the Project,
and is not being pursued.
The DEIR should discuss how schedule and Please refer to Section 1.4.8 for a description of the
phasing may be affected by MassDOT's Project phases and an evaluation of phasing scenarios.
1.15 determination regarding the ramp and how The Proponent notes that MassDOT will be submitting an

timing of that decision relates to the
development project.

Interchange Modification Report (IMR) to FHWA in early
2017.

ENF Response to Comments
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Comment No.

Comment

Response to Comment

1.16

According to the PNF, the project conforms
closely to the Stuart Street District zoning
requirements, but the Proponent will seek PDA
approval from the BRA because of the
complexity of the project and the underlying
zoning. The DEIR should include an analysis of
at least two alternatives, including but not
limited to:

« A third residential tower in place of the
proposed office tower; and

+ A development that strictly conforms to
Stuart Street District and Community
Commercial Zoning Subdistrict zoning
requirements.

Please refer to Chapter 2 for a detailed analysis of the
requested alternatives.

117

The DEIR should provide a detailed
comparison of the alternatives, including
detailed descriptions and plans of each
alternative.

(1) The DEIR should compare the
environmental impacts of each alternative,
quantitatively to the extent practicable, with
respect to trip generation, traffic operations,
pedestrian and bicycle access, water use,
wastewater generation, impervious area,
shadow, wind, GHG emissions, and potential
for renewable energy generation.

(2) The DEIR should describe any impacts or
opportunities for improved access to the
MBTA station associated with the alternatives.

Please refer to Chapter 2 for a detailed analysis of the
requested alternatives.

118

In recognition of the likely possibility that the
phasing and development will change due to
market conditions, I encourage the Proponent
to think strategically about alternative
development scenarios and structure them to
facilitate subsequent MEPA review (e.g. Notice
of Project Change (NPQ)).

Please refer to Section 1.4.8 for a description of the
Project phases and an evaluation of phasing scenarios.

1.19

...the Proponent has property management
responsibilities for the MBTA Station
concourse and has commenced a series of
station upgrades. The site is also subject to
easements for rail service, utilities, and other
private parties that must be maintained as part
of the site redevelopment.

Comment noted.

ENF Response to Comments
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Comment No.

Comment

Response to Comment

The DEIR should include one or more graphics
that clearly identifies the areas subject to the
MassDOT lease. It should identify and quantify
current ownership, proposed ownership/

Please refer to Section 1.9.3 and Figures 1.7a-d for more
information regarding the MassDot lease area, current

1.20 development rights, and temporary and and proposed ownership, development rights and
permanent easement areas, including any easements related to the Project Site.
easements required by the project from the
City of Boston.
[The DEIR should include] in an appendix, the Please refer to the electronic copies of the Ground and
1.21 Ground and Air Rights Lease and the Air Rights Lease and Development Plan, included in
Development Plan. Appendix D.
The DEIR should describe any additional Please refer to Section 1.9.3 and Figures 1.7a-d for more
1.22 ownership or lease arrangements that would information regarding the MassDot lease area, current
be required to implement project alternatives and proposed ownership, development rights and
related to the closure of the I-90 ramp. easements related to the Project Site.
The DEIR should include a Traffic Impact
Assessment (TIA)... and provide additional
1.23 analysis regarding the project’s impact and Please refer to Chapter 4 for a detailed transportation
proposed mitigation measures related to and parking analysis.
vehicular traffic, pedestrian and bicycle
facilities, and public transportation
A major focus of this section of the DEIR
should be a detailed analysis of existing
1.24 conditions and measures the project could Please refer to Chapter 4 for a detailed transportation
) implement to encourage and facilitate transit, and parking analysis.
bicycle and pedestrian access to the buildings
and MBTA station and the surrounding area.
L expect that the .DEIR W|II‘|ncIude.an Please refer to Section 4.12 for details of the pedestrian
assessment of this potential conflict and . . . .
1.25 identify alternatives to avoid, minimize and |mpa§t aTnaIy5|s and t(.) section ?'5'1 for a detailed
o . . description of strategies that will be implemented to
mitigate impacts to pedestrian flow along . . )
Dartmouth Street. ensure pedestrian priority. See also figures 3.8a-f.
The DEIR [should] provide a detailed
1.26 pedestrian impact analysis that will include an Please refer to Section 4.12 for details of the pedestrian

evaluation of the Garage West Base and
Alternate Scheme.

impact analysis.

ENF Response to Comments
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Comment No.

Comment

Response to Comment

The DEIR should include a Transportation
Impact Assessment (TIA) consistent with the
EEA/MassDOT Transportation Impact

Please refer to Chapter 4 and the Figures therein for

1.27a Assessment (TIA) Guidelines issued in March complete details of thg Transportation Impact Study (TIA)
2014 and the analyses and data requested in performed for the Project.
MassDOT's comment letter.
Please refer to Chapter 4 for a comprehensive
multimodal transportation analysis and to Sections 4.2,
The traffic study should provide a 4.11, 4.12 and 4.13 for summaries of proposed
1.27b comprehensive multimodal evaluation of mitigation, including transit improvements, streetscape
transportation impacts and identify improvements, bicycle accommodations, roadway
appropriate mitigation. modifications, signal timing and TDM measures. Please
see also Section 3.5 and Figures 3.8a-f, 3.9a-b, 4.18a-b,
4.22 and 4.23,
Please refer to Chapter 4 for a comprehensive
The Proponent should provide a clear multimodal transportation analysis and to Sections 4.2,
commitment to implement integrated 4.11, 412 and 4.13 for summaries of proposed
1.27¢ multimodal mitigation measures to improve mitigation, including transit improvements, streetscape
vehicular traffic operations and accommodate improvements, bicycle accommodations, roadway
walking, bicycling and transit use by modifications, signal timing and TDM measures. Please
employees, residents, and visitors to the site. see also Section 3.5 and Figures 3.8a-f, 3.9a-b, 4.18a-b,
4.22 and 4.23,
The TIA should describe the timing of impacts | Please refer to Section 4.13 and Section 9.1 for a
1.27d and mitigation measures, particularly with description of proposed transportation mitigation
respect to any phasing of the project build- measures, including the phasing of proposed physical
out. and operational transportation improvements.
Please refer to Section 4.10 for a detailed transit analysis
The TIA should provide transit and capacity and to Section 4.12 for a pedestrian analysis and
1.27e analyses and evaluate bicycle and pedestrian description proposed sidewalk improvements. Please
facilities for the existing conditions, future No- | refer to Section 4.11 and Figure 4.22 for details on
Build conditions, and future Build conditions. proposed bicycle parking and infrastructure
improvements.
The TIA should include an analysis of any
|nterseFt|ons in the study area that have crash Please refer to Section 4.3.7 for an analysis of vehicle
rates higher than the State and/or MassDOT . . . . L
1.27f crash data, including comparison with State and District

District 6 average, and discuss causality and
potential mitigation measures to be
implemented by the Proponent.

6 crash rates.
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Comment No.

Comment

Response to Comment

In addition to the trip generation estimates
included in the PNF, the DEIR should provide
estimates for the average Saturday daily trips
and Saturday peak period trips based on the
ITE Trip Generation Manual (9th Edition).
Adjustments of the trip generation estimates
should be calculated using applicable
methodologies for pass-by and/or internal
capture trips from the most recent editions of
the ITE Trip Generation Manual and Trip
Generation Handbook. The DEIR should
include a trip distribution for the project using
a gravity model based on factors such as
census data, origin-destination, travel time,
and distance to determine trip characteristics

Please refer to Section 4.3.1 and Appendix F for a
summary of average Saturday and weekday traffic
volumes. Please refer to Section 4.5 for a summary of the
Project generated vehicle trips methodology and results
and for details of pass-by and internal capture trip
reductions. Please refer to Section 4.5.9 for details of
Project trip distribution methodology. Please refer to

1.28 . . . Sections 4.3.10, 4.4 and 4.6 for details of the traffic

for employees and residents of the project site. . - . . "
. . analysis under Existing, No Build and Build conditions,
The model should also consider the impact of . .
. respectively, with the I-90 ramp closed as well as open
the potential closure of the I-90 on ramp to . .
. . for the future year conditions. Details of travel demand
the transportation network and trip . . . S .
L and trip generation were developed in coordination with
distribution. The Proponent should consult .
. . MassDOT, BTD, and the MBTA. Please refer to Section
with MassDOT, the City of Boston, and the . . . . .
. 4.5.4 for details of mode splits, which were established in
MBTA to develop travel demand and trip . .
. S consultation with MassDOT and BTD.

generation characteristics in light of the
difficulty in adequately modeling the transit
trip generation and trip assignments for the
project. The City of Boston's mode split data
for this section of the city should be compared
to the ITE values to better estimate the share
of trips accomplished by walking, bicycling,
and transit use.
The DEIR should fully document how the trip
generation estimates and trip assignments Please refer to Section 4.5 for a summary, and to

1.29 were derived. If appropriate, the study area Appendix F for detailed worksheets on trip generation

defined below should be modified on the basis
of these results.

methodology.
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10-10




Back Bay/South End Gateway Project

DEIR/DPIR

Comment No.

Comment

Response to Comment

1.30

The TIA study area should include the
following 32 intersections and roadways:

* Boylston Street at Clarendon Street;

« Boylston Street at Berkeley Street;

« St. James Avenue at Dartmouth Street;

« St. James Avenue at Trinity Place;

« St. James Avenue at Clarendon Street;

« St. James Avenue at Berkeley Street;

« St. James Avenue at Arlington Street;
 Huntington Avenue at Exeter Street and
Stuart Street;

« Stuart Street at Dartmouth Street;

« Stuart Street at Trinity Place;

« Stuart Street at Clarendon Street;

« Stuart Street at Berkeley Street;

« Stuart Street at Arlington Street;

« Clarendon Street at Stanhope Street;

« Clarendon Street at Back Bay Station;

« Clarendon Street at the I-90 westbound on-
ramp

* Columbus Avenue at Dartmouth Street;

« Columbus Avenue at Clarendon Street;

« Columbus Avenue at Cahners Place;

« Columbus Avenue at Berkeley Street;

« Arlington Street at Marginal Road and the I-
90 on-ramp;

« Arlington Street at Stuart Street/Columbus
Avenue;

- Arlington Street/Herald Street at Tremont
Street;

« Herald Street at Albany Street;

« Albany Street at I-93 southbound on-ramp;
« Albany Street at Traveler Street;

« Berkeley Street at Storrow Drive on-ramps;
« Storrow Drive eastbound off-ramp at
Clarendon Street;

« Stuart Street at I-90 westbound off-ramp;
and

« Huntington Avenue at Blagden Street/I-90
westbound on-ramp.

Please refer to Section 4.3.1 and Figure 4.1, for a
description of the intersections included in the Project
study area. The additional intersections MassDOT
requested were incorporated.

131

The TIA should include operational analyses
for the I-90 mainline, including the merge
sections for the Arlington Street, Clarendon
Street, and Huntington Avenue on-ramps. The
TIA should provide comprehensive analyses for
both the No-Build and Future Build scenarios
in which the I-90 westbound ramp remains
open or is permanently closed.

Please refer to Sections 4.3.10, 4.4.6 and 4.6.3 for details
of the I-90 mainline under Existing, No-Build and Build
conditions, respectively.
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The TIA should also include trips that will be
generated by nearby planned and/or approved
projects in establishing traffic volumes for the
future No-Build and Build scenarios. In
addition, an annual growth factor should be
applied to existing traffic volumes prior to
addition project-specific background growth.
The planning horizon for the TIA should be

Please refer to Sections 4.4.1 for details of background
growth including both an annual growth factor and
specific background projects as identified by BTD and
BPDA. The planning horizon year for the TIA for the
Project is based on a 7-year horizon (2023). The planning
horizon for the potential ramp closure analysis in the IMR

1.32 seven years from the filing of the DEIR, with being prepared separately by MassDOT is based on a 20-
the exception of the analyses of the I-90 year horizon. Please refer to Section 4.4.3 for a discussion
westbound on-ramp closure, which should use | of the impacts associated with the proposed I-90
a 20-year planning horizon consistent with westbound ramp closure under future (7-year)
FHWA requirements. The Proponent should conditions. The Proponent has consulted with MassDOT
consult with MassDOT regarding the modeling | on the modeling of the ramp closure impacts.
of impacts to area traffic conditions associated
with proposed I-90 westbound ramp closure.
The DEIR should characterize existing and
future traffic operations with capacity analyses
for the Weekday. AM and PM. and Satgrday Please refer to Chapter 4 for a detailed traffic analysis
peak hour conditions for all intersections. The . . -
1.33 capacity analyses should be performed for the |ncIu<?i|ng both the Base Condition Wh?fe the O”'Rafnp
. . . . remains open and the Alternate Condition, where it is
entire build-out including both the Garage closed
West Base Scheme and Garage West '
Alternative Scheme which is based on the
elimination of the I-90 westbound on-ramp.
The Project does not propose to signalize the Garage exit
The DEIR should document the project’s on Clarendon Street. Please refer to Section 4.6 for
1.34 impacts to vehicular flow and bus headway at analysis of the Project's impacts to traffic operations at
) the station entrance and consider impacts due | the Station entrance on Clarendon Street. Please also
to the proposed signalized exits. refer to section 4.10.2 for a description of the Route 39
Bus terminus relocation, and to Figure 4.21 for a plan.
The DEIR should depict the peak hour 50th
(average) and 95th percentile queue lengths
for each lane group/turning movement at each
study area intersection for all scenarios. The
results of this analysis should be provided in a
tabular format that identifies Existing, No Please refer to Sections 4.3.8, 4.3.9, 4.4.5 and 4.6.2 for a
Build, Future Build and Future Build with summary of respective queue analyses under existing, no
1.35 Mitigation scenarios for all peak hour build and build conditions. Please refer to Figures 4.17a-

conditions. The analysis should clearly identify
any extended queues that would affect vehicle
movements and identify appropriate
mitigation. The level of service (LOS) for each
lane group/turning movement should be
clearly depicted for each scenario using color
coded illustrations.

d for Queue analysis illustrations under all analysis
scenarios.
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The DEIR should include a traffic signal warrant
study (TSWS) and document the need at any
intersection where signalization is proposed.

Please refer to Section 4.7.1 for a description of potential
signalization at the St. James Avenue/Trinity Place and
Clarendon Street/Stanhope Street intersections. As

1.36 The DEIR should also identify any locations noted, trafflc signal warrants may npt be‘satlsflec.l at
. these locations, and further discussion with BTD is
where a left turn lane is proposed and fully L .
. necessary to determine if the improvements should be
document the need for the turning lane. .
considered.
The DEIR should include sufficiently detailed . . .
€ should include sufficiently detarie The proposed roadway improvements described in
conceptual plans (preferably 80-scale) for . . . .
. . Section 4.7 include traffic signal and operational
proposed roadway improvements in order to . . .
. L . improvements which generally do not call for detailed
verify the feasibility of constructing . i . . .
1.37 . conceptual plans at this stage. Additional information will
improvements. The plans should show . .
. . be provided as the design develops further and as the
proposed lane widths and offsets, layout lines . . . .
S . Proponent continues to coordinate with the appropriate
and jurisdictions, and land uses adjacent to .
. agencies.
areas where improvements are proposed.
Proposed roadway and pedestrian mitigation described
N _ in Ch h 4 are | ity of B
Any proposed mitigation within the state in Chapter 3 and C a‘pttler are ocatgd on City of Boston
. . o . Streets rather than within the state highway layout.
highway layout and all internal site circulation . . . .
. . Nonetheless, all improvements will be designed in
must be consistent with a Complete Streets . .
. . accordance with Complete Streets design approaches.
design approach that provides adequate and . . . . .
. Please see Section 3.5 for a detailed discussion on site
1.38a safe accommodations for all roadway users, L. . . . ,
. . S . . design, including the incorporation of BTD's Complete
including bicyclists, pedestrians, and public o .
o . Streets Guidelines. Please see also Figures 3.8a-f for
transit riders. Guidance on Complete Streets . .
. - - . public realm plans. Note: the Alternative Scheme does
design guidelines is included in the MassDOT . - o
Project Development and Design Guide propose a new ramp connection to Trinity Place, but it is
' assumed that the State Highway Layout on Trinity Place
would be extinguished under that scenario.
I expect the Proponent to consult with the City | The Proponent has and will continue consult with the
of Boston regarding its Complete Streets City of Boston and has incorporated Complete Streets
1.38b Initiative and opportunities for incorporating design principles in the Project's street and sidewalk
“green infrastructure” into the design of streets | design. Please refer to Sections 3.5.1 and 3.5.2 and to
and sidewalks. Figures 3.8a-f for more detail.
The DEIR should discuss the rationale for
determining the number of parking spaces to
be provided. According to MassDOT, the most | Please refer to Section 4.9 for a summary of existing and
1.39 recent edition of ITE's Parking Generation proposed parking conditions and Project parking

document should be consulted, but it may not
effectively predict parking rates for this mixed-
use project.

demand, including an ITE analysis.
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1.40a

The DEIR should include a summary of the
parking need and supply for comparable
facilities using multiple data sources, including
consultation with the Boston Transportation
Department (BTD).

Please refer to Section 4.9 for a summary of existing and
proposed parking conditions.

1.40b

The DEIR should describe how occupancy of
parking spaces at these facilities varies during
the day and identify peak periods of use.

Please refer to Section 4.9 for a summary of existing and
proposed parking conditions.

141

...the DEIR should include a detailed transit
capacity analysis to determine the existing
conditions and potential impacts of the project
on the transit system. The analysis should be
developed in consultation with the MBTA and
the Central Transportation Planning Staff
(CTPS). The analysis should be based on the
existing Orange Line system and any planned
service enhancements and include projected
conditions upon completion of individual
phases and the Full Build.

Please refer to Section 4.10 for a detailed analysis on the
future capacity of transit services serving the Project Site.
The Proponent has consulted with the MBTA and CTPS in
developing this analysis.

142

The DEIR should address the expected
additional ridership on the Orange Line and
the impact of the additional ridership
throughout the day, including peak periods.
The DEIR should include tables showing the
peak period headway and the MBTA's Policy
Load and Crush Load Capacity for both
inbound and outbound directions on the
Orange Line. The data should be provided for
future conditions upon completion of project
phases and the full buildout. This information
should be shown graphically to indicate the
project’s added ridership in comparison to
base ridership and the load capacities.

Please refer to Section 4.10.1 for a detailed analysis of
the future capacity of the MBTA Orange Line.

143

The DEIR should describe existing conditions
at the station, describe how employees,
visitors, and residents will access the station,
identify any measures that may be necessary
to improve conditions and capacity to address
increased transit ridership.

Please refer to Section 3.5.1 for a detailed description of
the Project's pedestrian realm improvements, to Figures
3.8a-f for pedestrian realm improvement plans and to
Figures 3,9a-b for site circulation and access plans. See
also Section 4.10 for an analysis of future transit capacity.
Please refer to Section 1.1.1 and Appendix E for a
detailed description of the Station Concourse
Improvements, which increase capacity in ingress/egress,
platform access, waiting area and seating. Please see also
Figures E.1-E.5.
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The DEIR should include a discussion of the
ongoing improvements the Proponent is
implementing at the station as part of its
management responsibilities and how those
improvements will accommodate growth in

Please refer to Section 1.1.1 and Appendix E for a
detailed description of the Station Concourse
Improvements, which increase capacity in ingress/egress,
platform access, waiting area and seating. Please see also
Figures E.1-E.5 and Section 4.10 for a detailed transit

144 the volume of transit riders generated by the capacity analysis. A public meeting was.held on
. . . September 26, 2016 to present the Station Concourse

project and adjacent projects. I note that o .

MassDOT intends to initiate public review of Improveme.nts and MBTA track-level veptllatlon project

proposed improvements this year and expect f':md to receive community feedback. This same

. . information was also presented to the CAC on October 6,
this process will inform the DEIR.
2016.

The DEIR should provide a detailed analysis of

the project’'s impact to the MBTA bus network

that serves the site, including Routes 10, 39,

and 170. The DEIR should review the capacity Please refer to Section 4.10.2 for a detailed analysis of
1.45a of bus service to the site under existing the future capacity of MBTA bus service serving the

conditions and upon completion of the Project Site.

project, taking into account other projects in

the vicinity that are under construction or

planned.

The DEIR should evaluate options for Please refer to section 4.10.2 for a description of the
1.45b relocating the Route 39 terminus and identify Route 39 Bus terminus relocation, and to Figure 4.21 for

the potential impacts to service. a plan.

The Proponent should provide the analysis of Please refer to Section 4.10.2 for a detailed analysis of
1.45c impacts to bus service requested in MassDOT's | the future capacity of MBTA bus service serving the

comment letter. Project Site.

The DEIR should provide an inventory of

pedestrian and bicycle facilities inventory of

pedestrian and bicycle facilities in the study Please refer to Section 4.3.3 for a summary of existing

area and bicycle network in the vicinity of the bicycle facilities near the Project Site, to Section 4.11 for

project as requested in MassDOT's comment a complete discussion of the Project's proposed bicycle

letter. The inventory should document the accommodations and to Figure 4.22 for the proposed
1.46a width and condition of sidewalks and bicycle parking plan. Please refer to Section 4.12 for

crosswalks, bikeway types, bikeway widths, and
number and speed of bicyclists. Travel routes
of bicyclists through the area should be
identified and evaluated in terms of safety and
origin-destination of potential employees and
residents of the project site.

descriptions of existing sidewalk conditions and
proposed improvements as a result of the Project. Please
also refer to Section 3.5.1 and Figures 3.8a-f for a
description of pedestrian realm improvements.
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The DEIR should identify measures for
improving deficient pedestrian and bicycle

Please refer to Sections 3.5 and 4.12 and Figures 3.8a-f
for a description proposed pedestrian realm

1.46b O, . . improvements as a result of the Project. Please refer to
facilities in the area and expanding or adding . . .
. Section 4.11 and Figure 4.22 for details on proposed
new bicycle routes. . . . .
bicycle parking and infrastructure improvements.
The DEIR should quantify the capacity of Please refe'r to SeFtlon 3.5:1 for a detailed descrlptlon of
. . i . the Project's public realm improvements, to Section 3.5.2
sidewalks and bicycle facilities adjacent to the . - .
. . . . . for an analysis of proposed sidewalk widths and to
1.46¢ project site and identify any impacts or . . .
. . . Figures 3.8a-f for public realm improvement plans. Please
improvements on pedestrian and bicycle . . .
. also refer to Figure 4.22 for proposed bicycle parking and
passage that are related to the project. . .
infrastructure improvements.
The DEIR should discuss the pedestrian Please refer to Section 3.4..1 for a d|scus§|on of the Trlnlty
. . . Place and Stuart Street bridges and to Figures 3.2h-i. The
bridges in the context of overall pedestrian . .
. L . . Proponent notes that there are three such bridges in the
147 circulation in the area and provide more detail | . . L . .
. . . immediate vicinity of the Project, each providing an
about potential locations and designs of the . . .
bridaes important weather-protected and accessible connection
ges. across the busy thoroughfare of Stuart Street.
The DEIR should include a pedestrian impact
analysis to determine the quality of service
provided to pedestrians at intersections and
pedestrian facilities in the vicinity of the
project site. The analysis should provide a
pedestrian LOS for each intersection and
crgsswalk L.Jr)der the Existing, No Build, and Please refer to Section 4.12 for details of the pedestrian
1.48 Build conditions, for the Garage West Base impact and LOS analvsis
Scheme, Garage West Alternative Scheme, and P ysts.
version of the Garage West Alternative Scheme
that does not include a garage exit onto
Dartmouth Street. The pedestrian impact
analysis should be prepared using
methodologies described in the most recent
edition of the Highway Capacity Manual.
The TDM plan should seek to maximize the use
1.49 of pedestrian and bicycle facilities, offer Please refer to Section 4.13.2 for a summary of proposed

incentives for using public transportation, and
encourage the use of low-emissions vehicles.

TDM measures.
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1.50

The Proponent should consider implementing
the following measures:

- Designation of a full-time on-site TDM
coordinator;

« Provision of commuter information for
employees and visitors;

« Bicycle and pedestrian improvements within
the project site and connections to adjacent
streets, public transportations, and other
destinations;

« Participation in programs providing
alternative transportation;

« Participation in available fixed-route transit
services that are or will become available in the
vicinity;

 Subsidized passes for residents;

« Support for ride-sharing
matching/carpooling through the active
promotion of NuRide, the Commonwealth’s
web-based trip planning and ride-matching
system that allows users to earn rewards for
taking greener trips;

 Provide an appropriate number of parking
spaces for a car-sharing program;

+ Provide preferential parking for low-
emission vehicles;

« Installing on-site electric vehicle (EV) and
solar-powered EV charging stations;

« Implement a five-year monitoring program
to determine the effectiveness of the TDM
program, on an iterative basis;

« Organize carpools/vanpools to nearby
employment, retail, and health care centers;
 Provide indoor, secure bicycle parking; and
» Consult with MassRIDES, the
Commonwealth’s Travel Options provider, to
help implement the program.

Please refer to Section 4.13.2 for a summary of proposed
TDM measures.

151

 The Proponent should consult with
MassRIDES and A Better City Transportation
Management Association (TMA) to discuss
specific measures that have been successful in
reducing trip generation for similar projects in
Boston.

The Proponent has met with A Better City TMA and will
meet with MassRIDES to discuss TDM measures and
identify any additional measures which have been
successful in limiting SOV trips. Please refer to Section
4.13.1 for a summary of proposed TDM measures.
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1.52

According to MassDOT, the Proponent will be
required to conduct annual traffic monitoring
for a period of five years. The goal of the
monitoring program is to evaluate the
transportation-related assumptions made in
the DEIR, the adequacy of mitigation
measures, and the effectiveness of the TDM
program. The monitoring program will include:
« Simultaneous automatic traffic recorder
(ATR) counts at each garage entrance for a
continuous 24-hour period on a typical
weekday and Saturday;

« Travel survey of employees, patrons, and
residents of the site;

+ Weekday AM and PM peak hour turning
movement counts (TMC) and operations
analysis at mitigated intersections, including
the garage entrances; and

« An update on TDM effectiveness and transit
ridership.

Please refer to Section 4.13.3 for a description of the

proposed Transportation Monitoring Program for the
Project, which will be developed in coordination with
MassDOT and BTD.

153

The DEIR should include an analysis of GHG
emissions and mitigation measures in
accordance with the standard requirements of
this Policy. The Policy requires Proponents to
quantify carbon dioxide (CO2) emissions and
identify measures to avoid, minimize or
mitigate such emissions. The analysis should
quantify the direct and indirect CO2 emissions
of the project's energy use (stationary sources)
and transportation-related emissions (mobile
sources). Direct emissions include on-site
stationary sources, which typically emit GHGs
by burning fossil fuel for heat, hot water,
steam and other processes. Indirect emissions
result from the consumption of energy, such as
electricity, that is generated off-site by burning
of fossil fuels, and from emissions from
vehicles used by employees, vendors,
customers and others.

Please refer to Section 5.4 for a summary of energy and
GHG modeling outputs, including mitigation measures.
Please see also Appendix H for a preliminary energy
model report for each Project Component. Please also
refer to Section 9.3, for an overview of the proposed
mitigation measures taken by the Project.
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The DEIR should identify and commit to
mitigation measures to avoid and minimize
GHG emissions. The Proponent should refer to
the Policy for additional guidance on the GHG

Please refer to Section 5.4 for a summary of energy and
GHG modeling outputs, including mitigation measures.
Please see also Appendix H for a preliminary energy

1.54 analysis. MEPA, MassDEP and the Department .
. model report for each Project Component. Please also

of Energy Resources (DOER) staff are available . .

to assist with these efforts and the Proponent refgr to. Section 9.3, for an overview of the proposed

should consult with them regarding the mitigation measures taken by the Project.

analysis prior to submission of the DEIR.

I strongly encourage the Proponent to explore

the availability of financial incentives offered

by utility companies to help implement energy

efficiency measures that would reduce GHG Noted, please refer to Section 5.4.4 for a discussion of
1.55 emissions. These incentives may be the Project's approach to incorporating utility and energy

performance-based and tied to power and fuel | efficiency incentives and current status of energy

avoided compared to a building designed to efficiency assistance with the utility providers.

Building Code requirements. Incentives may

also be available to offset design charrette and

energy modeling costs.

I note that the City of Boston is a designated

Green Community. As such, the City has Noted, per Section 5.2.3, the Project will comply with the

adopted the Commonwealth of Massachusetts’ | applicable Stretch Energy Code. Please refer to Section
1.56 Stretch Energy Code (SC). Therefore, the 5.4.1 for estimated EUIs and Stretch Code energy savings.

project will be required to meet the applicable | Please see also Appendix H for a preliminary energy

version of the Stretch Code in effect at the model report for each Project Component.

time of construction.

The DEIR should include a GHG emissions

analysis that calculates and compares GHG

emissions from: (1) a Base Case corresponding

to the current Massachusetts Building Code Please refer to Section 5.4 for a summary of energy and

and (2) a Preferred Alternative that achieves GHG modeling outputs, including mitigation measures.
1.57 greater reductions in energy use and GHG Please see also Appendix H for a preliminary energy

emissions than required by the Building Code.
The GHG analysis should model energy use,
emissions, and mitigation measures associated
with the project in accordance with the GHG
Policy and the Department of Energy
Resource’'s (DOER) comment letter.

model report for each Project Component. Please also
refer to Section 9.3, for an overview of the proposed
mitigation measures taken by the Project.
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The GHG analysis should clearly demonstrate
consistency with the objectives of MEPA
review, one of which is to document the means
by which Damage to the Environment can be
avoided, minimized and mitigated to the
maximum extent feasible. The Proponent
should identify the model used to analyze
GHG emissions, clearly state modeling
assumptions, explicitly note which GHG
reduction measures have been modeled, and
identify whether certain building design or
operational GHG reduction measures will be

Please refer to Section 5.4 and 9.3 for Greenhouse Gas
Emissions Assessment methodology, results, and the

1.58a mandated by the Proponent to future mitigation measures that are being proposed. Modeling
occupants or merely encouraged for adoption | printouts of the energy analysis will be provided directly
and implementation. The DEIR should include to DOER.

the modeling printout for each alternative and

emission tables that compare base case

emissions in tons per year (tpy) with the

Preferred Alternative showing the anticipated

reduction in tpy and percentage by emissions

source (direct, indirect and transportation).

Other tables and graphs may also be included

to convey the GHG emissions and potential

reductions associated with various mitigation

measures as necessary.

The DEIR should provide the information and Please refer to Section 5.4 for all energy analysis and

1.58b formatted tables requested in the DOER GHG results. Tables have been formatted to include the
comment letter. information requested by DOER.
Please refer to Section 5.4 for a summary of energy and
. GHG modeling outputs, including mitigation measures.
The DEIR should present an evaluation of Please see also Appendix H for a preliminary energy
1.59 mitigation measures identified in the GHG .

Policy Appendix model repor.t for each Project Cpmponent. Please also
refer to Section 9.2 for an overview of the proposed
mitigation measures taken by the Project.

The DEIR ?hOUId explain, n reasonable (#etall, Please refer to Section 5.4 and 9.3 of the DPIR/DEIR for

why certain measures, which could provide L

significant GHG reductions, were not selected Gr_e.enh_ouse Gas Emissions Assessment and the

1.60 mitigation measures that are being proposed and an

— either because it is not applicable to the
project or is considered technically or
financially infeasible.

explanation for those that were determined to be
infeasible.
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The DEIR should assess the feasibility of the
following mitigation measures:

« Minimize energy use through building
orientation and evaluate its impacts on energy
usage, including solar gain, day-lighting and
viability of solar photovoltaic (PV) systems;
 Use of high-albedo roofing materials;

« Install high-efficiency HVAC systems and
adequate numbers of thermal zones to
support temperature controls;

« Reduce energy use through peak shaving or
load shifting strategies;

« Maximize interior day-lighting through
floor-plates, increased building perimeter and
use of skylights, clerestories and light wells;

« Incorporate window glazing to balance and
optimize daylighting, heat loss and solar heat
gain performance;

+ Incorporate roof and wall insulation to
minimize heat loss and minimize uncontrolled | Please refer to Section 5.4 for a summary of energy and
infiltration through the building envelope; GHG modeling outputs, including mitigation measures.
« Incorporate lighting motion sensors, climate | Please see also Appendix H for a preliminary energy
control and building energy management model report for each Project Component. Please also
systems; refer to Section 9.3 for an overview of the proposed

« Install energy efficient LED lighting, both mitigation measures taken by the Project.

exterior and interior;

+ Evaluate additional measures to reduce
project plug loads, including the use of more
efficient equipment (such as Energy Star),
consider energy consumption as a factor in the
selection of special equipment, and consider
power management techniques;

« Use of combined heat and power (CHP)
units for the residential component of the
project;

« Develop a tenant manual to encourage
energy and water conservation, recycling, and
use of Energy Star rated appliances to reduce
plug loads; and

« Consider the development of a “green lease”
program whereby tenants agree to pay the
landlord recovery costs for energy efficiency
improvements based on predicted cost savings
to the tenant.

1.61

Please refer to Section 5.4.2 for a discussion of
alternative building envelopes. Please see also Appendix
H for a preliminary energy model report and the
alternative building envelope analysis for each Project
Component.

The DEIR should include an analysis of at least
three wall/fenestration scenarios, including the
use of spandrels, which exceed minimum
Building Code specifications.

1.62
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163

At a minimum, the DEIR should analyze the
feasibility of employing solar photovoltaic (PV),
solar hot water, CHP systems, and document
the expected energy savings and reduction in
GHG emissions from each generating
technology. The Proponent should consider
the use of one or more CHP systems for this
project. Beyond providing efficient power for
lighting and heating, CHP can also create
greater reliability for electricity, greater control
over uncertainties associated with energy
prices, and produce off-grid power in the
event of a black-out. I encourage the
Proponent to consult with DOER regarding this
analysis to ensure that the analysis accurately
reflects the benefits of CHP.

Please refer to Section 5.4.3 for the On-Site Clean and
Renewable Energy Analysis.

1.64

The solar feasibility analysis should consider
solar PV for both a first-party and a third-party
ownership structure. The Proponent should
contact the MEPA office for recently updated
data on solar installation costs and a solar
financial modeling spreadsheet. The analysis
should:

« Estimate available roof area (excluding
areas dedicated for mechanical equipment) or
ground space for solar panel installation;
 State the assumed panel efficiency;

- Estimate electrical or thermal output of the
potential system; and

+ Estimate annual GHG reductions due to the
use of renewable energy versus electricity or
natural gas.

Please refer to Section 5.4.3 for the On-Site Clean and
Renewable Energy Analysis.
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For those projects that choose not to
implement the use of solar in conjunction with
the project, the analysis should include:

« A commitment to construct the project as
“solar-ready”. At a minimum, this commitment
should include design of a structure capable of
supporting solar-related infrastructure. Such a
commitment may also include provision of
interconnection and inverter equipment, or

Please refer to Section 5.4.3 for the On-Site Clean and

1.65 . . .

other design features to facilitate future solar Renewable Energy Analysis.

installations.

« Completion of cost analysis to determine

the overall financial feasibility of installation of

solar, including potential payback periods for

first-party and third-party ownership systems.

+ Discussion of potential environmental

constraints (shading, presence of wetlands,

etc.) limiting the application of solar on-site.

I encourage the Proponent to consider design

i?wﬁ:o:asti:‘:t)\;vgif?clzlizycfocr)rC?eSr::\};faebCI:V:ner Please refer to Section 5.4.3 for the On-Site Clean and
1.66 9 . y oy Renewable Energy Analysis and to Section 5.4.4 for a

measures in the future when such measures e -

. . . summary of building energy efficiency measures.

may become more financially or technically

feasible.

The Proponent should thoroughly explore Please refer to Section 4.7 for a description of potential
1.67 means to improve traffic operations and traffic operations improvements, and to Section 4.13.2

minimize overall single occupancy vehicle trips. | for a summary of proposed TDM measures.

The LEED checklists provided for the Project indicate SS
The DEIR should also review measures to Credl'F 43 V\{I” be achl.eved whlch includes provision gf
- . electric vehicle charging stations and preferred parking

promote the use of low-emissions vehicles, L . .

. L . . . for low-emitting and fuel efficient vehicles. Refer to

including installing EV charging stations and . . . . .

roviding desianated parking spaces for these Section 5.5 and the LEED narratives provided in Appendix

1.68 P 9 9 P 9sp G. Please also refer to Section 6.6.2 for results of the

vehicles. The Build with Mitigation model
should incorporate roadway improvements
and TDM measures to be implemented by the
Proponent.

microscale air quality analysis and to Section 6.6.3 for
results of the mesoscale air quality analysis. The Build
with Mitigation conditions include all planned
transportation improvements, including the TDM
measures.
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The DEIR should include a commitment to
provide a self-certification to the MEPA Office
at the completion of the project. It should be
signed by an appropriate professional (e.g.
engineer, architect, transportation planner,
general contractor) indicating that all of the

The Proponent confirms this commitment. Please refer to

1.69 e . Section 9.8.6 for the Draft Stationary Source GHG
GHG mitigation measures, or equivalent . e
. . Emissions Self-Certification.
measures that are designed to collectively
achieve identified reductions in stationary
source GHG emission and transportation-
related measures, have been incorporated into
the project.
In accordance with the State Implementation
Plan (SIP) for ozone attainment, the proponent
must conduct an indirect source review
analysis. This analysis should be conducted in Please refer to Section 6.6.3 for the mesoscale air quality
1.70 accordance with MassDEP Guidelines for analysis, including the planned transportation mitigation
Performing Mesoscale Analysis of Indirect measures.
Sources. The proponent should consult with
MassDEP for guidance and for confirmation of
the appropriate study areas.
The analysis should model emissions under No
Build and Build conditions. If VOC emissions Please refer to Section 6.6.3 for the mesoscale air quality
1.71 are greater than the No Build scenario, the analysis, including the planned transportation mitigation
proponent must provide measures to mitigate | measures.
this impact, including a TDM Program.
I encourage the proponent to incorporate . . . . .
. . . As described in Section 5.3.2 the Project will promote
measures to enhance indoor air quality, . . .
. . . . . . good indoor air quality through demand controlled
including the installation of High-Efficiency o S .
. . 5 . . ventilation and use of interior finish materials that are
Particulate Air (HEPA) filters into the heating, . .
1.72 - . e low-emitting and/or do not off-gas VOCs. The Project
ventilating, and air conditioning (HVAC) . L. . . .. .
e will balance air filtration with energy efficiency to find an
system. Additionally, I recommend that the . . . . .
- optimal solution. Air intake locations will be evaluated to
Proponent locate air intakes as far away as
. reduce occupant pollutant exposure.
possible from sources of pollutants.
The DEIR should id lysis of .
© DR SoUd provide an analysis o Please refer to Section 5.5 and the Preparedness and
potential effects of climate change that could . . . . . o
. . . . Resiliency Checklist provided in Appendix J. Additionally,
affect the project and identify and describe . e
- . . the Proponent has met with the MBTA's Climate Change
1.73 resiliency measures that will be incorporated

into the project design, including any resiliency
measures to be incorporated into the station
upgrade.

Resiliency Specialist, Marybeth Riley-Gilbert, to discuss
efforts the T is taking with regards to resilience at Back
Bay Station, see Section 5.5.3.
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I urge the Proponent to consider any
additional design features that may provide

Please refer to Section 5.5 and the Preparedness and
Resiliency Checklist provided in Appendix J. Additionally,
the Proponent has met with the MBTA's Climate Change

1.74 s . - . . . .
resiliency and support adaptation under future | Resiliency Specialist, Marybeth Riley-Gilbert, to discuss
climate scenarios. efforts the T is taking with regards to resilience at Back

Bay Station, see Section 5.5.3.
The DEIR should discuss sustainable design
features of the project. Article 37 of the Boston
Zoni i hat th j . . _
onng Code requires that the prqject be . Please refer to Section 5.3.2 for a detailed description of
certifiable by the U.S. Green Building Council's - L .
o . the Project's sustainability strategies and plan for
Leadership in Energy and Environmental ) . . .
. . . compliance with Article 37. See also Section 5.4.4 for a
Design program. The PNF included an outline L ) :
. - description of ECMs incorporated into the energy
of measures the project will implement that . . . .
. e models. As described in Section 5.3.3, Appendix G and
1.75 are creditable toward LEED certification. The . . . o
. . Figures 5.1a-d, the Project will be LEED certified and
DEIR should include a full evaluation of . - S
. . o incorporates a holistic approach to sustainability that
sustainable design elements for the buildings o . .
L . . promotes livability and economic development, while
and exterior site areas, including measures also mitigating the external impacts related to ener
identified in the LEED rating system. The DEIR > mitigating !mp 9
. . ) emissions, water consumption, and waste production.
should also describe how the project will use
recycled building materials and incorporate
recycling and source reduction.
The project is Igcated in the City of Boston’s Please refer to Section 7.4.3 for a summary of the
GCOD. The project must therefore undertake . . . e

1.76 o Project's compliance with GCOD infiltration standards

measures to infiltrate stormwater runoff to .

. and requirements.

replenish groundwater.

The DEIR should provide details about

infiltration methods included in the Please refer to Section 7.4 for details on the Project's
177 stormwater management design and any intended stormwater management strategies, including

) necessary data and analysis to document the compliance with the City's Groundwater Conservation

extent to which the project will meet the Overlay District.

GCOD infiltration standard.

The DEIR should identify stormwater modeling

assumptions, detail the proposed stormwater Please refer to Section 7.4.2 for a summary of the
1.78a management system, and provide supporting proposed stormwater and drainage conditions for each

documentation or data to demonstrate that it Project Component.

will comply with the SMS and BWSC standards.

The DEIR shoul i h .

maena emsenzidsfeer;cg:j itnc(elupcjrzlz:fceuciations Please refer to Section 7.4.2 for a summary of the
1.78b 9 y ' proposed stormwater and drainage conditions for each

plans at a readable scale, and design details for
Best Management Practices (BMPs).

Project Component.
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The DEIR should identify specific BMPs for the

Please refer to Section 7.4.2 for a summary of the

1.78c parking garage to mitigate stormwater runoff, proposed stormwater and drainage conditions for each
in particular oil separators or similar BMPs. Project Component.
Please refer to Section 7.4.2 for a summary of the
The DEIR should identify BMPs and low impact | proposed stormwater and drainage conditions for each
1.79 development measures to maximize Project Component and to Section 7.4.3 for a detailed
groundwater recharge. description of the Project's intended compliance with the
City's Groundwater Conservation Overlay District.
The Proponent will submit a Stormwater Pollution
The DEIR should provide sufficient detail to Prevention Plan that includes a stormwater management
1.80 demonstrate that the stormwater management | plan in compliance with MassDEP Stormwater
system will meet the Charles River TMDLs Management Standards. Please refer to Section 7.4.2 for
requirements for phosphorous and pathogens. | a summary of the proposed stormwater and drainage
conditions for each Project Component.
The DEIR should tabulate wastewater
generation and water consumption by use,
including estimates of peak and continuous
maximum water demahd. for.each proposed Please refer to Table 7-1 and 7-2 in Section 7.5.2 for a
181 use and for landscape irrigation and air summary of existing and proposed wastewater
conditioning make-up water. The DEIR should .
include information provided in the PNF generation rates.
concerning the existing and proposed water
and wastewater systems on site and in the
BWSC system.
Th.e PEIR shou.ld analyze flow pressure and/or The Proponent has confirmed with BWSC that this will be
1.82 existing capacity of the BWSC water and sewer . .
. addressed during the Site Plan approval process.
system that serve the site.
The DEIR should describe the location and size | Please see Chapter 7 for an analysis of existing
of infrastructure, connections to the BWSC infrastructure and proposed connections. The Proponent
1.83 ) . . : .
water and sewer systems, and the path and has confirmed with BWSC that this will be reviewed in
ultimate disposal of wastewater from the site. detail during the Site Plan approval process.
The DEIR §hou|d identify and Qescrlbe water Please refer to Section 5.3.2 for a description of the
1.84 conservation measures that will be

incorporated into design and operations.

Project's water conservation strategies.
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At a minimum, the DEIR should review the
feasibility of installing low-flow fixtures and

Please refer to Section 5.3.2 for a description of the

1.85 using rainwater or gray water for irrigation and | Project's water conservation strategies.
other purposes.
The DEIR should include a commitment to I/I
removal and identify any mitigation projects or | As discussed in Section 7.5.4, the Proponent will comply
1.86 monetary contribution by the Proponent. The with the MassDEP infiltration/inflow (I/I) removal policy
Proponent should consult with BWSC to and develop an I/I mitigation plan in coordination with
identify appropriate I/I mitigation in BWSC.
connection with this project.
As requested in MHC's letter, the DEIR should Please refer to Sections 8.2.1 and 8.2.2 for a detailed
include a historic resources assessment of historic resources assessment within and near the Project
historic properties within a quarter-mile of the | Site and to Figures 8.2a-j for pedestrian-level views from
project site. The DEIR should include area historic resources. Please refer to Section 8.3 for
pedestrian-level perspectives of the project analysis of the Project's urban design, and potential wind,
from nearby historic resources to assist MHC in | shadow, and geotechnical impacts on historic resources.
evaluating the effect of the project’s size, scale
1.87 and massing will have in these resources. The All shadow impacts have been minimized to the
DEIR should include the shadow impact maximum extent practicable to avoid any noticeable
analysis with illustrations of the shadows on effect on pedestrian use patterns, including no more
the facades of historic buildings. The DEIR than two hours of shadow on Copley Square between
should include the results of a quantitative 8am to 2:30pm on any given day from March 21 to
wind tunnel analysis, document the project’s October 21, as specified in the Stuart Street Zoning
effect on pedestrian-level wind conditions, and | District regulations. The results of the shadow analysis
identify any necessary mitigation measures. are provided in Section 6.3.
Please refer to Sections 5.3.2 and 5.4.4 for a discussion of
the Project's waste reduction strategies. The LEED
1.88 The DEIR should characterize the solid waste checklists provided in Appendix G demonstrates a
expected to be generated by the project. commitment to recycling and/or salvaging at least 75
percent of nonhazardous construction and demolition
waste.
The DEIR should indicate whether any .
proposed uses may be subject to the waste Future commercial tenant§ that produ.ce one more.tons
1.89 . . . . of food waste per week will comply with the organic
ban and how it may dispose of its organic
waste ban.
waste.
Please refer to Sections 5.3.2 and 5.4.4 for a discussion of
The DEIR should describe measures to reduce the Pr(?ject's W?Ste r.eduction s'trategies. The LEED
. checklists provided in Appendix G demonstrates a
1.90 and recycle organic and other wastes through

waste diversion and recycling programs.

commitment to recycling and/or salvaging at least 75
percent of nonhazardous construction and demolition
waste.
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The Proponent should refer to MassDEP's
comment letter for additional information and

191 . . . . Comment noted.

links to web sites providing technical

assistance.

The DEIR should identify the schedule for

construction of various elements and phases. It | Please refer to Section 1.4.8 for a description of the
1.92 should identify construction-period impacts Project phases and an evaluation of phasing scenarios.

) and mitigation relative to noise, air quality, Please refer to Section 6.11 for a discussion of temporary
water quality, and traffic, including pedestrians, | construction impacts and planned mitigation measures.
bicyclists and transit riders.

As discussed in Section 6.9, the Proponent will be
conducting testing to characterize and classify the soil to
. b ted fi foundati ils, for off-sit I
The DEIR should document any contaminated © generated from founaation spovs, for ofi=site remova
. to appropriate facilities. Materials excavated during
soil or groundwater regulated under the . : . .
. construction of the Project will be managed in
1.93 Massachusetts Contingency Plan (MCP) and . . .
. o e accordance with applicable regulatory requirements
describe remediation and mitigation measures | . L
if necessar including, if necessary, a Release Abatement Measure
Y- ("RAM") Plan under the MCP. See also Section 6.10.1
through 6.10.3 for a discussion of soil material and
groundwater management during construction.
The DEIR should confirm that the project will All equipment utilized on the Project Site will be Tier 4
require its construction contractors to use compliant and required to use only Ultra Low Sulfur
1.94 Ultra Low Sulfur Diesel fuel, and discuss the Diesel. Please refer to Section 6.11.7 for a summary of
use of after-engine emissions controls, such as | proposed temporary air quality mitigation measures to
oxidation catalysts or diesel particulate filters. be implemented during construction activities.
The DEIR should provide drafts of the . . .
. P Please refer to Sections 4.13.4 and 4.13.5 for a discussion
Construction Management Plan (CMP) and L
. of the Project's CMP and TAPA. Drafts of these
Transportation Access Plan Agreement (TAPA) . . . .
1.95 o . . . . documents will be submitted to the appropriate agencies
and specifically identify construction period . S . -
. . o . once more information is known regarding the Project's
impacts to public access to transit, including . .
timing and phasing.
bus routes and stops.
Detailed Construction Management Plans (CMP) will be
The DEIR should identify measures to be taken | developed at the appropriate time for each Project
during the construction of each phase to Component once the phasing plan is known. As
1.96 ensure safe and convenient passage for transit | discussed in Section 4.13.4, further clarity is needed on

riders between Orange Line and Amtrak
facilities and the project site.

key elements such as start date, construction duration,
and other active construction sites in the area at the time
of each Project Component’'s commencement.
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The DEIR should review any additional
coordination with the City of Boston, MBTA,
MassDOT, and other project Proponents that

Detailed Construction Management Plans (CMP) will be
developed at the appropriate time for each Project
Component once the phasing plan is known. As

1.97 may be warranted to coordinate construction discussed in Section 4.13.4, further clarity is needed on
schedules and develop mitigation measures key elements such as start date, construction duration,
necessary to minimize construction-period and other active construction sites in the area at the time
impacts. of each Project Component’'s commencement.

The DEIR should provide more information Please refer to Sections 5.3.2 and 5.4.4 for a discussion of
regarding the project’'s generation, handling, the Project's C&D waste reduction strategies. A
recycling, and disposal of construction and Construction Waste Management Plan (CWMP) will be

1.98 demolition debris (C&D) and identify measures | developed and implemented by the construction
to reduce solid waste generated by the project. | manager with the goal to divert as much demolition
I strongly encourage the Proponent to commit | debris and construction waste from area landfills as
to C&D recycling activities as a sustainable possible, with a targeted minimum diversion rate of 75
measure for the project. percent.

The Proponent should consult the MassDEP

comment letter with regard to regulatory

requirements and potential mitigation

measures for the removal, handling, and Noted, all code and applicable laws and regulations will
disposal of asbestos containing material (ACM) | be followed and MassDEP will be notified as necessary. A

1.99 and other demolition debris during the licensed asbestos abatement contractor will be hired if
construction period. The Proponent is abatement is required. Please refer to section 6.9 for
reminded that any contaminated material additional information on hazardous material handling.
encountered during construction must be
managed in accordance with the MCP and with
prior notification to MassDEP.

The DEIR should describe potential

construction period dewatering requirements,

discuss how dewatering will be conducted in a

manner consistent Wl.th MWR.A' MassDEP All code and applicable laws and regulations will be

and/or BWSC regulations/guidelines, and . .

identify any necessary permits. The draft CMP foIIowgd and permits obtained as necessary. Please rfefer
. . : to Section 6.10.1 through 6.10.2 of potential dewatering

1.100 should include appropriate erosion and

sedimentation control BMPs. I encourage the
Proponent to adopt erosion and
sedimentation controls consistent with a
Stormwater Pollution Prevention Plan prepared
in accordance with the NPDES Construction
General Permit requirements.

during construction. Please refer to Section 1.6.4 and
Table 1-3 for a list of anticipated permits and approvals
for the Project.
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The DEIR should include detailed information
describing the nature of the tidelands affected

Please see Section 1.5 for a summary of public benefits
the Project will deliver, Chapter 3 for a detailed
discussion of the public realm improvements, Chapter 4
for Transportation and Parking impacts, Chapter 5 for

1.101 . . . L
0 by the project and the public benefit of the Sustainability and GHG assessment, Chapter 6 for
project. Environmental impacts, Chapter 7 for Infrastructure
impacts and Chapter 8 for impacts to Historic Resources.
The DEIR should di he i f th . . .
© should discuss the impact o the Please refer to Chapter 6 which provides details on the
project on abutters and the surrounding . . . .
o . . Project-related impacts and discusses steps that will be
community, including effects of wind and . S .
1.102 taken to avoid, minimize, and/or mitigate adverse effects.
shadow, enhancement to the property, and . L
. . ) . Please see Section 1.5 for a summary of the Project’s
benefits to the public trust rights in tidelands . .
. public benefits.
and other rights.
The DEIR should identify benefits of the
project provided through municipal permits,
1.103 community activities on the site, Please refer to Section 1.5 for a detailed summary of the
) environmental protection and preservation, Project's public benefits.
public health and safety, and the general
welfare.
The DEIR should include a separate chapter
summarizing proposed mitigation measures.
This chapter should also include draft Section
61 Findings for each permit to be issued by
State Agencies. The DEIR should contain clear
commitments to implement these mitigation
measures, estimate the individual costs of each
. . . Please refer to Chapter 9 for a summary of proposed
proposed measure, identify the parties o . .
responsible for implementation, and a mitigation by Project Component and Draft Section 61
1.104 ) Findings. Please note, project-related impacts, proposed

schedule for implementation. The DEIR should
clearly indicate which mitigation measures will
be constructed or implemented based upon
project phasing, either tying mitigation
commitments to overall project square
footage/phase or environmental impact
thresholds, to ensure that measures are in
place to mitigate the anticipated impact
associated with each development phase.

mitigation and anticipated phasing is discussed
throughout the document.
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1.105

The DEIR should contain a copy of this
Certificate and a copy of each comment letter
received. In order to ensure that the issues
raised by commenters are addressed, the DEIR
should include direct responses to comments
to the extent that they are within MEPA
jurisdiction. This directive is not intended to,
and shall not be construed to, enlarge the
Scope of the DEIR beyond what has been
expressly identified in this certificate.

Please refer to Chapter 10 (ENF Response to Comments)
and Chapter 11 (PNF Response to Comments), as well as
Appendices M and N for a copy of each comment letter
received on the ENF and PNF.

1.106

The Proponent should circulate the DEIR to
those parties who commented on the ENF, to
any State Agencies from which the Proponent
will seek permits or approvals, and to any
parties specified in section 11.16 of the MEPA
regulations. Per 301 CMR 11.16(5), the
Proponent may circulate copies of the EIR to
commenters in CD-ROM format or by directing
commenters to a project website address.
However, the Proponent must make a
reasonable number of hard copies available to
accommodate those without convenient
access to a computer and distribute these
upon request on a first-come, first-served
basis. The Proponent should send
correspondence accompanying the CD-ROM
or website address indicating that hard copies
are available upon request, noting relevant
comment deadlines, and appropriate
addresses for submission of comments. The
DEIR submitted to the MEPA office should
include a digital copy of the complete
document. A copy of the DEIR should be made
available for review at the Boston Public
Library.

Noted. Please refer to Appendix A for a copy of the
DEIR/DPIR Distribution List.
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Letter 2

Massachusetts Department of Environmental

Protection

2.1

Under the terms of the new regulations at 314
CMR 12.04(2)(d), MassDEP requires sewer
authorities with permitted combined sewer
overflows, including the Boston Water & Sewer
Commission, to require removal of four gallons
of infiltration and inflow (I/I) for each gallon of
new wastewater flows generated for any new
connection where greater than 15,000 gallons
per day of new wastewater flows will be
generated. The EIR should describe the sewer
system for the project and identify any sewer
system deficiencies within the combined
sanitary sewer system serving the project site.

Please refer to Section 7.5.3 for more information related
to the Project’s sewer connections. Also, as discussed in
Section 7.5.4, the Proponent will comply with the
MassDEP infiltration/inflow (I/I) removal policy and
develop an I/I mitigation plan in coordination with
BWSC.

2.2

...the stormwater checklist associated with the
MassDEP stormwater management standards
in Section 6.4.3 of the PNF, indicates that the
stormwater management system will be
comprised of deep sump catch basins, and/or
proprietary particle separators, and a
subsurface infiltration system. This more
conventional stormwater management system
would not be as effective as the system
described in the sustainability section of the
PNF. The EIR should explain the stormwater
management system in greater detail and
expand on the information in the PNF by
providing stormwater management plans to
demonstrate that the project achieves the
sustainability goals as well as the applicable
stormwater management standards.

Please refer to Section 7.4 for more information
regarding the Project's stormwater management system.

2.3

Stormwater discharges to the Charles River
need to be consistent with the established
water quality standards and goals for
phosphorus and pathogen removal in the Final
Total Maximum Daily Load for Nutrients in the
Lower Charles River Basin (June, 2007) and the
Total Maximum Daily Loads for Pathogens
within the Charles River Watershed (January
2007). Accordingly, the EIR should provide
sufficient information to demonstrate that the
stormwater management system would be
designed to address the water quality
impairments covered by the applicable TMDLs.

Please refer to Section 7.4 for more information
regarding the Project's stormwater management system.
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MEPA project reviews such as this one are
projected to contribute towards the reduction
of about 100,000 Metric Tons of CO2
equivalent emissions by 2020, in the Please refer to Section 5.4 for a summary of the
24 Massachusetts Clean Energy and Climate Plan Greenhouse Gas Emissions Assessment and proposed
2020. The GHG analysis must consider and mitigation strategies.
provide details on commitments to measures
that will reduce the CO2 emissions to the
greatest extent practicable.
The Station West retail addition is less than 100,000 sf,
A general overview of the modeling and hence .the new Str.etgh Code.does not apply.
assumbtions for HVAC and liahting svstems in However, since the building glazing percentage exceeds
P . gnting sy the ASHRAE 90.1-2013 prescriptive requirement of 40%,
the office, retail/restaurant space, and the . .
. . . . the building will need to follow the Energy Cost Budget
residential space also was provided in the PNF. . .
L . . (ECB) performance path outlined in ASHRAE 90.1-2013
Overall, it is estimated that stationary source .
- Chapter 11 to meet the energy code. The proposed retail
CO2 emissions would be reduced by 18.2 L . .
o expansion is hence compared to an ECB Baseline, which
25 percent. The preliminary study showed that the .
. - also has heat pumps and energy recovery. This reduces
retail space had a much smaller emission . o L .
h HVAC energy savings. Additionally, no lighting savings
reduction at 6.8 percent (34 tons/year) than . . . . .
. . . . were claimed in the proposed design since any improved
either the office or the residential space. If the S - . .
lighting efficiency is assumed to be part of the fit-out.
energy demand cannot be reduced to a . S .
) These factors contribute to the retail building showing a
greater extent, the EIR should provide a o .
. much smaller emissions reduction than the rest of the
reasonable explanation. . . .
project. Please refer to section 5.4 for additional
information.
The PNF indicates that renewable energy will
be incorporated into the development to the
tent feasible. A feasibility study of . .
extent feasile. A 1easibiiity study ot Please refer to Section 5.4.3 for a summary of on-site
photovoltaics, wind turbines, and combined
2.6 . . clean and renewable energy sources that were evaluated
heat and power should be included in the GHG :
. . for the Project.
analysis for the potential of renewable energy
sources on site to reduce the project's carbon
footprint.
Even though the ENF indicates that C&D waste
ill b led to th test extent feasibl . . .
Wi be recycied fo the greatest extent 18asible, 1 please refer to Sections 5.3.2 and 5.4.4 for a discussion of
the ENF has not made a specific commitment. . . .
. the Project's C&D waste reduction strategies. A
MassDEP encourages the project proponent to . .
L . . Construction Waste Management Plan (CWMP) will be
make a significant commitment in the EIR to . .
. L . developed and implemented by the construction
2.7 C&D recycling activities as a sustainable . . o
. - manager with the goal to divert as much demolition
measure for the project. In addition, the . . .
. . o - debris and construction waste from area landfills as
proponent is advised that demolition activities . . - L
. . . possible, with a targeted minimum diversion rate of 75
must comply with both Solid Waste and Air ercent
Pollution Control regulations, pursuant to P '
M.G.L. Chapter 40, Section 54.
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2.8

Pursuant to the requirements of 310 CMR 7.02
of the Air Pollution Control regulations, if the
ABC crushing activities are projected to result
in the emission of one ton or more of
particulate matter to the ambient air per year,
and/or if the crushing equipment employs a
diesel oil fired engine with an energy input
capacity of three million or more British
thermal units per hour for either mechanical or
electrical power which will remain on-site for
twelve or more months, then a plan
application must be submitted to MassDEP for
written approval prior to installation and
operation of the crushing equipment.

If ABC crushing activity results in one ton or more of PM
emissions or if crushing equipment of 3 MMBTu or more
are expected on-site for 12 or more months, the
appropriate permit will be obtained.

29

Asbestos removal notification on permit form
ANF 001 and building demolition notification
on permit form AQ06 must be submitted to
MassDEP at least 10 working days prior to
initiating work. Except for vinyl asbestos tile
(VAT) and asphaltic-asbestos felt and shingles,
the disposal of asbestos containing materials
within the Commonwealth must be at a facility
specifically approved by MassDEP, (310 CMR
19.061). No asbestos containing material
including VAT, and/or asphaltic-asbestos felts
or shingles may be disposed at a facility
operating as a recycling facility, (310 CMR
16.05).

Noted, all code and applicable laws and regulations will
be followed and MassDEP will be notified as necessary. A
licensed asbestos abatement contractor will be hired if
abatement is required. Please refer to section 6.9 for
additional information on hazardous material handling.

2.10

In addition, the demolition project contain
asbestos, the project proponent is advised that
asbestos and asbestos-containing waste
material are a special waste as defined in the
Solid Waste Management regulations, (310
CMR 19.061). The disposal of the asbestos
containing materials outside the jurisdictional
boundaries of the Commonwealth must
comply with all the applicable laws and
regulations of the state receiving the material.

Noted, all code and applicable laws and regulations will
be followed and MassDEP will be notified as necessary. A
licensed asbestos abatement contractor will be hired if
abatement is required. Please refer to section 6.9 for
additional information on hazardous material handling.

2.11

The demolition activity also must conform to
current Massachusetts Air Pollution Control
regulations governing nuisance conditions at
310 CMR 7.01, 7.09 and 7.10. As such, the
proponent should propose measures to
alleviate dust, noise, and odor nuisance
conditions, which may occur during the
demolition.

All construction activity will comply with the appropriate
regulations at 310 CMR 7.01, 7.09 and 7.10. Best
management practices for construction noise and air
quality mitigation will be employed. See Section 6.10 for
proposed mitigation measures anticipated to reduce
impacts from construction activities.
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2.12

MassDEP must be notified in writing, at least
10 days in advance of removing any asbestos,
and at least 10 days prior to any demolition
work. The removal of asbestos from the
buildings must adhere to the special
safeguards defined in the Air Pollution Control
regulations, (310 CMR 7.15 (2)).

Noted, all code and applicable laws and regulations will
be followed and MassDEP will be notified as necessary. A
licensed asbestos abatement contractor will be hired if
abatement is required. Please refer to section 6.9 for
additional information on hazardous material handling.

2.13

As the lead state agencies responsible for
helping the Commonwealth achieve its waste
diversion goals, MassDEP and EEA have
strongly supported voluntary initiatives by the
private sector to institutionalize source
reduction and recycling into their operations.
Adapting the design, infrastructure, and
contractual requirements necessary to
incorporate reduction, recycling and recycled
products into existing large-scale
developments has presented significant
challenges to recycling proponents. Integrating
those components into developments such as
The Back Bay/South End Gateway project at
the planning and design stage enable the
project's management and occupants to
establish and maintain effective waste
diversion programs.

Please refer to Sections 5.3.2 and 5.4.4 for a summary of
the Proponent's on-site waste diversion and recycling
program goals. The Project will be designed to enable
the Proponent's property management team to
implement waste diversion programs.

2.14

The ENF indicates that the project has not
been regulated under the MCP/MGL c21E.
Even so, the PNF acknowledges that the urban
fill on site is the source of low levels of
contamination. Accordingly, the proponent is
reminded that excavating, removing and/or
disposing of contaminated soil, pumping of
contaminated groundwater, or working in
contaminated media must be done under the
provisions of MGL c.21E (and, potentially,
¢.21C) and OSHA.

All applicable laws and regulations will be followed if this
type of material is encountered. Please refer to section
6.9 for additional information.

2.15

All relevant site data, such as contaminant
concentrations in soil and groundwater, depth
to groundwater, and soil gas concentrations
should be evaluated to determine the
potential for indoor air impacts to existing or
proposed building structures. Particular
attention should be paid to the vapor intrusion
pathway for sites with elevated levels of
chlorinated volatile organic compounds such
as tetrachloroethylene (PCE) and
trichloroethylene (TCE).

As discussed in Section 6.9, the Proponent will conduct
testing to characterize and classify the soil to be
generated from foundation spoils for off-site removal to
appropriate facilities. Materials excavated during
construction of the Project will be managed in
accordance with applicable regulatory requirements
including, if necessary, a Release Abatement Measure
("RAM") Plan under the MCP.
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Construction of structures at a contaminated

site may be conducted as a Release Abatement | As discussed in Section 6.9, the Proponent will conduct

Measure if assessment and remedial activities testing to characterize and classify the soil to be

prescribed at 310 CMR 40.0442(3) are generated from foundation spoils for off-site removal to
216 completed within and adjacent to the footprint | appropriate facilities. Materials excavated during

of the proposed structure prior to or construction of the Project will be managed in

concurrent with the construction activities. accordance with applicable regulatory requirements

Excavation of contaminated soils to construct including, if necessary, a Release Abatement Measure

clean utility corridors should be conducted for | ("RAM") Plan under the MCP.

all new utility installations.

Pre-installation approval from MassDEP,

pursuant to regulation 310 CMR 7.02, is

required if the project will include any boiler

regulated under 310 CMR 7.26(30) -(37), Specific boiler and generator sizes and models are not

inclusive. Natural gas or distillate fuel oil-fired | yet finalized and may change as the Project design

boilers with an energy input capacity less than | progresses. Any boiler or generator that exceeds the
2.17 10,000,000 British thermal units per hour thresholds of MassDEP's Environmental Results Program

(Btu/hr.) are exempt from the above listed will submit the appropriate Self-Certification before

regulations. In addition, if the project will be installation for boilers and within 60 days of startup for

equipped with emergency generators equal to | emergency generators.

or greater than 37 kW, then each of those

emission units must comply with the

regulatory requirements in 310 CMR 7.26(42).
Letter 3 MassDEP Bureau of Air and Waste

In view of the number of projected vehicle

trips, the proponent must conduct an air

qugllt}l mesoscale gnaly5|s of project-related Please refer to Section 6.6.2 for the results of the

emissions, as required by MassDEP. The . . . . .

o microscale air quality analysis and Sections 5.4.5 and

3.1 purpose of the mesoscale analysis is to . 6.6.3 for the results of the mesoscale air quality analysis.

determine to what extent the proposed project . . e .

vehicle trips will increase the amount of Appendix H .also provides a.ddltlor)al supporting

. . documentation related to air quality.

volatile organic compounds (VOCs) and

nitrogen oxides (NOx) emitted in the project

area.

The proposed project is also subject to the

MEPA Greenhouse Gas Emissions Policy and

Protocol, as amended on May 5, 2010. This

pollcy. requires the project propor}en.t to Please refer to Section 5.4.5 results of the mesoscale
3.2 quantify project-related carbon dioxide (CO2) .

. . . . analysis.

emissions and identify measures to avoid,

minimize, and mitigate these emissions. The

mesoscale analysis should also be used to

quantify the CO2.
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. . Please refer to Sections 5.4.5 and 6.6.3 for the results of
The mesoscale analysis must quantify and . . . .
- . the mesoscale air quality analysis. Appendix H also
compare the indirect emissions of VOCs, NOx . o . .
. provides additional supporting documentation related to
33 and CO2 from transportation sources under . . . . .
- . . . air quality. The Project will not cause or contribute to an
the project’s future No Build, Build, and Build . : . .
. e o exceedance of the National Ambient Air Quality
with Mitigation conditions.
Standards.
The Build with Mitigation condition should . . . L
ura wi rigation > ! Please refer to Section 4.7 for the Build with mitigation
reflect the local roadway improvements and .
: analysis and to 4.13.2 for a summary of proposed TDM
34 transportation demand management (TDM) . . . .
. measures designed to reduce ride-along trips and single
measures to be implemented by the .
occupancy vehicles.
proponent.
The proponent should use the latest version of
the MOVES emissions model approved by the
U.S. Environmental Protection Agency to Please refer to Sections 5.4.5 and 6.6.3 for the results of
conduct the mesoscale analysis and generate the mesoscale air quality analysis. Appendix H also
35 motor vehicle emission factors for VOC, NOx provides additional supporting documentation related to
) and CO2 for the roadway network in the air quality. The Project will not cause or contribute to an
project area. The subsequent environment exceedance of the National Ambient Air Quality
filing should contain the results and a Standards.
discussion of the results of the mesoscale
analysis under the three conditions.
MassDEP requests that the proponent
specifically use construction equipment with
engines manufactured to Tier 4 federal
emission standards, which are the most
stringent emission standards currently
available for off-road engines. If a piece of All equipment utilized on the Project Site will be Tier 4
equipment is not available in the Tier 4 compliant and required to use only Ultra Low Sulfur
3.6 configuration, then MassDEP requests that the | Diesel. Please refer to Section 6.11.7 for a summary of
proponent use construction equipment that proposed temporary air quality mitigation measures to
has been retrofitted with the best available be implemented during construction activities.
after-engine emission control technology, such
as diesel oxidation catalysts (DOCs) or diesel
particulate filters (DPFs), to reduce exhaust
emissions during the construction period of
the project.
The construction engines to be used at the Project Site
The subsequent environmental filing should will not be determined until design is finalized and
contain a list of the construction engines to be | specific subcontractors are selected. As the Project
3.7 used at the project, their emission tiers, and, if | design advances, the Proponent can provide details on
applicable, the retrofit technology installed on | specific engines and equipment types. All contractors will
their engines. be required to comply with applicable regulations
mitigating emissions and noise impacts.
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Letter 4

Massachusetts Department of Transportation

4.1

MassDOT appreciates the level of
coordination, interaction, and involvement
demonstrated by the Proponent, and fully
anticipates that this level of cooperation will
continue throughout the environmental review
process

The Proponent thanks you for your support, and fully
intends to continue to work with MassDOT and other
agencies throughout the review process.

4.2

The Draft Environmental Impact Report (DEIR)
should include a Transportation Impact
Assessment (TIA) prepared in conformance
with the current MassDOT/EOEEA
Transportation Impact Assessment Guidelines.
The study should include a comprehensive
multimodal assessment of the transportation
impacts of the project. The TIA should provide
transit and capacities analyses, and evaluate
bicycle and pedestrian facilities for the existing
conditions, future No-Build conditions, and
future Build conditions within the study area.
The future Build conditions should include an
analysis of operations both with and without
any improvements suggested to mitigate
project impacts. The study should propose an
integrated multimodal mitigation package
intended to improve vehicular traffic
operations while supporting increased use of
walking, bicycling, and transit by employees,
patrons, and residents. Items listed below
should be accounted for in preparing the TIA.

Please refer to Chapter 4 and the Figures therein for
complete details of the Transportation Impact Study (TIA)
performed for the Project.

4.3

The DEIR should include estimates for the
average Saturday, the weekday AM Peak, and
weekday PM Peak hours, and the Saturday
peak hour for the full-build project. The trip
rates should be obtained from the ITE Trip
Generation Manual (9th edition).

Please refer to Section 4.3.1 and Appendix F for a
summary of average Saturday and weekday traffic
volumes. Please refer to Section 4.5 for a summary of the
Project generated vehicle trips methodology and results.

4.4

Trip reduction estimates resulting from pass-
by and/or internal capture trips should be
determined using applicable methodologies
from the most recent editions of ITE's Trip
Generation Manual and Trip Generation
Handbook.

Please refer to Section 4.5 for details of pass-by and
internal capture trip reductions.
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The DEIR should provide a trip distribution for
the project based on a gravity model or similar
45 model that uses factors such as census data, Please refer to Section 4.5.9 for a summary of Project trip
) origin-destination, travel time, and distance to | distribution and assignment methodology.
determine trip characteristics for employees
and residents of the project.
The DEIR should provide all appropriate back
i ify h he diff . . .
up documentation to verify how t e different Please refer to Section 4.5.9 for a summary of Project trip
percentages are calculated and assigned to the | .~~~ .
. distribution and assignment methodology, and to
4.6 roadway network and the transit system. In . .
. . Section 4.4.3 for a summary of the impacts of the
addition, the model should be able to consider .
. . potential I-90 on-ramp closure.
a potential I-90 on-ramp closure impact to the
transportation network trip distribution.
The DEIR should contain an analysis of what
47 additional demand will be generated by the Please refer to Section 4.10 for a detailed analysis on the
) project and document its impacts on the Back | future capacity of transit services serving the Project Site.
Bay station.
The P houl k closely with th . .
© roponer?t should work ¢ osely wit t © Please refer to Section 4.5 for a summary of the Project-
MassDOT Office of Transportation Planning, . . .
the City of Boston, and the MBTA Service generated vehicle trips methodology, which was
4.8 . ' . developed in coordination with the MassDOT Office of
Planning Department to develop appropriate . . .
. Transportation Planning, the City of Boston, and the
and reasonable travel demand and trip . .
. . MBTA Service Planning Department.
generation characteristics.
The DEIR should then present not just the
result of that analysis but a full and complete
presentation on how the multimodal trip Please refer to Section 4.5 and Appendix F for a summary
generation estimates and trip assignment rates | of the Project-generated trips methodology, which was
4.9 were developed and what research was done developed in coordination with the MassDOT Office of
to support these rates. The DEIR should Transportation Planning, the City of Boston, and the
include all back up data used to arrive at any MBTA Service Planning Department.
trip generation estimates to corroborate any
assumptions included in the analyses.
Once the trip generation, the modal split, and
the trip distributi d i t estimat . .
© tip dIStribution and assighment ESUMALEs | o ce refer to Section 4.5 and Figures 4.11a - 4.14b for a
are developed, the study area should be used .
4.10 ) summary and network maps of the Project-generated
and updated as defined below to create cak hour vehicle trips
network maps for the different peak-hour P ps-
analysis and the different modes.
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Please refer to Section 4.3.1 and Figure 4.1, for a
411a MassDOT recommends that the following description of the intersections included in the Project
) locations be added to the study area: study area. The additional intersections MassDOT
requested were incorporated.
Please refer to Section 4.3.1 and Figure 4.1, for a
4.11b ramCI.arendon Street at the I-90 westbound on- description of the intersections included in the Project
i study area.
. . Please refer to Section 4.3.1 and Figure 4.1, for a
4.11c Arlington Street at Marginal Road/1-90 description of the intersections included in the Project
westbound on-ramp;
study area.
. Please refer to Section 4.3.1 and Figure 4.1, for a
. Al I - . L ! .
4.11d AvenLI(:gton Street at Stuart Street/Columbus description of the intersections included in the Project
' study area.
« Arlington Street/Herald Street at Tremont Pleasg rgfer to Secjuon 4'3'1. and' Figure 4'.1’ for a .
4.11e Street: description of the intersections included in the Project
' study area.
Please refer to Section 4.3.1 and Figure 4.1, for a
4.11f + Herald Street at Albany Street; description of the intersections included in the Project
study area.
Please refer to Section 4.3.1 and Figure 4.1, for a
4.11g « Albany Street at I-93 southbound on-ramp; | description of the intersections included in the Project
study area.
Please refer to Section 4.3.1 and Figure 4.1, for a
4.11h « Albany Street at Traveler Street; description of the intersections included in the Project
study area.
Pl f ion4.3.1 Fi 41, f
. « Traveler Street at I-93 northbound on- case reter to Secjuon 3 . and. \gure .-, fora
4.11i description of the intersections included in the Project
ramp/ I-90 westbound on-ramp;
study area.
Please refer to Section 4.3.1 and Figure 4.1, for a
4.11j « Berkeley Street at Storrow Drive on-ramps; | description of the intersections included in the Project
study area.
. Please refer to Section 4.3.1 and Figure 4.1, for a
4.11k Storrow Drive eastbound off-ramp at description of the intersections included in the Project
Clarendon Street;
study area.
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) Please refer to Section 4.3.1 and Figure 4.1, for a
4.111 andStuart Street at I-90 westbound off-ramp; description of the intersections included in the Project
study area.
. Please refer to Section 4.3.1 and Figure 4.1, for a
4.11m Huntington Avenue at Blagden Street/1-90 description of the intersections included in the Project
westbound on-ramp
study area.
The most immediate impacts to state highways
incl h i f1-90 | h . .
ne yde t. € portion of 1-90 located under the Please refer to Sections 4.3.10, 4.4.6 and 4.6.3 for details
project site as well as the I-90 westbound on- . L . .
. of the I-90 mainline under Existing, No-Build and Build
ramp. Therefore, the study area should include " . .
4.12 . L conditions, respectively. Please note a separate study is
operational analyses for the I-90 mainline .
. . . . being done on the I-90 ramp by MassDOT as part of the
including the merge sections for the Arlington
. IMR.
Street, Clarendon Street, and Huntington
Avenue on-ramps.
The DEIR trans.portatlc.)n study.should provide Please refer to Sections 4.3.10, 4.4 and 4.6 for details of
a comprehensive traffic analysis of the study . . L . .
. . the traffic analysis under Existing, No Build and Build
area network with two alternatives: one that o . .
. conditions, respectively, with the I-90 ramp open (Base
4.13 assumes the ramp remains opened and the . . o
. . Condition) and closed (Alternative Condition). Please
other with the ramp permanently closed. This . .
. . . note a separate study on the I-90 ramp is being done by
analysis should be provided for both No-Build
. . MassDOT as part of the IMR.
and Future Build conditions.
The TIA should include trips generated by
other nearby planned and/or approved
projects as part of the background growth in
developing f“tf”e No-Build and Build traffic Please refer to Sections 4.4.1 for details of background
volumes. ITE trip rates should be used to . .
. . . . . growth including both an annual growth factor and
4.14 estimate the vehicle trip generation of un-built e . . g
. o specific background projects as identified by BTD and
and/or yet to be occupied space. In addition,
BPDA.
an annual growth factor should be
superimposed on existing traffic volumes prior
to the addition of the volumes associated with
background project-specific growth.
The planning horizon year for the TIA should
be seven years from the time of submittal of
the DERR. Itis exp.ected that tr:'? will a_IIow a" The planning horizon year for the TIA for the Project
reasonable planning horizon "time window . . .
. . presented in Chapter 4.0 is based on a 7-year horizon
when the project reaches the design stage for . . .
4.15 . . . (2023). The planning horizon for the potential ramp
improvements. The alternative analysis for the . .
. closure analysis in the IMR being prepared separately by
potential ramp closure should be based on 20- . .
. . . . MassDOT is based on a 20-year horizon.
year planning horizon for consistency with
FHWA requirements for the preparation of an
IMR.
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The Proppnent should provnde.addltlonal Please refer to Section 4.4.3 for a discussion of the use
information to MassDOT on this model as to S
. . and calibration of the CRB model to evaluate the effects
4.16 how it would be calibrated to match the DEIR .
. . i of the potential closure of the I-90 ramp under future (7-
transportation analysis methodology, which is .
. year) conditions.
based on a 7-year horizon.
The Pro'pc.)hent should also addre;s the Please refer to Section 4.4.3 (2023 No-Build Alternative
compatibility of the CRB model with the o . . .
. . Condition) for a discussion of the compatibility of the
4.17 Central Transportation Planning Staff model to .
. CRB model with the CTPS model used by MassDOT for
be used by MassDOT for the preparation of the preparation of the IMR
the IMR. prep ‘
418 Vehicle crash data was not included in the ENF | Please refer to Section 4.3.7 for an analysis of vehicle
) but should be included in the DEIR. crash data.
Specifically, the DEIR should conduct analysis
for any study area intersections having crash
rates higher than the State and/or District 6 Please refer to Section 4.3.7 for an analysis of vehicle
4.19 average. The analysis should include a crash data, including comparison with State and District
discussion of causality, suggestions for 6 crash rates.
mitigation, and commitment to implementing
this mitigation.
Capacity analyses should be conducted for the
weekday AM, PM, and Saturday peak hours for
both existing and future conditions for each
development alternative considered. In Please refer to Section 4.3.1 and Appendix F for an
addition, capacity analyses for Build with evaluation of average Saturday and weekday peak traffic
4.20 mitigation conditions should be provided for volumes and Project trip generation. Please also refer to
) all intersections, particularly those with impacts | Sections 4.3, 4.4, 4.6 and 4.7 for capacity analysis at all
to the state highway system. Of particular study intersections under Existing, No-Build, Build and
concern are the areas where Boston Build with Mitigation conditions, respectively.
Transportation Department jurisdictional
roadways interact with MassDOT-controlled
locations.
The DEIR should also clearl h . Lo .
e . snou dalso c eary document the The Project does not propose to signalize the Garage exit
project's impacts to vehicular flow and bus .
. on Clarendon Street. Please refer to Section 4.6 for
headway at the station entrance due to the . s . .
. . . analysis of the Project's impacts to traffic operations at
4.21 changes in location, number, and capacity of .
- the Station entrance on Clarendon Street. Please also
entrances to the garage and should include . o
. . o refer to section 4.10.2 for a description of the Route 39
impacts due to the proposed signalization of . . .
. Bus terminus relocation, and to Figure 4.21 for a plan.
the garage exits onto Clarendon Street.
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The DEIR should provide illustrations depicting
the peak hour 50th (average) and 95th
percentile queue lengths for each lane
group/turning movement at each study area
intersection, for all analysis scenarios. The
information contained in these illustrations .
. Please refer to Sections 4.3.8, 4.3.9, 44.5 and 4.6.2 for a
should clearly demonstrate that the project . -
. summary of respective queue analyses under existing, no
would not result in any extended queues that . . o )
4.22 . build and build conditions. Please refer to figures 4.17a-d
would block vehicle movements to/from study . . .
. . . . . for queue analysis illustrations under all analysis
area intersections, particularly those involving .
) . o scenarios.
state highways. Appropriate mitigation should
be identified at any locations where queue
blockages occur. Color-coded illustrations
should also be prepared depicting the level of
service (LOS) for each lane group/turning
movement for each case.
A traffic signal warrant study (TSWS) should be
performed and the need documented for any Please refer to Section 4.7.1 for a description of potential
locations where signalization is being signalization at the St. James Avenue/Trinity Place and
proposed, including site driveway intersections | Clarendon Street/Stanhope Street intersections. As
4.23 with the public roadway system. A left-turn noted, traffic signal warrants may not be satisfied at
lane warrant analysis should be conducted and | these locations, and further discussion with BTD is
the need documented for any locations where | necessary to determine if the improvements should be
the addition of such a lane is being proposed, considered.
including at site driveways.
The DEIR should include sufficiently detailed . . .
. y The proposed roadway improvements described in
conceptual plans (minimum of 80-scale) for ; ) _— .
. . Section 4.7 include traffic signal and operational
proposed roadway improvements in order to . . .
. - . improvements, which generally do not call for detailed
verify the feasibility of constructing such - . . . .
4.24 . conceptual plans at this stage. Additional information will
improvements. These plans should clearly . .
. be provided as the design develops further and as the
show proposed lane widths and offsets, layout . . . .
. o . Proponent continues to coordinate with the appropriate
lines and jurisdictions, and land uses adjacent agencies
to areas where improvements are proposed. 9 '
The DEIR should contai lysis of what . .
€ DETR shoud contain an analysis of wna Please refer to Chapter 4 for a detailed transportation
4.25 additional demand will be generated by the . .
. and parking analysis.
project.
The DEIR should contain an assessment of how
riders, particularly during the MBTA peak
periods, are expected to access the facility via Please refer to Section 4.10 for a detailed analysis on the
4.26 transit. The DEIR should estimate what transit demand created by the Project and the future
additional new ridership on the Orange Line capacity of transit services serving the Project Site.
can be anticipated and what time of day those
impacts will occur.
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The Proponeljt should work with the MBTA . As described in Section 4.10.1, the Proponent has worked
Service Planning Department to ensure that it . . .
closely with MBTA Service Planning and CTPS to
4.27 has access to the most recent and most S . . -
. . . - determine ridership and operational statistics for the
relevant ridership and operational statistics for .
. Orange Line.
the Orange Line.
The DEIR should also provide information
demonstrating how employees, residents, and
ho ch h Li . .
cgstomers Who choose to use t. e Oran.ge ""® | Please refer to Section 3.5 and Figures 3.8a-f for a
will get from the site to the rapid transit - . .
. . . description of public realm improvements, as well as
station. Of particular importance to the MBTA . . .
4.28 Figures 3.9a-b, circulation and access plan and to
are all codes and standards related to the Appendix J. The Proponent intends to fully comply with
Americans with Disabilities Act (ADA), the aliloz IicaBIe codesr;nd requlations y Ply
Massachusetts Architectural Access Board PP 9 '
(MAAB) along with Federal Transit
Administration (FTA) regulations and guidance.
The Proponent should present the existing Please refer to Section 1.2 and Figures 1.3a-d and Figure
conditions and how those conditions should 1.5 for a description of existing Site conditions. Please
4.29 be upgraded/improved so as to ensure a fully | refer to Section 3.5 and Figures 3.8a-f for a description of
accessible path of travel for all of the pedestrian realm improvements, including accessibility
customers. improvements.
As part of the DEIR, the Proponent should
provide a detailed presentation of the impact
to the MBTA bus network. Specifically, the
DEIR should identify the future Build Demand
for the #39, #10, and #170 buses and its
comparison to the Future No Build Demand
for local bus services. Based on this Please refer to Section 4.10.2 for a detailed analysis of
assessment, the DEIR should present the . . .
4.30 . . . the future capacity of MBTA bus service serving the
anticipated demand in terms of MBTA Service Proiect Site
Standards for bus volumes, capacity, etc. to ) ’
determine what the impacts to the MBTA bus
network will be. The DEIR should determine
what if any additional service would need to be
added to the bus network in order to ensure
that the MBTA bus routes would meet existing
MBTA service standards.
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The DEIR should show how residents,
customers or employees using the bus
network will get from the stop to the site with
an emphasis on how pedestrians will cross . .
P P Please refer to Section 3.5.1 and Figures 3.8a-f for a
Clarendon Street and Dartmouth Street to - . .
4.31 description of pedestrian realm improvements and to
access bus stops. The DEIR should, as part of . o .
. ) . . Figures 3.9a-b for site circulation and access plans.
its traffic analysis, show how pedestrian
crossings and bus stops can be coordinated to
ensure safe, accessible travel for bus
customers.
. . PI f ion 4.12 f ipti f existi
The DEIR should provide an inventory of lease refer to. Sectlon or desFrlptlons of existing
- . O sidewalk conditions and proposed improvements as a
existing sidewalks and crosswalks within the ) .
4.32 . result of the Project. Please also refer to Section 3.5.1 and
study area, and should address the quality and . " .
- g Figures 3.8a-f for a description of pedestrian realm
condition of those facilities. .
improvements.
The DEIR should include a commitment to . .
. uid inciu I Please refer to Sections 3.1 and 3.5 and to Appendix J for
improvements in any areas that are structurally . . .
4.33 - . a detailed description of the public realm and
deficient or not meeting current codes for P .
. accessibility improvements proposed by the Project.
accessibility.
Please refer to Section 3.5.1 for a detailed description of
Special attention should be given to linking the Project's pedestrian rgalm |mpr9vements, and to
the proposed develobment to adiacent Figures 3.8a-f for pedestrian realm improvement plans.
4.34 brop P ! . Please also refer to Sections 3.4.4 and 4.2 and to Figure
complementary land uses and to transit - o .
facilities 4.23 for a description of transit improvements the Project
' is providing and its integration with the Station
renovations.
Any proposed mitigation within the state . N .
"y prop gato o . Proposed roadway and pedestrian mitigation described
highway layout and all internal site circulation | . .
. . in Chapter 3 and Chapter 4 are located on City of Boston
must be consistent with a Complete Streets N .
. . Streets rather than within the state highway layout.
design approach that provides adequate and . . . .
. Nonetheless, all improvements will be designed in
safe accommodation for all roadway users, . .
. . . L . accordance with Complete Streets design approaches.
including pedestrians, bicyclists, and public . . . ) .
- . Please see Section 3.5 for a detailed discussion on site
4.35 transit riders. Complete Streets design N . . . .
- . . design, including the incorporation of BTD's Complete
guidelines are included in the MassDOT - )
. . . Streets Guidelines. Please see also Figures 3.8a-f for
Project Development and Design Guide. Where . .
o public realm plans. Note: the Alternative Scheme does
these criteria cannot be met, the Proponent . . o
e propose a new ramp connection to Trinity Place, but it is
should provide justification, and should work . .
. . A . assumed that the State Highway Layout on Trinity Place
with the MassDOT Highway Division to obtain L .
. . would be extinguished under that scenario.
a design waiver.
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4.36

The DEIR should include a detailed inventory
of the bicycle network to include bikeway
types, bikeway widths, and bicycle number and
speeds. The Proponent should identify the
likely travel routes for bicyclists within the
study area. The degree to which these routes
can safely support bicycle travel should also be
examined. The DEIR should reevaluate these
routes based on the origin-destination of
potential employees and residents. Based on
this analysis, the Proponent should consider
the feasibility of expanding some of these
existing routes or consider new routes to
encourage bicycle travel in and around the
site.

Please refer to Section 4.3.3 for a summary of existing
bicycle facilities near the Project Site, to Section 4.11 for
a complete discussion of the Project's proposed bicycle
accommodations and to Figure 4.22 for details on
proposed bicycle parking and infrastructure
improvements.

4.37

Similarly, for pedestrian access, the project
should work closely with MassDOT and the
City of Boston to provide a seamless
connection between the existing and planned
bicycle facilities in the study area.

Please refer to Section 4.11 and Figure 4.22 for details on
proposed bicycle parking and infrastructure
improvements.

4.38

According to the ENF, the project at full build
would include the provision of a parking
garage to accommodate up to 2,013 vehicles.
The DEIR should clarify how the parking needs
of the project were determined and explain the
methodology used to determine the total
parking required. The Institute of
Transportation Engineers' Parking Generation
generally provides a reasonable basis for
comparison to parking requirements under
local zoning, but this reference does not
present parking rates for this type of mixed-
use. The DEIR should include a summary of
parking need and supply for comparable
facilities based on multiple data sources. It
should also determine the number of parking
spaces occupied at various times of the day
and identify the periods of peak use.

Please refer to Section 4.9 for a summary of existing and
proposed parking conditions and Project parking
demand and supply.

4.39

The DEIR should include a comprehensive
Travel Demand Management (TDM) program
that would implement measures aimed at
reducing site trip generation.

Please refer to Section 4.13.1 for a summary of proposed
TDM measures.
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We urge the Proponent to. meet with . The Proponent has met with A Better City TMA and will
MassRIDES and A Better City Transportation . .
- : meet with MassRIDES to discuss TDM measures and
Management Association to discuss TDM . . -, .
4.40 S identify any additional measures which have been
measures that have been successful in limiting L . .
. . . . . successful in limiting SOV trips. Please refer to Section
single occupant vehicle trips at similar projects
T 4.13.1 for a summary of proposed TDM measures.
within the urban core of Boston.
The Proponent should also promote
ridesharing through NuRide, the
Commonwealth's web-based trip planning and
4.41 ride matching service that enables participants | The Proponent will explore ways to best take advantage
) to earn rewards for taking "green" trips. The of the NuRides program.
Proponent should provide information on the
substance and outcomes of its consultations in
the DEIR.
The Proponent will be required to conduct an
annual traffic monitoring program for a period
of five years, beginning six months after
occupancy of the full-build project. It would
include:
« Simultaneous automatic traffic recorder (ATR)
counts at each garage entrance for a
ti 24-h iod typical . o
continuous our period.on a typica Please refer to Section 4.13.3 for a description of the
weekday and Saturday; . o
proposed Transportation Monitoring Program for the
4.42 « Travel survey of employees and patrons at . . . . s .
. . Project, which will be developed in coordination with
the site (to be administered by the
. . MassDOT and BTD.
Transportation Coordinator);
» Weekday AM and PM and Saturday peak
hour turning movement counts (TM Cs) and
operations analysis at "mitigated”
intersections, including those involving garage
entrances; and
» An update on TDM effectiveness and transit
ridership.
The Proponent should continue consultation . .
with MassDOT PPDU. OREAD, the MBTA. and The Proponent hasj continued to consult. with t.he
4.43 the District 6 office durina the preparation of appropriate agencies and departments, including
9 prep MassDOT during the preparation of the DEIR.
the DEIR.
Letter 5 Massachusetts Department of Energy Resources
In general, the [GHG Policy and Stretch Code] Please refer to Section 5.4 for a summary of energy and
requires that: GHG modeling outputs, including mitigation measures.
5.1 *  GHG emissions be identified and Please see also Appendix H for a preliminary energy
) quantified; model report for each Project Component. Please also
« The proposed design incorporate ways to refer to Section 9.3, for an overview of the proposed
avoid, minimize, or mitigate GHG emissions mitigation measures taken by the Project.
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. . Please refer to Section 5.4 for a summary of energy and
With respect to stationary sources of GHG, the . ! . 1 summary 9y
o GHG modeling outputs, including mitigation measures.
next future submission should demonstrate . e
L . . Please see also Appendix H for a preliminary energy
5.2 that the project is taking all feasible measures .
. A o model report for each Project Component. Please also
to avoid, minimize and mitigate GHG . .
o refer to Section 9.3, for an overview of the proposed
emissions. e .
mitigation measures taken by the Project.
We recommend reaching out to the local
utilities and analyzing how incentives can help | Noted, please refer to Section 5.4.4 for a discussion of
5.3 advance requirements to avoid, minimize and the Project's approach to incorporating utility and energy
) mitigate GHG emissions. Incentives are also efficiency incentives and current status of energy
available for offsetting design charrette and efficiency assistance with the utility providers.
energy modeling costs.
We anticipate building envelo all, roof, and . . .
Icipate buriding env P(W ! Please refer to Section 5.4.2 for a discussion of
fenestration) improvements will be a key GHG . . .
. alternative building envelopes. Please see also Appendix
reduction strategy. We recommend at least o
5.4 . . H for a preliminary energy model report and the
three above-code wall/fenestration scenarios ) . ) .
. . . . . . alternative building envelope analysis for each Project
be investigated, including scenarios using
Component.
spandrels.
We were pleased to see many HVAC systems
improvements described in the Project . .
Improver r ! roJ Please refer to Section 5.4 for more details on the
Notification Form. The DOER encourages the - . . o
5.5 . Project's GHG reduction strategy as well as identified
proponent to continue to use HVAC and . ; -
. . o HVAC and domestic water heating efficiency measures.
domestic water heating mitigation as a key
GHG reduction strategy.
CHP: The residential portion of the project is
well-suited for use of combined heat and
5.6 power, which can also qualify for generous Please refer to Section 5.4.3 for the On-Site Clean and
) incentives. MEPA allows the use of a source Renewable Energy Analysis.
energy path compliance with the stretch
energy code.
Solar: The residential portion of the project is
well-suited for use of combined heat and
5.7 power, which can also qualify for generous Please refer to Section 5.4.3 for the On-Site Clean and
) incentives. MEPA allows the use of a source Renewable Energy Analysis.
energy path compliance with the stretch
energy code.
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Energy Star Appliances: MEPA allows
proponents to reduce internal plug loads by As stated in Section 5.3.2, the Proponent intends to use
10% if the proponents commit to using only Energy Star appliances and devices and will require
5.8 Energy Star appliances and devices. If the tenants to do the same wherever possible. See also
space is to be leased, the proponents must Section 5.4 for details about other beneficial measures
commit to having leases which require tenants | the Proponent is considering.
to use Energy Star appliances and devices.
LED Lighting: Interior and exterior LED lighting NOtEd'. plegse r.efer to Sectlgns 532 and 544 for details
5.9 . . regarding interior and exterior lighting efficiency
can also contribute to GHG reduction. S S
measures the Project is considering.
Please refer to Section 4.9.3 and Appendix G. The
Electric Vehicle Charging Stations: Consider Proponent will rr?alntal.n. the existing six EV statlon§ in the
. . f . Garage and outfit additional spaces for future stations, as
5.10 electric vehicle charging stations. Grants are .
. . needed. An assessment of EV demand will be conducted
potentially available. . . . .
and the appropriate number of stations will be installed
when demand exceeds current supply.
A table simil h I I houl .
. table similar to the example b.e ow should be Comment noted. Tables have been formatted to include
5.11 included (see table Referenced in Comment . .
the information requested by DOER.
letter on page 3)
A description of the proposed building Please refer to Section 5.4 for a summary of energy and
envelop assembly: report both component R- L .
. GHG modeling inputs and to Section 5.4.2 for a
values and whole assembly U-factor. Utilize the | . . . .
. . discussion of alternative building envelopes. Please see
5.12 pre-calculated relationships between R-Value . -
. . . also Appendix H for a preliminary energy model report
and U-factor contained in Appendix A of the . - .
. o : and the alternative building envelope analysis for each
applicable code (Appendix A is the applicable Proiect Component
appendix in both ASHRAE and IECC). ) ponent.
Please refer to section 5.4.1.1 for a description of the
energy simulation methodology and the procedures
utilized. The energy analysis procedure combines
multiple eQuest models with excel spreadsheets for pre-
_ - . . and post-processing. Through this custom set of tools,
A description of the building energy simulation . . .
5.13 model and procedures utilized benchmarking data is integrated from the Commercial
P ' Buildings Energy Consumption Survey (CBECS) and
Boston's Building Energy Reporting and Disclosure
Ordinance (BERDO), as well as from an in-house
benchmarking database to enhance the real-world
accuracy of the results.
A detailed and complete table of modeling Please refer to Section 5.4 for a summary of energy and
5.14 inputs showing the item and the input value GHG modeling inputs. Please see also Appendix H for a
) for both the base and as-designed scenarios. preliminary energy model report for each Project
The area of the buildings should be included. Component.
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The output of the model showing the monthly Please refer'to Section 5.4 for a summary of energy and
. . GHG modeling outputs. Please see also Appendix H for a
5.15 and annual energy consumption, totalized and L .
. preliminary energy model report for each Project
by major end use system.
Component.
Code energy use intensity and proposed Notgd, per Section 5.2.3, the Project will comply W|th the
mitigated building energy use intensity, applicable Stretch Energy Code. Please refer to Section
5.16 . . . ' 5.4.1 for estimated EUIs and Stretch Code energy savings.
demonstrating compliance with Stretch Code . o
requirements Please see also Appendix H for a preliminary energy
9 ' model report for each Project Component.
Project modeling files are to be submitted to The energy analysis procedure combines multiple eQuest
. . . models with excel spreadsheets for pre- and post-
the DOER with the submittal on a flash drive or . L o ;
5.17 . . o processing. Therefore, it is not a traditional single energy
may be transmitted via electronic file transfer . .
. model file that can be shared. Please refer to Section 5.4
to paul.ormond@massmail.state.ma.us. . P .
and Appendix H for specific information and analyses.
Non-building energy consuming site improvements such
Separate “side calcs” may be required for non- | as parking lot lighting and parking garage ventilation
building energy consuming site improvements | have been captured in the custom energy analysis tool
5.18 which are not included in the building energy that incorporates multiple eQuest models with Excel
modeling software (e.g. parking lot lighting spreadsheets for pre- and post-processing. Please refer
and parking garage ventilation). to Section 5.4 and Appendix H for specific information
and analyses.
Estimate area of roof potentially usable for
solar development (e.g. ‘Usable Roof Area”
5.19 (URA)). Estimate resulting power production Please refer to Section 5.4.3 for the On-Site Clean and
) and associated GHG reduction. Estimate total Renewable Energy Analysis.
project GHG reduction both with and without
solar PV.
A descrlptlo.n of.the pf"pose.d project building Please see Section 1.4 and Table 1-1 for a program and
usage and size, including a site plan and . . .
. . . dimensional summary of each Project Component. Please
elevation views, should be included. In order to . . .
5.20 . . . refer also to Figures 1.6a-b for site plans, to Figures 3.2a-
expedite the review, a table similar to the S : .
. m for perspective views, to Figures 3.5a-c for elevations
example below should be included for each and 1o Fiaures 3.3a-r for floor plans
proposed building (see tab Figures) 9 ’ plans.
The energy analysis procedure and quality control
Consider comparing modeled baseline and process includes comparing all our results to publicly
5.21 mitigation EUIs to prototype code buildings available benchmarking data. Please refer to section
developed by Pacific Northwest National Labs. | 5.4.1.1 for further information on the methodology used
for energy modeling.
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Letter 6

Massachusetts Historical Commission

6.1

The ENF only listed the Hancock Garage
(BOS.2366) as a historic resource in the area of
project impacts. It is included the Inventory of
Historic and Archaeological Assets of the
Commonwealth. The ENF did not identify on a
map or a list the historic resources within the
vicinity of the proposed project site. The scope
of the Environmental Impact Report should
include a historic resources assessment of
historic properties within a % mile of the
project site.

Please refer to Section 8.2.2 and Table 8-1 for a complete
assessment of historic resources near the Project Site.
See also Figure 8-1.

6.2

MHC is also concerned that the size, scale, and
massing of the three proposed towers appears
to be inappropriate for the surrounding area.
The ENF submitted does not contain adequate
visual studies to determine the potential effect
of size, scale, and massing of the new buildings
on the character and setting of the State and
National Register listed properties. MHC
requests pedestrian-level perspectives of the
new construction from the above referenced
historic properties and districts in order to
assist the MHC in determining what effect the
size, scale, and massing will have on the
nearby historic properties.

The Proponent has designed the Project to be respectful
of the height and density guidelines in the recently
enacted Stuart Street District. Please refer to Figure 8.1
and Figures 8.2a-j for views from nearby historic
resources.

6.3

MHC requests that the proponent conduct
shadow studies in order to assist in
determining the effects of shadows on the
historic properties and districts noted above.
The shadow studies should provide facade
illustrations of the shadows on the facades of
historic buildings.

Please refer to Figures 8.3a-f for a Historic Resources
Facade Shadow Study.

6.4

The EMF states that the Preferred Alternative
“also considers two different development
plans for the Garage West Parcel in response
to the potential closure of the On-Ramp." If
the Garage West Alternate Scheme is
proposed, the closure of the On-Ramp to I-90
will then trigger the review of the entire
project under Section 106 of the National
Historic Preservation Act of 1966 (36 CFR 800).

The proposed closure of the I-90 On-Ramp is a separate
project being proposed and studied by MassDOT, not
the Proponent. Therefore, review of the Project under
Section 106 is not required. Please refer to Section 8.4
and Appendix L.
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Letter 7 Massachusetts Water Resources Authority
To avoid increasing system surcharging and
contributing to greater CSO discharges, which
could compromise the environmental benefits
of MWRA'’s $898 million CSO control program,
the Proponent should offset the Project’s new
wastewater flows with 4:1 I/ removal, in
accordance with MassDEP I/I regulations and Please refer to Section 7.5 for more information
71 BWSC policy. To assure that potential impacts regarding the existing and proposed sanitary sewage
) are mitigated, for each gallon of new infrastructure for the Project, as well as proposed
wastewater flow, the Proponent should remove | mitigation.
4 gallons of I/I from a hydraulically related
sewer system. In the Draft Environmental
Impact Report, the Proponent should describe
its proposed connections to BWSC's sewer and
storm drain systems and its 4:1 I/I removal
plan.
It appears that this project will require a
MWRA i ite D i . . .
. Construc'tlon .Slte ewatering . Noted, all code and applicable laws and regulations will
Discharge Permit during the construction . e
be followed and MassDEP will be notified as necessary.
7.2 phase, pursuant to 360 C.M.R. 10.091-10.094. .
. . Please refer to Section 6.10.2 for a summary of
The Proponent and Contractor will need this . . .
. . temporary impacts to groundwater during construction.
permit before they may discharge
groundwater into the sanitary sewer system.
The Proponent shall ensure that groundwater Please refer to Section 7.4 for a discussion of the
73 and stormwater collecting in tunnels found in Project's stormwater management and groundwater
) at the site are not discharged to the sanitary recharge plans and compliance with MassDEP
sewer system. Stormwater Management Standards.
The proposed garage to be constructed as part of the
. West Parcel I ill ly with
The Proponent must also comply with 360 Garage West Parcel deve o‘pn?ent wifl comply Wlt. 360
P : . CMR 10.016. Any runoff within the covered portions of
C.M.R. 10.016, if it intends to install gas/oil . . .
7.4 . the proposed garage will be collected in area drains,
separator(s) in the garages that are planned . . . .
for the site directed to oil/gas separators, and ultimately discharged
’ to the existing BWSC sanitary sewer system. Refer to
section 7.4.2 for further detail and explanation.
In addition to complying with 360 C.M.R
10.000, the Proponent shall conform to the
75 regulations of the Board of State Examiners of | Noted, all code and applicable laws and regulations will
) Plumbers and Gas Fitters, 248 C.M.R. 2.00 be followed.
(State Plumbing Code), and all other applicable
laws.
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Please note that the installation of proposed
gas/oil separator(s) will require MWRA Noted, all code and applicable laws and regulations will
7.6 approval and may not be back filled until be followed and the MWRA will be consulted as
inspected and approved by MWRA and the necessary.
Local Plumbing Inspector.
Letter 8 Boston City Councilor District 8, Josh Zakim
I want to begin by saying that Boston
Properties has done a good job of recognizing
the importance of Back Bay Station as an entry
point into the city, and as a connector of
historic neighborhoods. Their design reflects a
desire to treat the station as the important
8.1 transportation hub that it is, and as a space for | The Proponent appreciates your support.
potential growth in our city. They have taken
positive preliminary steps to address some of
the management and safety concerns that
have been an issue at the station up until now,
and are moving forward with cosmetic
changes that are much needed.
My primary concern about this proposal is that
it falls in the center of several large projects . _
! n o ! vera \arge proj S Please refer to Section 1.4.8 for a description of the
that are either underway or slated to begin in . . . .
. Project phases and an evaluation of phasing scenarios.
the very near future. These developments will . .
: Please refer to Chapter 6 for a detailed analysis of
have tremendous impacts on the . - . .
. . . Project-related environmental impacts. The Project has
8.2 neighborhood, both immediately and several . .
. . - included all other approved Stuart Street corridor
years down the line. There will be significant . S . .
. . projects in its traffic, transportation and other
repercussions for the neighborhood from the . . S .
. environmental impact studies, in an effort to provide the
construction, and I want to make sure that . L . .
S public a holistic view of development in the corridor.
proper steps are taken to minimize the effects
on current residents.
...the sum of all of this development in the area | The Project has included all other approved Stuart Street
will significantly change the flow of traffic, corridor projects in its traffic, transportation and other
increase pedestrian movement, and impact the | environmental impact studies, in an effort to provide the
capacity of the MBTA. Boston Properties has public a holistic view of development in the corridor.
3.3 touched on how the Back Bay/South End Please refer to Chapters 4 and 6 for a complete analysis.
) Gateway project will contribute to these In addition, the Project team has been closely
factors, but I would like to see it addressed coordinating with the 40 Trinity and Copley Tower
from a more holistic perspective, examining projects and has included their streetscape improvement
this project in the context of all the others in plans and TAPA commitments as future existing
the surrounding area. conditions for the Project.
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As the Back Bay Station renovation moves
forward, I also want to make sure that Boston
Properties addresses concerns with respect to Please refer to Section 6.2 for a summary of the Project's
wind and shadow studies, and how they pedestrian-level wind impacts, to Section 6.3 for a plan
8.4 impact Copley Square and the front of the view of shadow impacts, including on adjacent public
Public Library. These are two issues that my spaces, and to Section 8.3.2 for a shadow impact analysis
office hears about regularly, and I think the on area historic resources.
neighbors would appreciate more in-depth
analysis.
Letter 9 Boston Water and Sewer Commission
Prior to demolition of any buildings, all water,
sewer and storm drain connections to the All approved projects in the Stuart Street corridor have
buildings must be cut and capped at the main | been included in the analyses as per BPDA, BTD and
pipe in accordance with the Commission's other agency direction. The Proponent has coordinated
requirements. The proponent must then the Project's Stuart Street alignment and proposed
9.1 complete a Termination Verification Approval improvements with the adjacent approved Copley Tower
Form for a Demolition Permit, available from and 40 Trinity projects and has coordinated with the
the Commission and submit the completed commitments and improvements documented in their
form to the City of Boston's inspectional respective TAPAs. Please refer to Chapter 4 for more
Services Department before a demolition detail and see Figures 3.8a-f for public realm plans.
permit will be issued.
All new or relocated water mains, sewers and
storm drains must be designed and
constructed at BP Hancock LLC's expense. They | Noted, please refer to Section 7.1 for more details
9.2 must be designed and constructed in related to the Project's Site Plan Approval process which
) conformance with the Commission's design will be coordinated with BWSC for each Project
standards, Water Distribution System and Component prior to construction commencement.
Sewer Use Regulations, and Requirements for
Site Plans.
To assure compliance with the Commission's
requirements, the proponent must submit a
site plan and a General Service Application to
the Commission's Engineering Customer
Service Depar.tment for review and approval Noted, please refer to Section 7.1 for more details
when the design of the new water and S .
93 Wastewater systems and the proposed service re.Iated to thg Project 's Site Plan Approval p.rocess which
connections to those systems are 50 percent will be coordlngted with BWSC. for each Project
. . Component prior to construction commencement.
complete. The site plan should include the
locations of new, relocated and existing water
mains, sewers and drains which serve the site,
proposed service connections as well as water
meter locations.
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The Commission supports the policy, and will
require proponent to develop a consistent
inflow reduction plan. The 4: 1 requirement As described in Section 7.5.4, the Proponent will comply
9.4 should be addressed at least 90 days prior to with this requirement and develop an I/I mitigation plan
activation of water service and will be based in coordination with BWSC.
on the estimated sewage generation provided
on the project site plan.
Please refer to Section 7.4 for a discussion of the
Project's stormwater management and groundwater
recharge plans and compliance with MassDEP
95 The proponent must develop a maintenance Stormwater Management Standards. An Operations and
) plan for the proposed green infrastructure. Maintenance Plan (O&M Plan), including long-term BMP
operation requirements, will be prepared for the Project
to ensure proper maintenance and functioning of the
proposed stormwater management system.
A copy of the description and any related site
plans must be provided to the Commission's
Englneerlng Customer Servm.:e Departmgnt for Noted, please refer to Section 7.1 for more details
review before masonry repair and cleaning e .
9.6 commences. BP Hancock LLC is advised that re.Iated to th? Project .S Site Plan Approval process which
. . o will be coordinated with BWSC for each Project
the Commission may impose additional . .
o . - Component prior to construction commencement.
conditions and requirements before permitting
the discharge of the treated wash water to
enter the sewer or drainage system.
BP Hancock LLC should be aware that the US
Environmental Protection Agency issued the
Remediation General Permit (RGP) for
Groundwater Remediation, Contaminated
Construction Dewatering, and Miscellaneous .
9.7 . Noted. Please refer to Section 6.10.2.
Surface Water Discharges. If groundwater
contaminated with petroleum products, for
example, is encountered, BP Hancock LLC will
be required to apply for a RGP to cover these
discharges.
The project sites are located within Boston's
Groundwater Conservation Overlay District
(GCOD). The district is intended to promote
the restoration of groundwater and reduce the | Please refer to Section 7.4.3 for a detailed description of
9.8 impact of surface runoff. Projects constructed the Project's intended compliance with the City's
within the GCOD are required to include Groundwater Conservation Overlay District.
provisions for retaining stormwater and
directing the stormwater to the groundwater
table for recharge.
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9.9

BP Hancock LLC is advised that the
Commission will not allow buildings to be
constructed over any of its water lines. Also,
any plans to build over Commission sewer
facilities are subject to review and approval by
the Commission. The project must be designed
so that access, including vehicular access, to
the Commission's water and sewer lines for the
purpose of operation and maintenance is not
inhibited.

Noted. Please refer to Section 7.4.1 and 7.5.1 for a
description of existing water, sewer and storm drain
systems serving the Project Site.

9.10

It is BP Hancock LLC's responsibility to evaluate
the capacity of the water, sewer and storm
drain systems serving the project site to
determine if the systems are adequate to meet
future project demands. With the site plan, BP
Hancock LLC must include a detailed capacity
analysis for the water, sewer and storm drain
systems serving the project site, as well as an
analysis of the impacts the proposed project
will have on the Commission's water, sewer
and storm drainage systems.

Noted, please refer to Section 7.4.1 and 7.5.1 for a
description of existing water, sewer and storm drain
systems serving the Project Site. A detailed capacity
analysis will be provided as the Project's design
advances.

9.11

BP Hancock LLC must provide separate
estimates of peak and continuous maximum
water demand for residential, commercial,
industrial, irrigation of landscaped areas, and
air-conditioning make-up water for the project
with the site plan. Estimates should be based
on full-site build-out of the proposed project.
BP Hancock LLC should also provide the
methodology used to estimate water demand
for the proposed project.

Please refer to Section 7.6.2 for a summary of proposed
water demand.

9.12

BP Hancock LLC should explore opportunities
for implementing water conservation measures
in addition to those required by the State
Plumbing Code. In particular, BP Hancock LLC
should consider outdoor landscaping which
requires minimal use of water to maintain. If
BP Hancock LLC plans to install in-ground
sprinkler systems, the Commission
recommends that timers, soil moisture
indicators and rainfall sensors be installed. The
use of sensor-operated faucets and toilets in
common areas of buildings should be
considered.

Please refer to Section 7.6.4 for a summary of proposed
conservation measures. In particular, the Proponent will
consider outdoor landscaping which requires minimal
use of water to maintain.
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9.13

BP Hancock LLC is required to obtain a
Hydrant Permit for use of any hydrant during
the construction phase of this project. The
water used from the hydrant must be metered.
BP Hancock LLC should contact the
Commission's Meter Department for
information on and to obtain a Hydrant Permit.

Noted, the Proponent will obtain a Hydrant Permit for
use of any hydrant during the construction phase of the
Project.

9.14

The Commission is utilizing a Fixed Radio
Meter Reading System to obtain water meter
readings. For new water meters, the
Commission will provide a Meter Transmitter
Unit (MTU) and connect the device to the
meter. For information regarding the
installation of MTUs, BP Hancock LLC should
contact the Commission's Meter Department.

The Proponent will contact the Commission's Meter
Department as recommended, and coordinate approvals
and agency review as the Project moves into the site plan
approval phase.

9.15

To accomplish the necessary reductions in
phosphorus, the Commission is requiring
developers in the lower Charles River
watershed to infiltrate stormwater discharging
from impervious areas in compliance with
MassDEP. BP Hancock LLC will be required to
submit with the site plan a phosphorus
reduction plan for the proposed development.
BP Hancock LLC must fully investigate
methods for retaining stormwater on-site
before the Commission will consider a request
to discharge stormwater to the Commission's
system. The site plan should indicate how
storm drainage from roof drains will be
handled and the feasibility of retaining their
stormwater discharge on-site. Under no
circumstances will stormwater be allowed to
discharge to a sanitary sewer.

As detailed in Section 7.1, The Proponent will submit with
the Site Plan a phosphorus reduction plan for the
proposed development. The Site Plan will indicate how
storm drainage from roof drains will be handled and the
feasibility of retaining stormwater discharge on-site. No
stormwater will be discharged to a sanitary sewer system.

9.16

In conjunction with the Site Plan and the
General Service Application BP Hancock LLC
will be required to submit a Stormwater
Pollution Prevention Plan. The plan must:

« Identify best management practices for
controlling erosion and for preventing the
discharge of sediment and contaminated
groundwater or stormwater runoff to the
Commission's drainage system when the
construction is underway.

As described in Section 7.4, the Proponent will submit a
Stormwater Pollution Prevention Plan that includes a
stormwater management plan in compliance with
MassDEP Stormwater Management Standards.
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In conjunction with the Site Plan and the
General Service Application BP Hancock LLC . . .
. vice Appicatt Please refer to Section 7.4 for a discussion of the
will be required to submit a Stormwater -
. . Project's stormwater management and groundwater
Pollution Prevention Plan. The plan must: (cont.) . . .
. . recharge plans. As described in Section 7.4, the
« Include a site map which shows, at a . . ; .
9.17 . - . Proponent will submit a Stormwater Pollution Prevention
minimum, existing drainage patterns and areas . .
. Plan that includes a stormwater management plan in
used for storage or treatment of contaminated . .
. compliance with MassDEP Stormwater Management
soils, groundwater or stormwater, and the
. . Standards.
location of major control or treatment
structures to be utilized during construction.
In conjunction with the Site Plan and the
General Service Application BP Hancock LLC
ill be required to submit a Stormwater . . . . .
Wi o€ qut > susmt W As described in Section 7.4, the Proponent will submit a
Pollution Prevention Plan. The plan must: (cont) . . .
. . Stormwater Pollution Prevention Plan that includes a
9.18 « Provide a stormwater management plan in . . .
. . . stormwater management plan in compliance with
compliance with the DEP standards mentioned
. o MassDEP Stormwater Management Standards.
above. The plan should include a description
of the measures to control pollutants after
construction is completed.
Developers of projects involving disturbances
of land of one acre or more will be required to
obtain an NPDES General Permit for
Construction from the Environmental
Protection Agency and the Massachusetts
Department of Environmental Protection. BP
Hancock LLC is responsible for determining if Prior to the commencement of construction, the Project
such a permit is required and for obtaining the | will obtain a NPDES General Permit for Construction from
permit. If such a permit is required, it is the EPA and MassDEP and submit a Stormwater Pollution
9.19 required that a copy of the permit and any Prevention Plan that includes a stormwater management
pollution prevention plan prepared pursuant plan in compliance with MassDEP Stormwater
to the permit be provided to the Commission's | Management Standards. Please refer to Section 7.4.4 for
Engineering Services Department, prior to the | additional details.
commencement of construction. The pollution
prevention plan submitted pursuant to a
NPDES Permit may be submitted in place of
the pollution prevention plan required by the
Commission provided the Plan addresses the
same components identified in item 1 above.
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Comment noted. The Proponent currently engages in
green operational practices related to protecting
stormwater quality, some examples of which are listed
below:
- Organic treatments for landscaping and pest control
* No or low-levels of sodium based deicers for snow/ice
removal — Calcium Magnesium Acetate (CMA), an
The Commission encourages BP Hancock LLC alternative to sodium chloride (aka rock salt), is non-
to explore additional opportunities for tracking, safer to handle, and less harmful to vegetation,
9.20 protecting stormwater quality on site by lobby flooring, metals, leather footwear and animal paws.
minimizing sanding and the use of deicing « Regular Inspection, cleaning and maintenance of storm
chemicals, pesticides, and fertilizers. water infrastructure, catch basins, outlets, rip wrap
structures, detention ponds, swales, and water quality
inlets
* Frequent sweeping and removal of sand and debris
from sites
* Restrictions related to storage of sand on sites and
location of snow piles
* Recordkeeping and reporting
The discharge of dewatering drainage to a
sanitary sewer is prohibited by the
Commission. BP Hancock LLC is advised that
the discharge of any dewatering drainage to . . .
the storm drainage system requires a Drainage Noted, all code and appllcablg laws and regulations will
9.21 Discharge Permit from the Commission. If the be followed gnd permits obtained as necessary. Please
. . . . . refer to Section 6.10.1 through 6.10.2 of potential
dewatering drainage is contaminated with dewatering during construction
petroleum products, BP Hancock LLC will be )
required to obtain a Remediation General
Permit from the Environmental Protection
Agency (EPA) for the discharge.
BP Hancock LLC must fully investigate
methods for retaining stormwater on-site Please refer to Section 7.1 for more details related to the
before the Commission will consider a request | Project's Site Plan Approval process which will be
to discharge storm water to the Commission's | coordinated with BWSC for each Project Component
9.22 system. The site plan should indicate how prior to construction commencement. The Site Plan will
storm drainage from roof drains will be indicate how storm drainage from roof drains will be
handled and the feasibility of retaining their handled and the feasibility of retaining stormwater
stormwater discharge on-site. Under no discharge on-site. No stormwater will be discharged to a
circumstances will stormwater be allowed to sanitary sewer system.
discharge to a sanitary sewer.
In addition to Commission standards BP As described in Se.ction 74, the Proponent_will submit a
. . Stormwater Pollution Prevention Plan that includes a
9.23 Hancock LLC will be required to meet MassDEP . . .
Stormwater Management Standards. stormwater management plan in compliance with
MassDEP Stormwater Management Standards.
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. The Proponent will submit a Site Plan and a General
Sanitary sewage must be kept separate from . — . .
. Service Application to the BWSC Engineering Customer
stormwater and separate sanitary sewer and . . .
. . . Service Department for review and approval. The Site
storm drain service connections must be e . .
. - . Plan will indicate how storm drainage from roof drains
provided. The Commission requires that . - -
9.24 o . . will be handled and the feasibility of retaining
existing stormwater and sanitary sewer service . . .
. . stormwater discharge on-site. No stormwater will be
connections, which are to be re-used by the . .
. ) discharged to the sanitary sewer system. Please refer to
proposed project, be dye tested to confirm .
. Chapter 7 for more details related to the proposed
they are connected to the appropriate system. | . . .
infrastructure systems that will support the Project.
BP H k LLC shoul h .
ancoc . Cs ou.d con’.ca.c'Ft © Comment noted. The Proponent will contact the
Commission's Operations Division for S, . L
9.25 . . . Commission's Operations Division as requested as the
information regarding the purchase of the - .
. Project's design develops further.
castings.
If a cafeteria or food service facility is built as
part of this project, grease traps will be
required in accordance with the Commission's Noted, all code and applicable laws and regulations will
9.26 Sewer Use Regulations. BP Hancock LLC is be followed and the Commission will be consulted as
advised to consult with the Commission's necessary.
operations Department with regards to grease
traps.
The enclosed floors of a parking garage must . . .
. or par ! g garage mu Noted, all code and applicable laws and regulations will
drain through oil separators into the sewer - .
9.27 . . N be followed and the Commission will be consulted as
system in accordance with the Commission's
. necessary.
Sewer Use Regulations.
Letter 10 Charles River Watershed Association
CRWA is deeply concerned that the proponent
has not even mentioned the requirements of
the Total Maximum Daily Load (TMDL) for
Nutrients in the Lower Charles River Basin that . . .
S . The Proponent will submit a Stormwater Pollution
the proposed project is subject to, let alone . .
e . . . Prevention Plan that includes a stormwater management
providing information on the strategies being . . .
. . plan in compliance with MassDEP Stormwater
adopted to comply with the requirement. In .
o S Management Standards. Please refer to Section 7.4.2 for
10.1 addition to the above the project is expected .
. P . a summary of the proposed stormwater and drainage
to meet the 1-inch infiltration requirement as o . -
- conditions for each Project Component and to Section
per Boston Water and Sewer Commission . . . .
7.4.4 for details on the Project's compliance with
(BWSC) standards. The proponent therefore
o . MassDEP Stormwater Management Standards.
should quantifiably demonstrate in the Draft
Environmental Impact Report (DEIR) how the
project will comply with the TMDL as well as
the BWSC standards.
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. As detailed in Section 7.1, along with the Site Plan
The Secretary should therefore require the . 9 . .
submitted to BWSC, the Proponent will submit a
proponent to use stormwater treatment .
. phosphorus reduction plan for the proposed
technologies that would be expected to . . .
10.2 . o o development. As described in Section 7.4, the Proponent
achieve >65% reduction in total phosphorus . . . .
will submit a Stormwater Pollution Prevention Plan that
loads exported from the proposed . . .
develooment site includes a stormwater management plan in compliance
P ) with MassDEP Stormwater Management Standards.
The proponent notes that the project site is
within the Groundwater Conservation Overlay
District (GCOD), which would require the
project to infiltrate the 1st inch of runoff from Please refer to Section 7.4.3 for a detailed description of
10.3 the site. Instead of granting a relief from this the Project's intended compliance with the City's
requirement, the Secretary should require the Groundwater Conservation Overlay District.
proponent undertake an extensive analysis in
the DEIR to show how the projects would meet
the requirement.
It would behoove the project proponent to .
. . . The Proponent has extensive property management
design impervious areas on the site where . . . .
o experience in the region, recognizes the need for proper
snow could be stored in winter months and be . .
. winter weather procedures, and believes that the
filtered through the ground to recharge the . .
. . streetscape design and service plan as currently
local groundwater table when it melts in
10.4 . . proposed adequately addresses those needs. Please note
spring. The Secretary should require the . .
. . that given the urban nature of the site and the almost
project proponent to account for winter . .
. . complete lack of terra firma that on-site snow storage
weather management in all calculations of the . .
. ) . and filtering through the ground are not considered
service capacity of the building, roadways, and . . L
. . viable strategies at this Site.
parking areas on site.
CRWA would like to see the project proponent | The Proponent will comply with the MassDEP
105 provide inflow/infiltration mitigation in the infiltration/inflow (I/I) removal policy and develop an I/1
: project neighborhood instead of paying a fee mitigation plan in coordination with BWSC, per their
in lieu. direction. Please refer to Chapter 7 for more details.
The Secretary should require the project
10.6 proponent to proyiFje vyrittenjustification if it Comment noted.
is felt that local mitigation measures are not
feasible.
The DEIR should therefore provide further
details on the historic tidelands delineation as . .
I Istorc I ! Please refer to Section 9.8.3 for details on the Chapter 91
10.7 well as what the proponent would offer as . ) o
. ) request for a Public Benefit Determination.
public benefits as part of the Chapter 91
license.
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In partlculgr, we urge t.he Prgponent o Please refer to Section 5.5 and the BPDA Climate Change
collaboratively determine with BWSC the - L .
. Preparedness and Resiliency Checklist in Appendix J for a
10.8 precipitation range of the 10-year and 100- . N
. o . summary of how climate change and precipitation range
year/24-hour design storm, as it will help in . . ., .
. . have been considered in the Project’s design.
sizing BMPs throughout the project area.
Please refer to Appendix J for a description of how
The Proponent should therefore look beyond climate change, including floor risk, has been considered
10.9 site specific adaptation strategies and address | in the Project's Design. Please also refer to Sections 5.3.2
flood resiliency more broadly. and 5.5.3 for a summary of flood risk and resiliency
strategies being considered.
Since the adjoining streets- Dartmouth, Stuart | Please see Section 3.5 for a detailed discussion on site
and Clarendon might be impacted by the design, including the incorporation of BTD's Complete
proposed project, there is an opportunity to Streets Guidelines. Please note the vast majority of the
10.10 incorporate various “greenscape” elements of | site is not on terra firma, but rather on concrete decks
Boston’s Complete Street Guidelines into the spanning transportation infrastructure below. Please see
public right of way design. The DEIR should also Figures 3.2a-m and Figures 3.8a-f for renderings and
examine these opportunities in greater detail. public realm/landscaping plans.
Letter 11 The Ellis South End Neighborhood Association
The Proponent notes that a Project Notification Form,
It should be noted that the public involvement | not an Expanded PNF, was submitted on March 29, 2016.
has only occurred over the past six weeks — a The regulated 30-day public comment period was
11.1 relatively short time for the public to consider extended twice to end on June 17, 2016. The submission
all of the ramifications for a project of such of this DEIR/DPIR will initial a new 75-day public
size and location. comment period, ensuring that there will be adequate
time for public review of the Project.
It is also important to note that the next The Proponent notes that a Project Notification Form,
meeting of the Citizens Advisory Committee not an Expanded PNF, was submitted on March 29, 2016.
("CAC") scheduled to discuss the critical issues | The regulated 30-day public comment period was
11.2 of parking, traffic and streetscape is June 15th | extended twice to end on June 17, 2016. The submission
- only two days before the comments are due | of this DEIR/DPIR will initial a new 75-day public
— which provides little time for the public to comment period, ensuring that there will be adequate
offer any substantive comments. time for public review of the Project.
We appreciate, however, that Boston
113 Properties and the BRA will conti.nue to . Comment noted.
respond to comments as the project review
process continues.
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We appreciate the commitment made by
Secretary of Transportation Pollack to conduct
public meetings beginning this summer to Please refer to Section 1.1.1 and Appendix E for a
allow public involvement and, most detailed description of the Station renovations. A public
importantly, for the questions and concerns meeting was held on September 26, 2016 to present the
raised by the public to be addressed. There Station Concourse Improvements and MBTA track-level
114 have been concerns raised, however, by several | ventilation project and to receive community feedback.
residents that the two initiatives need to be This same information was also presented to the CAC on
made one. Can a realistic argument be made October 6, 2016. Please refer to Section 3.4.4 for a
that the impact on the interior of the station to | discussion of the Project's integration with the Station
accommodate the construction project and the | Concourse Improvements project.
needs of the developer are separate? It would
appear to be a difficult argument.
While the development of a traffic plan .
. op | atratic p Comment noted. Please refer to Chapter 4 for details on
remains to be discussed, it is critical for the . .
. Y Y the traffic plan and study conducted for the Project. The
11.5 Boston Transportation Department (“BTD") to . .
L . Proponent has continued to work closely with BTD
be a participant at every meeting of the CAC . .
. . throughout the project review process.
and those with the public.
Some have suggested that the area around the | Please refer to Section 4.7 for results of the traffic study
proposed project already suffers gridlock with proposed mitigation measures and to Section 4.13
throughout the day. Would it not only be for a description of potential traffic control
11.6 worsened without a clear and thoughtful traffic | improvements and additional TDM measures. Proposed
control plan discussed from the start of the improvements will be reviewed by the BTD and further
review? BTD's expertise is needed throughout refined as appropriate by the Proponent in consultation
the project review phase. with BTD.
Boston Properties has indicated it will work
with the MBTA to find a new #39 bus staging
area “nearby” once the 'bus tu'rnaround 'S Please refer to section 4.10.2 for a description of the
closed off for construction. With all of the . ) .
11.7 . Route 39 Bus terminus relocation, and to Figure 4.21 for
other development projects expected to be 2 olan
underway, is there any other location other pian.
than some part of Columbus Avenue that
would be available "nearby”?
I ing th ber of ith . -
ncreasing the NUMBbEr of passengers wi Please refer to Chapter 4.12 for an analysis of existing
luggage crossing Columbus Avenue to access . L . .
11.8 . . . and future pedestrian conditions and infrastructure in the
the station or hotels in the area as vehicles
. study area.
leave the garage is of concern.
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The preliminary internal wind study may
suggest minimal changes to the surrounding Please refer to Section 6.2 for a summary of the Project's
streets. Many, especially those who have pedestrian level wind impacts. See Appendix I for a copy
11.9 avoided Clarendon Street near the former of the full pedestrian wind report. Please note the Project
“new"” John Hancock Building for years, have improves pedestrian-level wind conditions in many
expressed doubts about the preliminary locations.
findings.
Please refer to Section 1.1.1 and Appendix E for a
detailed description of the Station Concourse
Improvements, which increase capacity in ingress/egress,
How will access and egress work for the platform access, waiting area and seating. Please see also
11.10 Orange Line, Commuter Rail and Amtrak? Will | Figures E.1-E.5. A public meeting was held on September
there be input from the riding public? 26, 2016 to present the Station Concourse Improvements
and MBTA track-level ventilation project and to receive
community feedback. This same information was also
presented to the CAC on October 6, 2016.
As each piece of the project proceeds with
more and more people coming to the station
d buildings, wh ill the drop-offs b . .
and bu mgs where will the drop-ofis be Please refer to Section 3.5.1 and Figures 4.18a-b for
located? Will there be a need for more surface . - .
. . details on proposed drop-off locations and curbside
buses and not just Bus #39? It is unclear where . o
11.11 uses. Please also refer to section 4.10.2 for a description
a new turnaround for Bus #39 could be located ; . .
. s . of the Route 39 Bus terminus relocation, and to Figure
anywhere in the vicinity of the station. The 421 for a plan
answer to the location of the new turnaround ’ plan.
needs to be provided now — not after the
project is underway.
Please refer to Section 4.10 for an analysis of the
What assurances are there that station facilities Project's impact on transit facilities. The Proponent has
n worked with MassDOT and the MBTA in developing the
can grow to meet state and city's goals to . o .
11.12 . . . methodology for studying the Station's capacity and
increase transit mode-share, reduce air . .
. . growth potential. Please also refer to Sections 5.3.2 and
pollution and lower energy consumption? . . o .
5.4 for a discussion of the Project's energy conservation
and GHG reduction strategies.
Please refer to Section 1.1.1 and Appendix E for a
How will the station be able to accommodate detailed description of the Station Concourse
11.13 future security or ticketing procedures Improvements, which increase capacity in ingress/egress,
(especially for commuter rail and AMTRAK)? platform access, waiting area and seating. Please see also
Figures E.1-E.5.
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Please refer to Section 1.1.1 and Appendix E for a
. . A . il ipti f th i
How will retail-related activities in the station detailed descrlptloh O.t e Station Cc')nc.ouvrse
. . . . Improvements, which increase capacity in ingress/egress,
11.14 impact transportation-related circulation and o .
operations? platform access, waiting area and seating. Please see also
P ' Figures E.1-E.5 and Section 4.10 for a detailed transit
capacity analysis.
. . Please refer to Section 1.1.1 and Appendix E for a
In what way would the reduction of public . - - PP
. . . . detailed description of the Station Concourse
circulation space impact the ability of the S L
11.15 . . Improvements, which increase capacity in ingress/egress,
station to handle emergency and special event . .
platform access, waiting area and seating. Please see also
surges? .
Figures E.1-E.5.
What are provisions for improved sidewalk
access to the station along Dartmouth Street, Please refer to Section 3.5.1 for a detailed description of
11.16 Clarendon Street? If the developer moves the the Project's public realm improvements, and to Figures
shop facades out to the street line, what will be | 3.8a-f for public realm improvement plans.
the impact on pedestrians?
. Please refer to Section 3.5.1 for a detailed description of
How does the increased use of curb and . . . .
. the Project's public realm improvements, to Section 3.5.2
sidewalk space to serve the new development . . . .
11.17 . . . for an analysis of sidewalk widths and to Figures 3.8a-f
detract from existing or increased public . . .
. for public realm improvement plans. See also Section
transportation use? . .
4.12 for a pedestrian analysis.
Boston Properties needs to address their
commitment to affordable housing. The The Project will provide a variety of new high-quality
11.18 commitment should clearly state the inclusion | housing opportunities in compliance with the applicable
of the units on-site rather than at some other Inclusionary Development Policy of the City of Boston.
location.
Wi ion th he | f . .
€ n.e.ed @ s.tatlon t anl preserves t ©1e9acy O | please refer to Section 1.1.1 and Appendix E for a
the citizens in the 1970's and 1980's who . L .
detailed description of the Station Concourse
stopped the South End Bypass and the . .
11.19 Improvements, which are designed to preserve the
Southwest Expressway and who put countless . . . -
. . architectural integrity of the original structure. Please
hours into the creation of the Southwest . .
: . . also refer to Figures E.1-E.5 and Figures E.7-E.10.
Corridor Park and, especially, Back Bay Station.
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Please refer to Section 3.5.1 for a detailed description of
The narrower sidewalks, the new curb cuts, the | the Project’s public realm improvements, to Section 3.5.2
lack of provision for buses, elimination of the for an analysis of sidewalk widths and to Figures 3.8a-f
railroad waiting room and a darkened for public realm improvement plans. Please refer also to
11.20 concourse crowded with retail stores, seem Section 1.1.1 and Appendix E for a detailed description of
more like a Penn Station demolition than the the Station Concourse Improvements, which increase
creation of, in their words, a first-class, “airport | capacity in ingress/egress, platform access, waiting area
quality” transit hub. and seating. Please see also Figures E.1-E.5 and Figures
E.7-E.10.
Please refer to Section 3.3 through 3.5 for a detailed
description of the Project's design, including street
frontage. See also Figures 3.2a-m. The Proponent has
made every effort to create a high-quality continuous
The Stuart Street Zoning rules would street frontage activated by vibrant and engaging
emphasize retail along Stuart Street — Boston ground floor uses, such as retail and restaurant spaces,
11.21 Properties has not done so. The lobby of an and residential and commercial building lobbies, despite
office building is not retail and is not a location | the substantial constraints of the Project Site. Through
that is welcoming outside of normal business the use of glass facades wherever possible, the Project
hours. will provide transparency and create an inviting, safe and
accessible ground-level experience for pedestrians.
Section 3.4.1 describes the Garage West building design
and includes details related to the ground floor space
along Stuart Street.
Will there be 24-hour public access to the The determi.nation of Station hours is rglated to the
11.22 . hours of train operations and is determined by the
station?
MBTA.
Will the proposed station layout result in a Please refer to Section 1.1.1 and Appendix E for a
reduction in available public space that would detailed description of the Station Concourse
11.23 be sufficient to serve the needs of the Improvements, which increase capacity in ingress/egress,
projected increase in passengers, especially in platform access, waiting area and seating. Please see also
high-volume periods? Figures E.1-E.5.
Yes. Please refer to Section 3.4.1 for a discussion of the
Trinity Place and Stuart Street bridges and to Figures
Has Boston Properties considered the use of 3.2h-i. The Proponent notes that there are three such
11.24 overhead walkways to the station to minimize | bridges in the immediate vicinity of the Project, each
the impact on pedestrians? providing an important weather-protected and
accessible connection across the busy thoroughfare of
Stuart Street.
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As described in Section 3.4.1, a new Garage exit on
The idea of creating a new garage exit onto Dartmouth Street is necessary under the Base Scheme,

11.25 Dartmouth Street should be abandoned —itis | where the On-Ramp remains open. The Proponent has

much too dangerous. provided pedestrian and vehicle mitigation measures at
the proposed exit.

Can a project of this magnitude really proceed

without the addition of any new parking Please refer to Section 4.9 for a summary of existing and

11.26 spaces? With 3000 to 4000 persons coming to | proposed parking conditions and Project parking
the site won't there be a need for more demand.
parking spaces?

Please refer to Section 3.5.1 for a detailed description of
the Project's public realm improvements, to Section 3.5.2
Are the additions to the sidewalk and within for an analysis of sidewalk widths and to Figures 3.8a-f
11.27 the station of retail-oriented activities really for public realm improvement plans. Please refer also to
benefits to the public or will they simply result | Section 1.1.1 and Appendix E for a detailed description of
in less space for pedestrians and commuters? the Station Concourse Improvements, which increase
capacity in ingress/egress, platform access, waiting area
and seating.
Please refer to Section 1.1.1 and Appendix E for a

If the developer adds a second (and perhaps a | detailed description of the Station Concourse

11.28 third) story with retail activities to the station, Improvements. See also Section 3.4.4 for a discussion of
can the developer really improve natural light the Project's integration with the Station. The additional
and air? level of retail will have skylights so as to preserve the

clerestory windows' access to natural light.

As described in Sections 1.4 and 3.4.2, the elimination of

the exit drum is necessary to allow the construction of
Isn't the elimination of the exit drum simply a the structural core of Garage East building, which houses

11.29 benefit to the developer to allow for more only residential uses and no retail. The existing full
retail space? service Garage driveway on Clarendon Street will remain,

providing a right-in, right-out connection to Clarendon
Street.

Letter 12 Neighborhood Association of the Back Bay
We are deeply concerned about the likely Please refer to Chapter 4 for Transportation and Parking
cumulative effects of 380 Stuart Street, 40 impacts, Chapter 5 for Sustainability and GHG
Trinity Place, Neiman Marcus Tower, and the assessment, Chapter 6 for Environmental impacts,

12.1 three towers and one additional structure of Chapter 7 for Infrastructure impacts and Chapter 8 for
the Back Bay /South End Gateway Project on impacts to Historic Resources. Please note all other
three major areas: traffic, infrastructure and the | approved projects in the Stuart Street Corridor have
environment [as outlined below]. been included in these analyses.
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We would request that the Boston Traffic Please refer to Sections 4.5 and 4.6 for a detailed analysis
12.2 Department estimate how additional vehicular | of Project-related traffic impacts in the study area and to
’ traffic would affect, in particular the cross Section 4.7 for results of the traffic study with proposed
streets in the Back Bay. mitigation measures.
What would further gridlock mean for
emergency vehicles including fire equipment Please refer to Sections 4.5 and 4.6 for a detailed analysis
123 and ambulances seeking to access areas of the | of Project-related traffic impacts in the study area and to
) Back Bay during rush hours or trying to take Section 4.7 for results of the traffic study with proposed
Storrow Drive to Massachusetts General mitigation measures.
Hospital?
As described in Chapter 4, the Project enjoys an
12.4 Given the current gridlock, what other exceptional transit-oriented location, and benefits from
) alternatives are being explored? excellent access to alternative modes including transit,
bicycling and walking.
Please refer to Sections 4.10 and 4.132 for a discussion of
. the Project's Parki dT tation D d
12.5 Is a congestion tax a possibility? € rrojects Farking and lransportation Leman
Management strategies designed to reduce Single
Occupancy Vehicle Trips.
s . The P i f | he City of
Can we limit driving into the city on weekdays © roporlent 's unaware of any plans by the City o
. . Boston to implement such measures. Please refer to
to alternating days of even/odd license plates? .
12.6 . . . . . Section 4.13.2 for a summary of proposed TDM measures
Will taxis or ride sharing vehicles be more . . . .
o designed to reduce Project-generated ride-along trips
regulated and limited? . .
and single occupancy vehicles.
Is the.C|ty and{or developers willing to Please refer to Section 4.10 for a detailed analysis of
contribute major funds to the MBTA to L . . .
12.7 . ) . . Existing, Future No-Build and Future Build transit
increase its carrying capacity? Are there other .
. capacity.
alternatives?
Are there plans to expand the Commuter Rail .
o . The Proponent is not aware of any plans to expand
trains into Back Bay? Are there plans being S .
. L Commuter Rail trains into Back Bay or North Station.
12.8 discussed for commuters arriving at North
. Please refer to the MBTA for status of any such plans
Station to access the Back Bay when the independent of the Proiect
Orange and Green lines are packed? P Ject
The Proponent is not aware of proposals by the City of
. . B he MBTA f i I , h
Without designated bus lanes would buses be ostor.w qrt © . or.de5|gnated bus lanes, and suc
12.9 able to move throuah aridlock? analysis is not included in the DEIR. Please refer to
ghg ' Chapter 4 for a detailed traffic and transportation
analysis.
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. . . L . Please refer to Section 4.3.3 for a summary of existin
Given the increase in cycling in the City and . e . . y . 9
. bicycle facilities near the Project Site, to Section 4.11 for
the fact that it may be the fastest way to get . . oo .
. . a complete discussion of the Project's proposed bicycle
12.10 around, are there designated safe cycling lanes . . .
. accommodations and to Figure 4.22 for details on
into and around the Stuart Street development . . .
area? proposed bicycle parking and infrastructure
’ improvements.
Please refer to Section 4.11 for a complete discussion of
. he Project’ icycl i
12.11 Is there bike storage? t. e Project's propos.ed bicycle accomrnodatlons. and to
Figure 4.22 for details on proposed bicycle parking and
infrastructure improvements.
Are there plans to make sidewalks wide Please refer to Section 3.5.1 for a detailed description of
12.12 enough to allow for an increased number of the Project's public realm improvements, to Section 3.5.2
) commuters as well as travelers with luggage for an analysis of sidewalk widths and to Figures 3.8a-f
going to and from Back Bay Station? for public realm improvement plans.
What are the plans to provide the additional . _—
. P P . . Please refer to Sections 7.2 through 7.5 for descriptions
electricity, natural gas, sewer lines, internet, - - .
12.13 . . of existing utilities and proposed future connections. No
telecommunications and trash collection that capacity issues are anticipated
the new residents and businesses will require? pacity P ’
Please refer to Sections 7.2 through 7.5 for descriptions
12.14 Who will pay for those improvements? of existing utilities and proposed future connections. No
capacity issues are anticipated.
Wind is already creating a dangerous situation
around much of Stuart Street and Copley Please refer to Section 6.2 for a summary of the Project's
12.15 Square. Can we have additional measurements | pedestrian level wind impacts. See Appendix I for a copy
of the wind as it is now in all four seasons and | of the full pedestrian wind report.
as construction proceeds?
i he F Mark I . .
legn the .armer? arket as well as numerous Please refer to Section 6.2 for a summary of the Project's
holiday activities in Copley Square can we . . .
12.16 pedestrian level wind impacts. See Appendix I for a copy
measure the center of the Square as well as all . .
of the full pedestrian wind report.
four corners?
We would request studies to show the
combined effect of all towers on year-round Please refer to Section 6.3 for a summary of the Project's
12.17 light in Trinity Church, the Commonwealth shadow impacts. See also Section 8.3.2 for shadow
Avenue Mall, Copley Square and the interior impacts on area historic resources.
courtyard of the Boston Public Library
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The Proponent appreciates the prominent nature of the
This neighborhood is appreciated daily not just | site and has designed the Project accordingly. Please
by residents and commuters, but also by refer to Sections 3.1 and 3.5 for a detailed description of
12.18 thousands of visitors from all over the world. the public realm and accessibility improvements
It's important we keep it accessible, safe, and proposed by the Project. Please also see Appendix J for
workable for everyone. specific details of the pedestrian accessibility
improvements proposed by the Project.
Letter 13 Bay Village Neighborhood Association — Dr. P. MacKenzie Bok
We're actively concerned about the potential Please refer to Sections 4.3 - 4.6 for a detailed traffic
traffic that would result from the Clarendon St | study which includes analysis of Existing, Future No-
on-ramp closure and the re-routing of traffic Build, and Future Build conditions both with and without
13.1 out of the large garage between Clarendon the On-Ramp closure. The Proponent notes that
and Dartmouth. So we're very interested in MassDOT will be submitting an Interchange Modification
seeing an extensive traffic study as part of the | Report (IMR) to the Federal Highway Authority (FHWA) in
EIR/DPIR. early 2017.
Please refer to Section 4.4.3 and to Figures 4.8a-c for
analysis of trip diversions to the Arlington Street ramp
associated with closure of the On-Ramp under Future
No-Build conditions. The distribution of Project-
generated vehicle trips presented in Section 4.5.9 assigns
A turn down the Isabella side-street would 8 and 3.0 trips in the AM and PM peak hOl.JrS’
. respectively, to the Columbus Avenue/Arlington Street
become the most direct route to I-90 from the | . . ) . .
) o intersection to provide a conservative (worst case) impact
garage's Clarendon Street exit if the on-ramp . . . .
. analysis at that location. Some of these trips may, in
were closed. We already have serious concerns . .
practice, use Isabella Street to reach Arlington Street, but
13.2 about the unsafe crosswalk at the corner of o L
. o it is expected that the majority will use Columbus
Isabella and Arlington, and additional through- o . .
) Avenue. No additional Project-generated trips are
traffic would be unwelcome on Isabella St., so . .
. projected to use the Arlington Street ramp under the
we need a model of how much the traffic there .. .
would increase Alternate Condition, where the On-Ramp is closed, then
' under the Base Condition, where the On-Ramp remains
open. The crosswalk on Arlington Street at Isabella Street
is a long crossing for pedestrians due to the multiple
lanes and higher speeds on Arlington Street. BTD may
consider improvements to this crosswalk if it is deemed
to be unsafe.
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The Proponent mentions that it expects the
development to have little effect on area
groundwater, given that so much of it will be
over decking rather than' terra firma. Please refer to Section 7.4 for details on the Project's
Nevertheless, they do briefly allude to . o .
13.3 constructing a stormwater infiltration system |ntend§d stormwater rpa|nagement strategies, |nclgd|ng
. compliance with the City's Groundwater Conservation
to help recharge groundwater levels in the L
o . ) . . Overlay District.
vicinity. We are very interested in ensuring this
is done, as any diminishment of groundwater
levels remains of significant concern to all
property-owners in the area.
The ventilation system for Back Bay Station is, Please see Sections 5.4 and 6.6 for a discussion of
notoriously, broken. While the MBTA is Project-related air quality impacts and mitigation. The
pursuing a plan to fix it as a separate project, Project is proposing to provide enhanced indoor air
with financial support from the Proponent, we | quality for all Project components, refer to Section 5.4 as
134 : . . o . . . .
think that air quality levels at all levels of the well as specific LEED narratives provided in Section 5.3.3.
site should be subjected to particular scrutiny Filtration will be balanced with energy efficiency to find
by the Office of Energy and Environmental an optimal solution and consideration will be taken for
Affairs. location of air intakes.
As described in Section 5.3.2 the Project will promote
New residential or office towers in such close good indoor air quality through demand controlled
vicinity to the highway as those in this project | ventilation and use of interior finish materials that are
13.5 should be required to install effective air low-emitting and/or do not off-gas VOCs. The Project
filtration systems, for the health of their will balance air filtration with energy efficiency to find an
occupants. optimal solution. Air intake locations will be evaluated to
reduce occupant pollutant exposure.
The Proponent should be asked to rigorously Please refer to Section 4.9 for a summary of existing and
13.6 demonstrate that further parking will not be proposed parking conditions and Project parking
required. demand.
The planned garage exit onto Dartmouth As described in Section 3.4.1, a new Garage exit on
Street, in the event of no on-ramp closure, Dartmouth Street is necessary under the Base Scheme,
13.7 would be dangerous to pedestrians and an where the On-Ramp remains open. The Proponent has
intolerable disruption to an accessible provided pedestrian and vehicle mitigation measures at
streetscape around the station. the proposed exit.
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All shadow impacts have been minimized to the
maximum extent practicable to avoid any noticeable
effect on pedestrian use patterns, including no more
S h h f sh I
Shadow on historic resources (the Boston than tWO‘ ours ot s ado.W on Copley Square between
. 8am to 2:30pm on any given day from March 21 to
Public Library courtyard and front steps, the o 2 .
13.8 . . e October 21, as specified in the Stuart Street Zoning
Trinity Church windows) should be specifically o . .
. District regulations. Please refer to Section 6.3 for a plan
considered. . . . .
view of shadow impacts to adjacent public spaces. Please
refer to Section 8.3.2 for a summary of shadow impacts
on the facades of adjacent historic resources and
buildings.
Wind studies should also be done for each of
the three individual towers proposed, in Please refer to Section 6.2 for a summary of the Project's
13.9 addition to the whole fully-developed scheme, | pedestrian level wind impacts. See Appendix I for a copy
as neither phasing nor a full build-out is of the full pedestrian wind report.
guaranteed.
Please refer to Section 1.1.1 and Appendix E for a
detailed description of the Station Concourse
13.10 The station layout should be planned for Improvements, which increase capacity in ingress/egress,
) growing public transit capacity. platform access, waiting area and seating. Please see also
Figures E.1-E.5 and Section 4.10 for a detailed transit
capacity analysis.
[The DI.EIR should include] a firm plén for Please refer to section 4.10.2 for a description of the
relocating Bus 39 should be a requirement for . . .
13.11 . . o Route 39 Bus terminus relocation, and to Figure 4.21 for
moving forward with permissions for the 2 olan
Station East portion of the parcel. pian.
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Letter 14 WalkBoston
Wi int ted in thi ject, which i . . A
€ are very interested in this project WRICh 1S pjaase refer to Section 3.5.1 for a detailed description of
superbly located to be served by public . . . .
. . . the Project's public realm improvements, to Figures 3.8a-
transportation, walking and biking. However, . . -
. f for public realm improvement plans and to Figures
14.1 we have concerns about pedestrian access L .
. . . 3.9a-b for site circulation and access plans. Please see
into, through and around the site which we . . .
. . . also Section 4.12 for an analysis of pedestrian access and
would like to see addressed in the next project . .
. circulation.
submissions.
This bus route #39 is too important to the
MBTA syst dit iders to shift th . _
system and I's many riders to shitt the Please refer to section 4.10.2 for a description of the
layover site to another location which could . ) .
14.2 . . Route 39 Bus terminus relocation, and to Figure 4.21 for
lead to a major change in the frequency of bus
. . a plan.
service. A layover location must be found
nearby.
The MassDOT Design Guide calls for sidewalk . . _
|neMass es1gn Buide calls Tor SIAEWAIKS | pjaase refer to Section 3.5.1 for a detailed description of
in busy downtown areas of cities to be S . . .
L the Project's public realm improvements, and to Figures
between 12 and 20 feet in width. These . . .
S . 3.8a-f for public realm improvement plans. As described
guidelines should be generously incorporated | . . . .
14.3 h . . . o in Section 3.5.4, throughout the Project Site, the
into the planning for this project. The City's . .
S proposed pedestrian realm improvements meet or
Complete Streets Guideline Manual suggests , -
. . - exceed BTD's Complete Streets Guidelines for Downtown
that 8 feet is a minimum but prefers a width of . . . .
Commercial Zone minimum streetscape dimensions.
ten feet.
The plan calls for a portion of the Dartmouth
Street frontage to be as narrow as 8 feet at
one point, and 13 feet otherwise. The 8’ foot
width, which appears along a planned ADA The Project's sidewalk dimensions have been revised in
ramp into the first-floor retail area, is not the DEIR/DPIR. Please refer to Section 3.5.1 and Figures
adequate for this location. Perhaps this width 3.8a-f for a specific description of the pedestrian realm
could be expanded by moving the ADA ramp and circulation improvements and to Section 3.5.5 for a
14.4 into the retail area of the building or by summary of pedestrian accessibility improvements. As
selectively eliminating portions of the drop- described in Section 3.5.4, throughout the Project Site,
off/taxi lane which extends from the station the proposed pedestrian realm improvements meet or
entrance to Stuart Street. Alternatively, exceed BTD's Complete Streets Guidelines for Downtown
perhaps a thoughtful reduction of the number | Commercial Zone minimum streetscape dimensions.
of trees and their placement might be
appropriate to widen the clear width of the
walkway.
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The proposed exit ramp onto Dartmouth
Street is deeply consequential for pedestrian
traffic. It is difficult to imagine a more
inappropriate design than the insertion of a
major vehicular exit from the garage onto the

As described in Section 3.4.1, a new Garage exit on
Dartmouth Street is necessary under the Base Scheme,
where the On-Ramp remains open. The Proponent has
provided pedestrian and vehicle mitigation measures at
the proposed exit. Please refer to Section 3.4.1 for a

already handles 30,000 passengers per day.
The MBTA currently maintains there are 36,000
Orange Line passengers here, plus 17,000
commuter rail passengers. Amtrak may
constitute an additional 2000 passengers. New
projections of traffic should be undertaken to
determine likely future volumes of people

using the station.

14.5 Dartmouth Street sidewalk, the primary discussion of an alternative internal exit ramp and to
pedestrian access route to and from Back Bay Figures 3.3s-u for plans. Please note this alternative is not
Station. Certainly there must be a better place | being pursued as it eliminates the possibility for a
to provide a garage exit than this, possibly by through-block connector from Stuart Street, the retail
retaining one of the drums could be retained space at the corner of Stuart Street and Trinity Place and
for exiting traffic directly onto Trinity Place. compromises the Garage West building's loading dock.
The relocation or shrinking of the passenger
concourses and repurposing the space
occupied by the old ones raises a concern as
to whether the new routes are sufficiently wide
to handle projected growth in passenger
volumes. Although it is uncertain what Please refer to Section 1.1.1 and Appendix E for a
projections of passenger volumes might show, | detailed description of the Station Concourse

14.6 according to the project proponent, the station | Improvements, which increase capacity in ingress/egress,

platform access, waiting area and seating. Please see also
Figures E.1-E.5 and Section 4.10 for a detailed transit
capacity analysis.
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14.7

With the knowledge of the likely future traffic
of patrons of the Orange Line, the commuter
rail lines and Amtrak, the plan must provide
good access to and egress from the following
locations:

« The Dartmouth Street entrance

« The Orange Line station (two stairways,
escalators, one elevator)

* The underpass beneath Dartmouth Street
to the Copley Place mall (one stairway)

+ The commuter and Amtrak rail lines west
toward Worcester and ultimately Chicago (two
stairways, one elevator) serving 15 stations and
communities

« The commuter and Amtrak rail lines that
generally go south and follow the east coast to
Providence, New York and Washington D.C.
(two stairways, two escalators, one elevator)
serving 47 stations and communities

« The proposed new passageway to Stuart
Street and into the Garage West office
structure

« Ticket machines for passes and Charlie
cards for the subway lines.

« Amtrak ticket offices

« Commuter rail ticket offices

» Restrooms for the entire station concourse
area

» Food and retail outlets proposed for the
concourse level

» Food and retail proposed for the second
level

« Food and retail outlets proposed for the
third level

« Waiting areas including seating for
passengers traveling by rail

« The existing and new parking garages in
the Garage West/East areas

« The new residential building in the Station
East area at the Clarendon Street end of the
project

Please refer to Section 3.5.1 for a detailed description of
the Project's public realm improvements, and to Figures
3.8a-f for public realm improvement plans. Please see
also Figures 3.9a-b for site circulation and access and
Figures 4.22 and 4.23 for bicycle parking and
infrastructure and transit improvements, respectively.
Please refer to Section 1.1.1 and Appendix E for a
detailed description of the Station Concourse
Improvements, which increase capacity in ingress/egress,
platform access, waiting area and seating. Please see also
Figures E.1-E.5.
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14.8

The proposal significantly diminishes this
portion of the existing concourse, serving the
movements listed above and lowering the
space of the waiting area from 9,225 square
feet (41 bays each roughly 15 feet square) to
6,075 square feet (27 bays, each roughly 15
feet square. It calls for eliminating the principal
existing waiting area and replacing it with a
large food service facility. All waiting
passengers will be moved to backless benches
located in busy pedestrian passageways,
including the major entrance to the building.
The proposal also calls for diminishing the size
of the concourse by narrowing the existing
passageways between Dartmouth and
Clarendon Street and replacing them with
retail space. It calls for new entrances to the
proposed second and third levels in the midst
of the existing waiting area. The proposal
moves the ticketing area away from the
waiting area and into new space along the
proposed new passageway, where queuing to
purchase tickets (now possible in the waiting
area) will compete with pedestrian movement.
It is hard to imagine that all these activities can
be accommodated in the space planned.

Please refer to Section 1.1.1 and Appendix E for a
detailed description of the Station Concourse
Improvements, which increase capacity in ingress/egress,
platform access, waiting area and seating. Please see also
Figures E.1-E.5 and Section 4.10 for a detailed transit
capacity analysis.

14.9

A new design should be undertaken to
accommodate the growing number of
pedestrians and waiting passengers as well as
patrons of food and retail outlets who may
choose to sit in this busy space. The existing
waiting area should not be removed but
instead enlarged to accommodate anticipated
future use. Ticketing space should be provided
close to passenger access areas. Access to and
from the second and third levels should be
moved away from the waiting area and into
the space that is gained by closing the existing
concourse passageways. Retail areas adjacent
to the passenger waiting area should be scaled
back to remove potential blockage of clear and
very visible access to and from the stairways
leading to transportation facilities below the
concourse. Benches for rail passengers should
not be relegated to busy portions of the
concourse, especially where they might
interfere with pedestrian traffic through the
concourse.

Please refer to Section 1.1.1 and Appendix E for a
detailed description of the Station Concourse
Improvements, which increase capacity in ingress/egress,
platform access, waiting area and seating. Please see also
Figures E.1-E.5 and Figures E.7-E.10.
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Designs should be carefully integrated with PIease refer to. Sgctlon 111 anq Appendix E for a
existing obstructions such as columns to detailed descnptpn Of the Station Cc.)nc.ou‘rse
14.10 LT . . Improvements, which increase capacity in ingress/egress,
minimize interference with passenger traffic . .
flow. platform access, waiting area and seating. Please see also
Figures E.1-E.5 and Figures E.7-E.10.
Letter 15 Ann Beha
Would private management propose the
removal of original art', or bill boarding the Please refer to Section 1.1.1 and Appendix E for a
15.1a facades for SO[.Jth Statlor?, or MBTA and detailed description of the Station Concourse
commuter stations? Clarity about the Improvements, including a discussion of public art
standards and obligations for this station is ' '
essential.
Please refer to Section 1.1.1 and Appendix E of the
DEIR/DPIR for a detailed description of the Station
Has MASS DOT approved these renovations? Concourse Improvements, which increase capacity in
15.1b How will they be maintained, and how will the | ingress/egress, platform access, waiting area and seating.
projects impact future transportation systems? | Please see also Figures E.1-E.5 and Figures E.7-E.10.
Please see Section 4.10 for a detailed analysis of Existing,
Future No-Build and Future Build transit capacity.
Please refer to Section 4.10 for a detailed analysis of
existing, Future No-Build and Future Build transit
How will the station and the systems capacity. Please also refer to Section 1.1.1 and Appendix
15.1c accommodate new riders with inevitable E for a detailed description of the Station Concourse
increased demand? Improvements, which increase capacity in ingress/egress,
platform access, waiting area and seating. Please see also
Figures E.1-E.5.
Because the CAC does not address the Back A public meeting was held on September 26, 2016 to
Bay station renovation, an integrated, present the Station Concourse Improvements and MBTA
15.1d confirmed and responsive public process to track-level ventilation project and to receive community
assess the State and MASS DOT issues as well feedback. This same information was also presented to
as the city wide issues, is essential. the CAC on October 6, 2016.
The Proponent has made considerable efforts to include
Two residential towers on Clarendon Street the creation of a new 11,000 square foot public plaza
have been generally outlined; a presentation with the delivery of the Station East Parcel and the
on their grounds cape, or landscape, is upgrading of the existing open space on Dartmouth
15.2 forthcoming. Already the developers have said | Street with the delivery of the Station West Parcel. Please
the site is "too tight” for an appreciable refer to Section 1.5 for a summary of the Project's
amount of outdoor green space. What is the benefits to the public realm, as well as to Section 3.5 for
plan for a humane and welcome presentation a detailed discussion on site design. Please see also
and urban setting for these large buildings? Figures 3.2a-m and Figures 3.8a-f for renderings and
pedestrian realm improvement plans respectively.

ENF Response to Comments

10-77




Back Bay/South End Gateway Project

DEIR/DPIR

Comment No. | Comment Response to Comment
Issues I believe the CAC and community need PIease refer to. Sgction 111 anq Appendix E for a
addressed with more clarity, include: detailed description of the Sta?tlon Concourse
Improvements. A public meeting was held on September
15.3 ) The MAS‘S bot approved plan for the 26, 2016 to present the Station Concourse Improvements
station, its timetable, its balance of L ) .
community-serving retail and public space, and MBTA track-level ver.1t|Iat|on.pr0Ject a.nd to receive
and its design. community feedback. This same information was also
presented to the CAC on October 6, 2016.
Issues | believe the CAC and community need
addressed with more clarity, include (cont.)
15.4  The specific management of auto transit Please refer to Chapter 4 for a discussion of transit routes
routes, to create less impact on Copley Square, | and detailed analysis of traffic impacts.
and neighborhoods and the already dense
traffic.
Issues | believe the CAC and community need
15.5 addressed with more clarity, include (cont.) Please refer to Chapter 3 and the Figures therein for a
« More about the design, and its intentions full discussion of the Project's design.
and expression
Issues | believe the CAC and community need The Proponent has made considerable efforts to include
addressed with more clarity, include (cont.) the creation of a new 11,000 square foot public plaza
« The ground level, particularly the amount with the delivery of the Station East Parcel and the
and vitality of the landscape and green upgrading of the existing open space on Dartmouth
15.6 buggers that are essential to a humane and Street with the delivery of the Station West Parcel. Please
welcoming residential and commercial refer to Section 1.5 for a summary of the Project's
environment. Upper level terraces, which have | benefits to the public realm, as well as to Section 3.5 for
been presented as amenities, are not urban a detailed discussion on site design. Please see also
settings for everyday use, not a substitute for Figures 3.2a-m and Figures 3.8a-f for renderings and
ground level landscape and sitting areas. pedestrian realm improvement plans respectively.
Issues | believe the CAC and community need
addressed with more clarity, include (cont.)
« How does this project improve the Orange
and commuter rail lines not further overcrowd | Please refer to Section 4.10 for a detailed evaluation of
15.7 them? How does this project ensure that new potential transit impacts and to Section 4.2 for a
modes of transport are not precluded, but description of transit improvements that are being
instead, enhanced? Will the complex structural | delivered with the Project.
gymnastics that the developer notes are
needed for this project inhibit the viability of
future infrastructure upgrades?
Issues | believe the CAC and community need
addressed with more clarity, include (cont.) Please refer to Section 3.5 for a detailed description of
15.8 « An approach to improving the civic realm, the Project's pedestrian realm improvements, and to
in lieu of just conforming with the letter of the | Figures 3.8a-f for pedestrian realm improvement plans.
law.
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More comparable information about how this
tti ill ch the wind should be offered. . .
setling will change the wind shouid be otiere Please refer to Section 6.2 for a summary of the Project's
The BRA has offered no comparisons between . o .
15.9 . . L pedestrian level wind impacts. See Appendix I for a copy
the early wind calculations for this site and . .
. . . of the full pedestrian wind report.
wind elsewhere in the city—such comparable
are needed.
As discussed in Section 6.3, shadow impacts have been
Adding more shadow to Copley Square may minimized to the extent practicable to avoid noticeable
15.10 be legal, but it never could be described as pedestrian impacts, and are in compliance with the
’ civic, considerate, or beneficial. “As of right” specific requirements of the Stuart Street Zoning District,
does not mean it IS right. including the 2-hour shadow limitation on Copley
Square.
What are the more convincing public benefits
of this project? I welcome responsible new
development with opportunities for housing
and public benefits, and seek to promote
projects characterized by responsible planning,
15.11 sustainability, service to the greater good, Please refer to Section 1.5 for a detailed summary of the
) embracing good business practices, creating Project's public benefits.
jobs: a balance of benefit and burden. A
revised station, once confirmed, can be one,
but beyond the station, more benefits need
application to the immediate affected
environment and community.
I encourage more specificity, emphasis on
t ivi tributi di t . .
greater CI.VIC con.rl u |.ons, andimprovements, Please refer to Section 1.5 for a summary of the Project's
as essential to this projects progress. The BRA . . . . o
. . . public benefits, to Section 3.5.1 for a detailed description
15.12 and the state agencies are our voice to require - . .
. . of the Project's public realm improvements, and to
the BEST design, the best environmental . . .
. Y . Figures 3.8a-f for public realm improvement plans.
performance, not just the “conforming
compliances.
I urge Ieadershlp from the agencies to push Please refer to Section 3.4 for a description of each
design and quality standards beyond the . , . . .
. . Project Component's design, height and massing,
merely legal and feasible to the platform of its . ) .
15.13 . . . e . character and exterior materials and signage. Please refer
setting—a city region long distinguished for its . . -
. . . . to Figures 3.2a-m for renderings and Figures 3.6a-p for
scale, architectural quality, and its enduring . . .
. . skyline and bird's eye views.
value to the entire community.
Letter 16 Tracy Pesanelli
o . PI f ion 4.9 f f existi
Where are all the additional cars that will be ease refer to .Sectlon . 9 ora summary © e>f|st|ng and
16.1 - . proposed parking conditions and Project parking
created by these new buildings going to park? demand
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...both Clarendon and Dartmouth are saturated
V\{Ith traffic, is it reasonal?le o assume that Please refer to Chapter 4 for a detailed traffic analysis
either of these streets will be able to handle . L
. . . including impacts to volumes on Clarendon and
16.2 the additional volume of traffic that will surely - . .
Dartmouth Streets. The analysis includes neighboring
be generated by these new towers....never approved projects
mind the already approved projects at Copley PP projects.
Place and Trinity Place?
Letter 17 Elliott Laffer
This is a project that, I believe, has the
potential to have an important positive impact
on a key site at the junction of the Back Bay
and the South End. However, the planned site
17.1 has many physical drawbacks that can make it | The Proponent thanks you for your support. Please see
) difficult to construct without causing responses to your following comments below.
unacceptable negative impacts. Below I list a
series of issues that I hope can be answered in
the MEPA and concurrent BRA processes in
ways that can mitigate these impacts.
While it '* likely that the users of the new Please refer to Section 4.9 for a summary of existing and
towers will be accommodated, what happens . . . .
17.2 . . proposed parking conditions and Project parking
to vehicles that are now parking at the 100 demand
Clarendon St and Copley Place garages? '
How are conflicts between the exiting traffic Please refelr to. Sectlgn 35 fora d.EtaHEd description of
. : . the Project's site design and to Figures 3.8a-f for
and pedestrians to be handled? In this transit . . . .
17.3 . . pedestrian realm improvement plans, including
oriented development, will the edge go to . . .
techniques that will be employed to ensure pedestrian
those on foot? .
priority.
What is the shadow impact, if any, on the Please refer to Section 6.3 for the Project's shadow
17.4 . . . .
courtyard of the nearby Boston Public Library? | impacts. There is no impact to the courtyard of the BPL.
Because there is a high likelihood that not all
phases will be built simultaneously, and there
may in fact be extended period when only part | The Proponent has designed each Project Component to
of the project is completed, what is the impact | be independent of the others, and therefore phaseable.
17.5 . . . . . o
of the project at each interim phase? This is Please refer to Section 1.4.8 for a description of the
also important to study since the proponentis | Project phases and an evaluation of phasing scenarios.
unsure of the order in which the phases will be
constructed.
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17.6

Will there be transit capacity to handle this
project along with the other approved projects
in the area?

Yes, please refer to Section 4.10 for a complete Transit
analysis.

17.7

How will the Bus 39 operations be handled
both during and after construction? It is
unlikely that holding the buses on Clarendon
Street will be an acceptable solution.

Please refer to section 4.10.2 for a description of the
Route 39 Bus terminus relocation, and to Figure 4.21 for
a plan.

Letter 18

Pamela Humphrey

18.1

Pedestrian traffic: critical times of the day the
foot traffic in the area (and with the added
traffic of the other new buildings in the block)
is, and will be more so and significant.
Dartmouth Street and Clarendon Streets are
narrow. Particularly on Clarendon Street,
individuals walk in the street to get around the
crowds on the way to the BB station during
rush hours. The residential buildings are being
built in a way that, given this issue (Dartmouth
has wider sidewalks-will they stay that way?)
will become an even bigger problem. How do
you plan to handle that?

Please refer to Section 3.5.1 for a detailed description of
the Project's public realm improvements, to Section 3.5.2
for an analysis of sidewalk widths and to Figures 3.8a-f
for public realm improvement plans.

18.2

Drop off capability at both the Back Bay
Station and the residential buildings: The way
that the drawings are currently drawn for this
project - there is no, or extremely limited, drop
off space for both the station and residential
building locations. Current plans suggest
limited curb indent to accommodate some. It
is extremely tight on that street and what little
might be provided currently won't be nearly
enough given the increased traffic and gridlock
on Clarendon and Dartmouth-particularly
during rush hour. What is being done? Will
you consider internal drop off/turn around at
the residential buildings rather than street curb
drop off? Same at the Station along with bus
entry/turnaround?

Please refer to Section 3.5.1 for a detailed description of
the Project's pedestrian realm improvements, and to
Figures 3.8a-f for pedestrian realm improvement plans.
Please refer to Section 3.5.3 and Figures 4.18a-b for
details on proposed drop-off locations and curbside
uses.
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Bus 39 entry and drop off at Back Bay Station:
as currently designed there is no drop
off/waiting space for this double length bus.
Currently there is NO turn off or turn around
space the way it is currently designed. Will Please refer to section 4.10.2 for a description of the
18.3 there never be the need for additional busses Route 39 Bus terminus relocation, and to Figure 4.21 for
using the Back Bay station for pick up/drop off | a plan.
in the future? Should we plan for that given
limited bus stop capability in the area (current
bus stops add to gridlock) and need to
increase/encourage public transportation use?
The full-service entry/exit on Clarendon Street will
Entry and Exit into/out of garage: Current exit remain. As described in Section 3.4.1, a new Garage exit
onto Clarendon stays? or does that become an | on Dartmouth Street is necessary under the Base
entrance only? - We now have heavily Scheme, where the On-Ramp remains open. The
increased foot traffic. Exit onto Dartmouth Proponent has provided pedestrian and vehicle
would be - I don't want to even think about it. | mitigation measures at the proposed exit. Please refer to
18.4 The least objectionable would be to exit onto Section 3.4.1 for a discussion of an alternative internal
Stuart Street, which provides several exit ramp and to Figures 3.3s-u for plans. Please note this
directional egresses to Mass Pike and Storrow | alternative is not being pursued as it eliminates the
Drive and is a wider street. What is the thinking | possibility for a through-block connector from Stuart
about this and does anything work effectively Street, the retail space at the corner of Stuart Street and
that is currently not considered? Trinity Place and compromises the Garage West
building's loading dock.
There was public art in the Back Bay station. It
was, apparently in poor repair and is now
stored. The city paid for this art for the Station. | Please refer to Section 1.1.1 and Appendix E for a
18.5 Whether one likes it or not it is by a well- detailed description of the Station Concourse
known artist whose work is in Moma and many | Improvements, including a discussion of public art.
other museums. What are we going to do
about it? We are a city of the arts.
Those "pesky” Green spaces and public
benefits: Where are they in this - or in fact the
other two developments? As mentioned in my . .
; The Proponent has made considerable efforts to include
preamble - the City has tended to accept . .
C the creation of a new 11,000 square foot public plaza
interior spaces, or spaces above ground, as . . X
Y . . with the delivery of the Station East Parcel and the
public good benefits” and Therefore, they are . _—
- - . upgrading of the existing open space on Dartmouth
of limited benefit in fact. The project . . .
. " Street with the delivery of the Station West Parcel. Please
18.6 developers are committed to taking on the . -
. . . refer to Section 1.5 for a summary of the Project's
renovation of the Back Bay station - saving the . . .
; . benefits to the public realm, as well as to Section 3.5 for
City a lot of money in the process. HOWEVER, . . . . .
N a detailed discussion on site design. Please see also
it is nice to be grateful but another to sell our . . .
. g . p ... | Figures 3.2a-m and Figures 3.8a-f for renderings and
soul for it by giving up important "humanizing ublic realm/landscaping plans
assets to counter this colossal density of P ping pians.
development in a VERY small area in Copley
Square. What are the plans?
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Shadows - Copley Place is a wonderful place of | As discussed in Section 6.3, shadow impacts have been
sunshine and open air. Already, although, minimized to the extent practicable to avoid noticeable
18.7 apparently within allowable limits, the Neiman | pedestrian impacts, and are in compliance with the
) Building is already creating shadows. Now specific requirements of the Stuart Street Zoning District,
what with these other two immense projects including the 2-hour shadow limitation on Copley
adding to it? Square.
Flexibility in the renovation of the Back Bay
Station: what is being planned for future . .
. 9 prant . Please refer to Section 1.1.1 and Appendix E for a
improvements and expansion of public . - .
. . - detailed description of the Station Concourse
transportation needs in the future? Will it be S L
. . Improvements, which increase capacity in ingress/egress,
18.8 designed in a way that accommodates future o .
. platform access, waiting area and seating. Please see also
expansion/upgrade so desperately needed and | . . . .
. . . Figures E.1-E.5 and Section 4.10 for a detailed transit
for sure will be needed in the future with the . .
. o capacity analysis.
massive increase of population in this compact
space.
Density created by these large buildings:
Clarity on the impact of the addition of huge . .
y pact or’ 9 Please refer to Chapter 4 for a detailed analysis of
numbers of people in this small area and . o
18.9 . . A potential transportation impacts and proposed
future increased traffic that they will bring. It e
. . . , mitigation.
seems naive to believe that this won't be a
huge problem.
Public transportation infrastructure: It is short
sighted to believe that any attempt to limit
parking without proper public transportation
infrastructure and increased capability will
mitigate the impact of these dense building
will have. Boston has a desperate need for
upgrading of its infrastructure and has limited | Please refer to Section 4.10 for a detailed analysis of
18.10 or no current funds to expand it to Existing, Future No-Build and Future Build transit
accommodate this influx of traffic and people. | capacity.
Do taxes from these projects cover what is
needed in addition to other services? What is
the thinking to mitigate - which at the moment
seems quite impossible. (The Orange Line,
during rush hour has a hard time handling
what currently exists).
If the exit to this new development turns out
to be onto Stuart, and partially onto this side Please refer to the traffic analysis presented in Chapter 4
18.11 street to get to the Mass Pike, that will increase | for a detailed analysis of traffic impacts in the study area,
) traffic on this side street and Stuart multiple including Trinity Place, Stuart Street and St. James
fold. How, during rush hour, and moving onto | Avenue.
St. James is this possibly going to be handled?
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With this additional density how d . .
'th this additional density how do you see Please refer to Chapter 4 for a detailed analysis of
handling the gridlock with this increased traffic . o
18.12 . . potential transportation impacts and proposed
caused by the density created by this and e
S mitigation.
other buildings?
The current process for approvals, community
input, coordination of departments appears to
be extremely disorganized and cumbersome. Please refer to Section 1.6, Regulatory Context, for a
18.13 To what extent does the BRA, DOT, MBTA, summary of anticipated permits and approvals as well as
) Zoning and other agencies which the local planning and regulatory controls applicable to
review/approve/negotiate/decide set asides, the Project.
uphold and create zoning laws on these
projects coordinate?
Woul h lik inf .
ould very much like to b? informed abput Please contact the BPDA Project Manager to be added to
18.14 your processes as a collective when dealing S . .
. the distribution list for this Project.
with development.
So, given all this, where are we on the vision
for development and growth for the City which | Please refer to Section 3.3 for a summary of the Project's
does not create large future issues and planning principles and design goals. The Project will
problems? On the issues related to this reinforce Boston's “high spine” planning strategy, which
18.15 particular development? AND, just for was developed to preserve the character of the City's
) consideration, does anyone have the courage historic neighborhoods by concentrating growth
to reboot the thinking on development before | between them and using new development to stitch
the very fabric of this special City - known for disconnected neighborhoods together into a continuous
its size, livability, and character -is turned urban fabric.
upside down?
Letter 19 Kenneth Kruckemeyer
. . PI fer to Section 1.1.1 and A dix E f
The Secretary should require these internal ease refer fo section and Appendix & for a
. . detailed description of the Station Concourse
and external changes to the Station and its S L
. . . Improvements, which increase capacity in ingress/egress,
immediate environment be analyzed and . ;
approved as an intearal part of this MEPA platform access, waiting area and seating. Please see also
PP regraip Figures E.1-E.5 and Section 4.10 for a detailed transit
filing. Only by doing so can the . . . .
19.1 ) . . capacity analysis. A public meeting was held on
Commonwealth’s extraordinary investment .
. . September 26, 2016 to present the Station Concourse
over many years in the transportation network . .
. Improvements and MBTA track-level ventilation project
centered around Back Bay Station be . . .
and to receive community feedback. This same
preserved and enhanced over the 99-year term | . .
information was also presented to the CAC on October 6,
of the lease. 2016
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. . Please refer to Section 1.1.1 and Appendix E for a
Will the proposed station layout, currently . - ° ApP
oo . detailed description of the Station Concourse
shown to eliminate the Commuter Rail/Amtrak S L
. . Improvements, which increase capacity in ingress/egress,
19.2 Waiting Room as well as both primary o .
. . . platform access, waiting area and seating. Please see also
circulation corridors, be able to serve Orange . . . .
. . Figures E.1-E.5 and Section 4.10 for a detailed transit
Line, commuter rail, Amtrak and bus patrons? . .
capacity analysis.
Please refer to Section 1.1.1 and Appendix E for a
Will the retail draw of shoppers to the station detailed description of the Station Concourse
19.3 further compromise the station’s ability to Improvements, which increase capacity in ingress/egress,
serve the region’s transportation riders? platform access, waiting area and seating. Please see also
Figures E.1-E.5 and Figures E.7-E.10.
Will the revised station be able to handle a Please refer to Section 1.1.1 and Appendix E for a
doubling or quintupling of ridership that is detailed description of the Station Concourse
19.4 likely on each of the seven tracks below, and is | Improvements, which increase capacity in ingress/egress,
: the developer prepared to make changes to platform access, waiting area and seating. Please see also
the station, as required, to serve these new Figures E.1-E.5 and Section 4.10 for a detailed transit
riders? capacity analysis.
Will income from the new retail provide Please refer to Section 1.1.1 and Appendix E for a
19.5 sufficient financing to maintain and detailed description of the MassDOT Lease agreements,
) continuously update the station for the entire the Station Concourse Improvements and the
99-year lease? Proponent's management obligations.
Please see Section 1.4.2 for a discussion of Project
. refinements. in response to agency and community
::;)Wrgr?weiseﬂt]s i(::}vfcl)(\)/zer:aﬁ:ﬁ;o“se;:aizll:?rr on feedback, the Proponent has elected to abandon the
P . prove nat 9 Station West Alternate Scheme presented in the PNF and
19.6 movement in the station if it adds a second, . . . .
. . . . ENF, which added a third level of retail above the Station.
and possibly third, level of retail that will fully . . . .
The remaining single-story addition has been reduced in
enclose the concourse? ) . .
height by 4 feet and will have skylights so as to preserve
the clerestory windows' access to natural light.
How will the multitude of drop-offs, pick-ups Please refer to Section 3.5.3 and Figures 4.18a-b for
and especially bus connections to the station details on proposed drop-off locations and curbside
19.7 be improved? Particularly what will happen to uses. Please also refer to section 4.10.2 for a description
the #39 bus if the existing turnaround is of the Route 39 Bus terminus relocation, and to Figure
eliminated? 4.21 for a plan.
When the developer moves the shop facades
all the way out to the street line how will the Please refer to Section 3.5.1 for a detailed description of
19.8 sidewalks be able to handle the increased flow | the Project's public realm improvements, to Section 3.5.2
) of pedestrians, cyclists, cabs, vans, cars and for an analysis of proposed sidewalk widths and to
buses that will result from this Gateway project | Figures 3.8a-f for public realm improvement plans
and from anticipated Back Bay development?
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Letter 20 Shirley Kressel
The proponent states that the project will seek
tax and zoning relief under MGL Ch. 121A and
121B, as well as I-Cubed funding. These tax
and regulatory waivers have very significant
and long-lasting impacts on the city and the
state. They are mentioned in the MEPA filing
h h I ith . .
(screens ots'attac ed) only by hame, without The Proponent intends to develop the four Project
any explanation of how the project would . . )
. Components using private funds, but will explore the
qualify for them, how they would be - i .
20.1 ] . possibility of local, state and/or federal public financing
structured, and what would be the financial . .
. sources, where appropriate. Please refer to Section 1.9.4
cost to the city and the state taxpayers. . . . . .
. . . for a discussion of possible public funding sources.
Without such full explanations of these waivers
and their impacts, the BRA, state, City of
Boston, CAC and public reviews of this project
cannot be diligent and complete. I ask that
MEPA mandate these disclosures at the outset,
for public consideration as an integral part of
the project review.
I request that the proponent be mandated to
provide: The Proponent intends to develop the four Project
-- detailed calculations demonstrating the Components using private funds, but will explore the
20.2 need for, and amount of, each granted and possibility of local, state and/or federal public financing
contemplated city and state tax subsidy sources, where appropriate. Please refer to Section 1.9.4
(including MassDOT lease and other financial for a discussion of possible public funding sources.
terms)
/ rquest that the proponent be mandated to Please refer to Section 1.2.2 for information regarding
provide (cont.) . . .
. . - o challenges to redevelopment of the Site and a discussion
20.3 — information detailing the specific regulatory . . .
. of the potential use of Chapter 121B for title clearing
changes to be sought via Chapter 121B Urban UrDOSes
Renewal Plan modifications, purp '
I request that the proponent be mandated to
provide (cont.) . . . .
__ details of the contemplated Ch. 1218 Please refer to Section 1.2.2 for lnformatlon rega.rdlng‘
. . . . challenges to redevelopment of the Site and a discussion
20.4 Section 46(f) Demonstration Project, which . . .
. . . . of the potential use of Chapter 121B for title clearing
would evidently involve eminent domain UrDOSes
takings for what the proponent calls “title purp '
clearance.”
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[ also note that, although the MEPA ENF was
filed on April 14, the CAC members did not
receive it from the BRA until May 27, mid-day
Friday of the'long Memorial Day weekend, the The initial PNF and ENF public comment periods were
day after their most recent BRA-scheduled . . .
meeting: and today's Mav 31 deadline comes extended twice by the Proponent and did not close until
20.5 o ysvay o o June 17, 2016. The DEIR/DPIR will be circulated to
long before the next CAC meeting, scheduled L
. members of the CAC after the document is filed and
for June 15. Thus, the CAC has had virtually no durina the comment period
time to review the ENF before today’s 9 P ’
comment deadline. This timing, no doubt
inadvertently, precluded the opportunity for a
public CAC discussion of the ENF.
Letter 21 Paula Griswold
How will the planned design and uses enhance
the use of public transit for the residents, and
employees and customers of Please refer to Section 4.10 for a detailed evaluation of
211 businesses/offices that are part of the potential transit impacts and to Section 4.2 for a
) proposed project, as well as residents of the description of transit improvements that are being
surrounding neighborhoods, and employees delivered with the Project.
and customers of other businesses/offices that
are in the area?
How will the project coordinate with MassDOT P!ease see SeCtI.OI‘l 344 and Flgures ?’7.C_f for @ .
. . discussion and images of the Project's integration with
and the MBTA regarding the Back Bay Station .
21.2 . . . the Station Concourse Improvements. Please also see
design, especially given the schedules of . . . .
. . Appendix E for a detailed presentation of the Station
planning, design, and approvals of each? .
Concourse Improvements project.
How will the project affect traffic through the Please refer to 'Se.ctlon 4.6 fora summary of the Project's
. long term traffic impacts and to Section 4.7 for a
Back Bay neighborhood (Newbury to Beacon, N .
. : summary of the Project's long term traffic impacts after
Arlington to Charlesgate) --both in the short L .
. . . mitigation measures have been incorporated. Please also
213 term with construction and long term with . . .
. . refer to Section 4.13.3 for a discussion of short term
ongoing use - as residents, employees, . . .
- . traffic impacts. Detailed Construction Management Plans
visitors/customers try to reach other major . . .
. . (CMP) will be developed at the appropriate time for each
routes in and out of the city? . . .
Project Component once the phasing plan is known.
Please refer to Section 4.6 for a summary of the Project's
What will be the total amount and flow of long term traffic |mpact‘s and to Section 47 fora
. . summary of the Project’s long term traffic impacts after
214 traffic, including the currently approved e . )
. mitigation measures have been incorporated. The traffic
projects along Stuart Street? o . .
analysis includes all currently approved projects in the
Project area.
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How can traffic be managed/modified to avoid Please refer to .C.hap.ter 4 for details 9f potential Frafﬁc
impact on the residential streets of the Back |mp_act5 and m|t|gat|on. The underlying assumptions
215 Bay if the actual volume and flow does not durlng the planning process have been thoroughly
tch the assumbptions during the plannin reviewed and approved by both MassDOT and the
;T:Zcess? P 9 P 9 Boston Transportation Department based on widely
recognized analysis methodologies.
21.6 Sg\;vacl:zr;ep:glela(s: Erz:inltaﬁcsﬁ :)heeear;:zrr:sgéithe Please refer 'Fo Section 4.10 fgr a detailed analysi§ on t.he
during the planning process? future capacity of transit services serving the Project Site.
What zoning relief has been requested or is
21.7 being considered, including amendments to The Project will achieve zoning compliance through a
the PDA, and variances from the Stuart Street PDA amendment. Please refer to Section 1.6.1.
Zoning Requirements?
Thank you for including the community in the
21.8 planning process for this project, given the Comment noted. The Proponent thanks you for your
significant and potentially permanent impact support.
on our city and our neighborhood.
Letter 22 Pam Lassiter
Most of the time was spent on the Back Bay
Station and the conversion of the garage next
to it. What was not discussed was the impact
S(jvf/zer} ;vr:/g g:\ag]fﬁk;illsl:?lg?nt;e:g;detg:a’:ts in Please refer to Sectiop 1.4 for a Pr.oject summary.and to
221 the room. My guess is that they will create Section 3.4 for a detailed description of each Prqject .
much more impact on our lives than the first Component. Please refer to Chapters 4-8 for a discussion
- L of Project impacts.
two buildings re number of people coming in
and out, traffic, weight on our Back Bay pilings,
etc. (Trinity Church still is reacting to the John
Hancock tower.)
l:f;::iiﬁ;oﬁ:u:h:r:;r; (:T:i:]zetgst(:nvéisgm Ag Qisc.ussed in Section 6.3, shadow impac'Fs havg been
extra shade across the city, overlapping with m|n|m|z.ed 'Fo the extent prac.tlcable tg av0|d.not|ceable
22.2 the shade cast by the Hancock tower for some pede.s.trlan '”.‘pads' and are in compliance Wlt.h the' .
of that time. That's still a big deal given the jc,peafl.c requirements of the St_ua.rt Street Zoning District,
finite sun we have in Boston in general and including the 2-hour shadow limitation on Copley
during the previous summer time in particular. Square.
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Shutting down the Clarendon St entrance to As described in Section 1.2.3, |ndepend§nt of the Project
. . . proposed by the Proponent, MassDOT is studying the
the Turnpike sounded like their preference. .
. safety and utility of the On-Ramp at Clarendon Street
They showed maps showing other ways people : ST .
223 . R and is considering its potential closure. The Proponent
could exit from their buildings casually . o
. notes that MassDOT will be submitting an Interchange
referring to use of Berkeley St, Newbury St, etc. e . . .
These streets are already messes at rush hour Modification Report (IMR) to Federal Highway Authority
y " | (FHWA) in early 2017.
The Boston Globe and other publ|cat|ons have The Proponent has designed the Sites to be independent
recently reported occupancy is down at the . .
. . of each other, and therefore phaseable. Construction will
Hancock Tower. This may not be the time to o
22.4 . S ) proceed only under favorable market conditions. Please
over-build on the commercial side so I can't . - .
. . . refer to Section 1.4.8 for a description of the Project
support residential and office towers that are . . .
. . phases and an evaluation of phasing scenarios.
as large as they're proposing.
Letter 23 Ann Hershfang
. Pl f ion1.1.1 A ix E fi
the plans for changes to the station, case reter to. Sgctlon anq ppendlx. ora .
. detailed description of the Station renovations. A public
apparently under the aegis of MassDOT, MBTA .
meeting was held on September 26, 2016 to present the
and BRA, should not be allowed to proceed .
23.1 . . Station Concourse Improvements and MBTA track-level
without public involvement, as was apparently N . . .
. ventilation project and to receive community feedback.
stated by MassDOT's Director of Development . . .
at an early meetin This same information was also presented to the CAC on
y 9 October 6, 2016.
I also support the matters raised in letters from
23.2 Ken Kruckemeyer and WalkBoston. Comment noted.
Issues raised by changes proposed inside the Please refer to Section 1.1.1 and Appendix E for a
station: detailed description of the Station Concourse
233 --the decrease of waiting space (and comfort) | Improvements, which increase capacity in ingress/egress,
inside the BB/SE Station due to elimination of platform access, waiting area and seating. Please see also
the commuter rail waiting area, Figures E.1-E.5 and Figures E.7-E.10.
Issues raised by changes proposed inside the
station (cont,) Please refer to Section 1.1.1 and Appendix E for a
--a careful analysis as to whether the proposed | detailed description of the Station Concourse
234 public waiting areas will be adequate and Improvements, which increase capacity in ingress/egress,
comfortable enough to pleasantly platform access, waiting area and seating. Please see also
accommodate rail users, transit riders, retail Figures E.1-E.5 and Figures E.7-E.10.
and food outlet shoppers, and through traffic,
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Please refer to Section 1.1.1 and Appendix E for a
Issues raised by changes proposed inside the detailed description of the Station Concourse
23.5 station (cont.) Improvements, which increase capacity in ingress/egress,
-- circulation through the station, platform access, waiting area and seating. Please see also
Figures E.1-E.5.
Issues raised by changes proposed inside the
station (cont. . . .
ton (cont) . Please refer to Section 4.10 for a detailed analysis of
--data about the number of current rail and . . . .
23.6 . o . Existing, Future No-Build and Future Build transit
transit users inside and outside, .
. . . . . capacity.
-- projected increases in transit and rail users
resulting from new construction,
. . Please refer to Section 4.9 for a summary of existing and
Issues raised by changes proposed inside the . . any usting
station (cont) proposed parking conditions and Project parking
23.7 . T e demand. Increased parking to accommodate changes
--increased parking demand and facilities to o L - B
inside the station is not proposed in light of the "non
accommodate the growth, . L
destination" characteristics of the uses.
. . Please refer to Section 1.1.1 and Appendix E for a
Issues raised by changes proposed inside the . - ° APP
. detailed description of the Station Concourse
station (cont.) L. R
23.8 . Improvements, which increase capacity in ingress/egress,
--access through the station between . .
platform access, waiting area and seating. Please see also
Dartmouth and Clarendon Streets, . .
Figures E.1-E.5 and Figures E.7-E.10.
/ ised by ch d inside th . . . .
Ssues raised oy cnanges proposed tnsiae the Please refer Section 4.10.4 for discussion of the impact of
station (cont) . e .
239 . . - the Station East building's structure to the Station
--location of and impacts of building support
. platforms.
posts on station platforms,
Issues raised by changes proposed inside the . .
station (cont)y ges prop Please refer to Section 1.1.1 and Appendix E for a
23.10 ’ detailed description of the Station Concourse
--plans to replace the neon artwork formerly at . . . . .
. Improvements, including a discussion of public art.
the entrances to the station.
Issues raised by changes outside the station: Please refer to Chapter 4 for a detailed traffic analysis,
--data about current traffic and pedestrian including Existing, Future No-Build and Future Build
numbers on the sidewalks and roads, conditions. Please see Section 4.12 for a pedestrian
23.11 . . . . . .
--projections for traffic and pedestrian growth | analysis and to Section 3.5 and Figures 3.8a-f for
from the increased transit and rail passengers, | proposed public realm improvements to facilitate
and the many new buildings in the area, pedestrian movement around the Project Site.
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The Project's sidewalk dimensions have been revised in
the DEIR/DPIR. Please refer to Section 3.5.1 and Figures
Issues raised by changes outside the station 3.8a-f for a specific description of the pedestrian realm
(cont) and circulation improvements and to Section 3.5.5 for a
23.12 --the Dartmouth Street sidewalk narrowed to 8 | summary of pedestrian accessibility improvements. As
feet from its current generous width cannot described in Section 3.5.4, throughout the Project Site,
possibly handle the pedestrian traffic, the proposed pedestrian realm improvements meet or
exceed BTD's Complete Streets Guidelines for Downtown
Commercial Zone minimum streetscape dimensions.
Issues raised by changes outside the station Please refer to Section 3.5 for a discussion of site design
23.13 (cont,) and pedestrian access. Please also see Figures 3.8a-f and
) --trees in planters at the sidewalk edge will 3.9a-b for proposed public realm improvements and site
only worsen the problem, circulation and access plans.
. . . In lieu of dark and dreary arcades, the Project offers new
Issues raised by changes outside the station
(cont.) weather-protected through block connectors from both
23.14 ’ . Stuart and Clarendon Streets into the Station. Please
--removal of the protective overhang on . . o
refer to Section 3.4 for a detailed description of these
Dartmouth St., . . .
public goods and their phasing.
Please refer to Sections 4.3 - 4.6 for a detailed traffic
. . . study which includes analysis of Existing, Future No-
Issues raised by changes outside the station . . " . .
(coL/I’;t) [ y ges outst [ Build, and Future Build conditions both with and without
23.15 o N the On-Ramp closure. The Proponent notes that
--impacts of eliminating the Clarendon Street . - I
ramp into the MassPike MassDOT will be submitting an Interchange Modification
P ! Report (IMR) to the Federal Highway Authority (FHWA) in
early 2017.
. . . As described in Section 3.4.1, a new Garage exit on
Issues raised by changes outside the station .
Dartmouth Street is necessary under the Base Scheme,
(cont,) )
-, where the On-Ramp remains open. The Proponent has
--cars exiting from the garage across the . . . s
. . L provided pedestrian and vehicle mitigation measures at
23.16 Dartmouth St. sidewalk in conflict with . . .
. the proposed exit. Please refer to the traffic analysis
pedestrians, . .
. presented in Chapter 4 and Section 4.7 for a future
--capacity of Clarendon, Dartmouth and Stuart .
) conditions assessment of Clarendon, Dartmouth and
Streets to serve future traffic,
Stuart Streets.
Issues raised by changes outside the station
(con?.). - . . Please refer to Chapter 4 which includes an Existing,
--ability of existing roads and intersections . . .
. Future No-Build and Future Build analysis of roads and
around and near the station to accommodate . . . .
. . intersections around and near the station, and impacts
23.17 the growth, as well as in Copley Square in . . Lo .
eneral associated with changes in circulation patterns due to
general, . . Garage access changes and the potential elimination of
--vehicle circulation patterns from changes in
. L the Clarendon Street On-Ramp.
garage entrances and exits and elimination of
the Clarendon Street Turnpike on-ramp,
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Issues raised by changes outside the station Please refer to Chapter 4, which includes analysis of
(cont.,) - .
23.18 . . potential impacts to Columbus Avenue and adjacent
--impacts on Columbus Avenue and adjacent . o
. e residential districts.
residential districts,
Z’;ﬁs) raised by changes outside the station Please refer to sect.ion 4.10.2 fgr a descripti.on of the
23.19 “location of the layover for the #39 bus, with :oTte 39 Bus terminus relocation, and to Figure 4.21 for
its high ridership and long route, plan.
Issues raised by changes outside the station
(cont) Please refer to Section 1.1.1 and Appendix E for a
--assurance that the fix of the ventilation detailed description of the Station Concourse
23.20 . . . _
problem will not spew the smoke out of the Improvements, including the MBTA track-level ventilation
vent stacks at West Newton Streets onto Titus | improvement project.
Sparrow Park and the Southwest Corridor Park.
A public meeting was held on September 26, 2016 to
Changes to this station should not be made present the Station Concourse Improvements and MBTA
23.21 without serious conversations with its users track-level ventilation project and to receive community
and the residents of adjacent communities. feedback. This same information was also presented to
the CAC on October 6, 2016.
Letter 24 Susan Prindle
While I appreciate the fact that Boston
Properties is respecting the Stuart Street
Guidelines regarding Copley shadow, I hope As discussed in Section 6.3, shadow impacts have been
that they will be asked to consider whether the | minimized to the extent practicable to avoid noticeable
241 loss of sunshine could be ameliorated by pedestrian impacts, and are in compliance with the
changes in the massing of the proposed specific requirements of the Stuart Street Zoning District,
structures. Once the sunshine is gone, the loss | including the 2-hour shadow limitation on Copley
cannot be mitigated. Reduction in shadows on | Square. There is no impact to the courtyard of the BPL.
the Public Library Courtyard should also be
carefully considered.
Any wind study should include intersections on | Please refer to Section 6.2 for a summary of the Project's
24.2 Clarendon at Boylston and Newbury Streets, as | pedestrian level wind impacts. See Appendix I for a copy
well as intersections into the South End. of the full pedestrian wind report.
It is unclear how the wind studies will be
managed if the project is built piecemeal. Will Please refer to Section 6.2 for a summary of the Project's
24.3 additional wind studies be required if the pedestrian level wind impacts. See Appendix I for a copy
residential buildings are built before the office | of the full pedestrian wind report.
building or vice versa?
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Copley Square is especially sensitive to high
winds. Multiple points should be smd,le‘.j in the Please refer to Section 6.2 for a summary of the Project's
park. Areas that are comfortable for sitting . o .
244 o - o pedestrian level wind impacts. See Appendix I for a copy
should be maximized. Existing conditions of the full pedestrian wind report
should be verified here and in the Stuart Street P port
area by real-world testing.
. . Please refer to Section 3.4.1 for a discussion of the Trinity
I bel h h Ik . . .
believe that overhead pecjestnan walkways Place and Stuart Street bridges and to Figures 3.2h-i. The
are not the answer to moving people and cars ) .
. Proponent notes that there are three such bridges in the
simultaneously. Rather, the proponent could . . S . .
. . N immediate vicinity of the Project, each providing an
help Simon Properties improve the lighting . . .
24.5 . . . important weather-protected and accessible connection
and signage in the existing tunnel under
S across the busy thoroughfare of Stuart Street. Please
Dartmouth. Widening the Dartmouth Street S
. . - . note that the Dartmouth tunnel is being renovated by
sidewalk and improving pedestrian safety and Simon Properties as part of their previously approved
access should also be considered. . P P P yapp
project.
I laud th t's efforts t t .
24.6 applau . € propor.xen s etiorts to create The Proponent appreciates your support.
permeability at the site.
The Stuart Street Zoning requires the creation
of 2.5% more affordable units than is required
by the applicable Mayor's Executive Order on The Project will provide a variety of new high-quality
24.7 Inclusionary Development. Given the crying housing opportunities in compliance with the applicable
need for low and moderate income housing in | Inclusionary Development Policy of the City of Boston.
the city, Will Boston Properties be asked to
comply with this requirement?
Given the amount of new construction in the
Stuart Street area, it would seem prudent to
require more detailed proposals from the gas, Please refer to Sections 7.2 through 7.5 for descriptions
24.8 electric, and water and sewer providers as to of existing utilities and proposed future connections. No
how they plan to upgrade their systems to capacity issues are anticipated.
accommodate the new demand. I believe this
should be done before approving the project.
The Stuart Street Guidelines ask that traffic be
studied along Clarendon and Berkeley Streets
all the way to the Storrow Drive intersection. Please refer to Section 4.3.1 and Figure 4.1, for a
249 Since 1/3 of the automobiles coming to the description of the intersections included in the Project
Gateway site are projected to come from this study area, per BTD and MassDOT requests.
direction, it is important that this commitment
be fulfilled.
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Usg chahges n the proposed buildings (from The Proponent does not intend to change the proposed
residential to office, for example) would impact . .
) uses for the Project. If a change were proposed in the
24.10 traffic counts; should such a change be . . )
) . . future, a Notice of Project Change would have to be filed
proposed, amended traffic studies will be .
o and new impact analyses performed.
critical.
It is important to have real data on the existing
garage use and its capacity, as well as those of | Please refer to Section 4.9 for a summary of existing and
24.11 surrounding garages. If adjacent garages are proposed parking conditions and Project parking
already full, how will existing parkers be demand.
accommodated?
Please refer to Section 4.10 for a detailed analysis of
Will the T be required to develop a plan to existing, Future No-Build and Future Build transit
cope with the increased ridership? It is critical capacity. Please refer to Section 1.1.1 and Appendix E for
24.12 that the proposed station renovations be a detailed description of the Station Concourse
designed so that they do not impede vital Improvements, which increase capacity in ingress/egress,
improvements to mass transit. platform access, waiting area and seating. Please see also
Figures E.1-E.5.
Letter 25 Gerry Ives (Ives Architects)
The Proponent has made considerable efforts to include
the creation of a new 11,000 square foot public plaza
with the delivery of the Station East Parcel and the
The public and civic streetscape is either upgradlr?g of the gX|st|ng Open space on Dartmouth
. . . . Street with the delivery of the Station West Parcel. Please
25.1 ignored, or there is even a private taking of . S
Ublic soace and benefits refer to Section 1.5 for a summary of the Project's
P P ’ benefits to the public realm, as well as to Section 3.5 for
a detailed discussion on site design. Please see also
Figures 3.2a-m and Figures 3.8a-f for renderings and
public realm/landscaping plans.
Let's look at this project from three aspects:
A. Probl i ign. L . .
o fr?uiri:iselsn urban design. Lost Please refer to Chapter 3 for a full discussion of the
25.2 PP ) - Project's urban design and to Section 1.5 for a summary
B. Assets of the existing context. L : .
. of the Project's public benefits.
C. Real solutions for a prosperous future... for
the public, for the developers, and for our city.
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The BRA's Copley Place tower project (now
underway) will take away the horse sculptures
and the open space. It will also cast a lon . . . .
25.3 pen sp e 9 Please note the Proponent is not involved in that project.
shadow over the surrounding area and even
Copley Square (as seen in the recent
presentations for the Gateway Project).
The intersection of Stewart and Dartmouth is
the intersection from hell. Pedestrian injuries . . .
. o Please refer to Section 4.3.7 for an analysis of vehicle
254 are just waiting to happen.... cars barrel out of
: : crash data.
the turnpike ramp and roar past this
pedestrian crossing.
Please refer to Section 1.4.6. The Project will require the
The ultimate irony... the plan proposes to tear | partial demolition and reconstruction of the westernmost
down the West Hancock garage to build the portion of the Garage in order to accommodate the
new tower, and then rebuild a new West development of the Garage West Parcel and minor
Hancock Garage for cars again... this is modifications will be made to accommodate structural
25.5 . .
outdated zoning. Even DOT should know by components of the Garage East Parcel. In its
now: more parking = more cars on the street, reconstructed state, there will be no net increase in the
more air pollution, a degraded pedestrian amount of parking provided, as the Project-related
environment. parking needs can be accommodated within the
Garage's existing capacity.
The urban context, including relationship with adjacent
And what is with the crazy angles of the West buildings, is a well-respected and integral part of the
256 Hancock Garage Tower? Across Stewart Street | proposed design. At the same time, the Project proposes
) is the Copley Plaza block... a traditional four to create iconic, world-class architecture and to add to
square dignified and tradition urban form. the varied skyline of Boston. Please refer to Section 3.3
for details regarding the Project's design intent.
. Please refer to Section 6.2 for a summary of the Project's
The tests show no wind problems for a 40 . A y ol J
pedestrian level wind impacts. See Appendix I for a copy
story tower! Sensors everywhere on the model . . .
25.7 . . e . of the full pedestrian wind report. Please note the Project
divert attention from the critical intersection of imbroves pedestrian-level wind conditions in man
Dartmouth and Stewart. pr P y
locations.
Please refer to Section 3.2 for a discussion of
neighborhood context and to Section 3.3 for a discussion
25.8 The Copley Plaza block is a dignified neighbor | on the Projects Planning and Design Goals. Please also
) whose context should not be ignored. refer to Section 3.5.1 for a detailed description of the
Project's pedestrian realm improvements, and to Figures
3.8a-f for pedestrian realm improvement plans.
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Please refer to Section 3.5.1 for a detailed description of
the Project's pedestrian realm improvements, and to
Figures 3.8a-f for pedestrian realm improvement plans.
With the delivery of the Station West Parcel, the existing
Preserve the SOUTHWEST CORRIDOR open space on Dartmouth Street in front of the Station
25.9 LOWLINE... and extend it across to the Back will be upgraded to create an inviting public plaza at the
Bay Station. terminus of the Southwest Corridor Park. The existing
Dartmouth Street crosswalk will be relocated to align
with the Station’s central hall and enlarged to 60 feet
wide in order to better serve pedestrian between the
Park and the Station.
Preserve the station porch and the THREE
25.10 PENNY OPERA representing all walks of life in Comment noted.
Boston.
Please refer to Section 3.5.1 for a detailed description of
the Project's pedestrian realm improvements, to Section
3.5.2 for an analysis of sidewalk widths and to Figures
Preserve sidewalks...make these wider. 3.8a-f for pedestrian realm improvement plans. In lieu of
25.11 Preserve cover and expand cover... two story dark and dreary arcades, the Project offers new weather-
arcades provide cover with adequate daylight. | protected through block connectors from both Stuart
and Clarendon Streets into the Station. Please refer to
Section 3.4 for a detailed description of these public
goods and their phasing.
Please refer to Sections 3.3 through 3.5 for a detailed
description of the Project's design, including street
frontage. See also Figures 3.2a-m. The Proponent has
Bring life back to Dartmouth Street...place the | made every effort to create a high-quality continuous
developer's mall (now buried inside the parcel) | street frontage activated by vibrant and engaging
on the street edge in a restored arcade and ground floor uses, such as retail and restaurant spaces,
25.12 above the arcade. Recess the West Hancock and residential and commercial building lobbies, despite
Garage inside the parcel to allow for retail the substantial constraints of the Project Site. Through
and/or office space on the edge opening to the use of glass facades wherever possible, the Project
the sidewalk arcade. Even better don't restore | will provide transparency and create an inviting, safe and
this outdated garage function. accessible ground-level experience for pedestrians.
Section 3.4.1 describes the Garage West building design
and includes details related to the ground floor space
along Stuart Street.
Add value, create a prosperous
enwronment..,attract VISI-tOI’S, tourists, . Please refer to Section 1.5 for a summary of the Project's
25.13 shoppers, lunch time office workers, residents, . .
public benefits.
and yes pan-handlers. Add real value to
adjacent developments.
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Extend the Dartmouth Mall/Greenway to
Copley Square and even to the Esplanade (at .
pley >qu v P ( Please refer to Sections 4.7 and 4.13 for proposed
least long term). Instead of zero vision, apply . o .
. . . roadway improvements to mitigate Project-related
Vision Zero to the intersection from hell at . . .
25.14 . impacts. Please see also Section 3.5 and Figures 3.8a-f
Dartmouth and Stewart Streets. Slow traffic. . . -
. ) . and 3.9a-b for site design, pedestrian realm
Divert traffic. Study depressing Stewart Street . o .
improvements and site circulation and access plans.
below the new Dartmouth Mall/ Greenway to
allow for a pedestrian mall overpass.
Imagine the unfolding view as you walk north . . I
J g vasy Please refer to Section 3.5.1 for a detailed description of
on the Dartmouth Mall. This would preserve . . .
25.15 o . . the Project's pedestrian realm improvements, and to
and enhance those civic values inherent in . . .
, . Figures 3.8a-f for pedestrian realm improvement plans.
Boston’s development history.
. Please refer to Section 3.5.1 for a detailed description of
Use this Dartmouth Mall to more elegantly . . . P
25.16 . . . the Project's pedestrian realm improvements, and to
integrate the eight modes of transit present. . . .
Figures 3.8a-f for pedestrian realm improvement plans.
25.17 Save the Copley Place horses...... bring them The Proponent does not control this artwork or the open
) out to the Dartmouth Mall open space. space within which it sits.
. As described in Section 3.4.1, a new Garage exit on
And of course do not mindlessly dump .
. . Dartmouth Street is necessary under the Base Scheme,
vehicles onto Dartmouth with a new ramp .
25.18 where the On-Ramp remains open. The Proponent has
from a (needlessly) restored West Hancock . . . .
Garage. provided pedestrian and vehicle mitigation measures at
b the proposed exit
Do a valid wind tunnel test... especially of the
pedestrian zone at Dartmouth and Stewart Please refer to Section 6.2 for a summary of the Project's
25.19 Streets...and scale up the model to say 1 to 40 | pedestrian level wind impacts. See Appendix I for a copy
for a meaningful result. Test for northwest of the full pedestrian wind report.
winds which are the most brutal in the winter.
Build a turnpike deck to the east of Clarendon o
urnp . The Columbus Center air rights parcels are not part of
25.20 onto which some of the proposed retail can be .
the Project.
relocated.
Keep the Back Bay Station “basilica” form with | Please refer to Section 1.1.1 and Appendix E for a
251 its side aisles - at least at the entrance area. detailed description of the Station Concourse
’ Preserve the clerestory daylighting at the Improvements, which is designed to preserve the original
second and third floors. architectural intent.
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Find more retail area east of the old station
core. Renegotiate with the developers to

The Columbus Center air rights parcels are not part of

Note how everything in interconnected.

25.22 encourage retail further east and perhaps over .
o the Project.
a new deck east of Clarendon Street (it is
wasted now).
As described in Section 3.4 with the development of the
And keep a curved arch over the Clarendon escht I I w v p‘ .
. Station East Parcel, a new Station entrance with a public
25.23 Street station entrance to reflect the West end . . . .
. plaza will be delivered, ensuring the civic presence of the
of the station (at a smaller scale). .
Station on Clarendon Street.
I L Please refer to Section 1.1.1 and Appendix E for a
Ventilation of the station is welcome. Of detailed description of the StatioanF;ncourse
25.24 course the ultimate answer is Electrification. P

Improvements, including the MBTA track-level ventilation
improvement project.
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Letter 26 Anne Swanson
Please refer to Section 1.1.1 and Appendix E for a
Why is Mass/DOT not yet prepared to review detai!ed description of the Station renovations. A public
. . meeting was held on September 26, 2016 to present the
26.1 the Boston Propgrtlgs proposal for renovation Station Concourse Improvements and MBTA track-level
of Back Bay Station in light of current and o . . :
future MBTA needs, plans, and capacity? ver\tllatlon.prOJect énd to receive community feedback.
This same information was also presented to the CAC on
October 6, 2016.
The Proponent has designed the Project to be respectful
Why is such a massive project even under of the height and density guidelines in the recently
26.2 . . . 2= .
consideration for this site? enacted Stuart Street District. Please refer to Section 1.5
for a summary of Project Benefits.
What will be the combined effect of shadows As discussed in Section 6.3, shadow impacts have been
of all the proposed High Spine high-rise minimized to the extent practicable to avoid noticeable
structures on fragile little historic Copley pedestrian impacts, and are in compliance with the
26.3 Square, which has a crumbling infrastructure specific requirements of the Stuart Street Zoning District,
that can hardly support the current including the 2-hour shadow limitation on Copley
environmental conditions and level of use by Square. The shadow impact analysis was done all other
the public? approved Stuart Street corridor projects in place.
WI”.the water and sewer mfrasfcructure ‘support Please refer to Sections 7.2 through 7.5 for descriptions
26.4 the increased pOpl..,I|atIO.n denflt}/ resulting of existing utilities and proposed future connections. No
from three more high-rise buildings for capacity issues are anticipated
residential and office space? '
Will the water table be affected by the
construction, which in turn protects the
woodpile foundations of three National Please refer to Section 7.4.3 for a detailed description of
26.5 Historic Landmarks and a luxury hotel in the Project's intended compliance with the City's
Copley Square: Boston Public Library, Old Groundwater Conservation Overlay District.
South Church, Trinity Church, and the Copley
Plaza Hotel?
Boston's "high spine” planning strategy was developed
to preserve the character of the City’s historic
neighborhoods by concentrating growth between them
Will the High Spine of tall buildings actually and using new development to stitch disconnected
26.6 divide and threaten our historic neighborhoods together into a continuous urban fabric.
neighborhoods rather than connect them? Please see Chapters 3 and 8 for a discussion of the
Project's design, integration with surrounding
neighborhoods and limited impacts to area historic
resources.
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Yes, the Proponent has made considerable efforts to
include the creation of a new 11,000 square foot public
plaza with the delivery of the Station East Parcel and the
upgrading of the existing open space on Dartmouth
26.7 Will any public open green space be Street with the delivery of the Station West Parcel. Please
incorporated into the design? refer to Section 1.5 for a summary of the Project's
benefits to the public realm, as well as to Section 3.5 for
a detailed discussion on site design. Please see also
Figures 3.2a-m and Figures 3.8a-f for renderings and
public realm/landscaping plans.
Why were two neon sculptures by a Please refer to Section 1.1.1 and Appendix E for a
26.8 distinguished artist removed from the MBTA detailed description of the Station Concourse
station without any public process? Improvements, including a discussion of public art.
Letter 27 Lynn Foster
The project plans to eliminate the current
entrances to the station as well as the waiting Please refer to Section 1.1.1 and Appendix E for a
room and pathways to the subway, all of which | detailed description of the Station Concourse
27.1 create serious questions about the efficient Improvements, which increase capacity in ingress/egress,
functioning of the station from the riders’ platform access, waiting area and seating. Please see also
perspective and its accessibility from Figures E.1-E.5 and Figures E.7-E.10.
surrounding streets.
The Gateway plan also indicates that piers will Please refer Section 4.10.4 for discussion of the impact of
27.2 be driven along parts of the train platforms, the Station East building's structure to the Station
squeezing passengers into less space. platforms.
And finally, the bus turn-around is eliminated Please refer to sect.ion 4.10.2 fpr a descripti.on of the
27.3 . .. Route 39 Bus terminus relocation, and to Figure 4.21 for
with no provision for the popular # 39 bus.
a plan.
. Please refer to Section 1.1.1 and Appendix E for a
I urge you to carefully review the Back . - .
. detailed description of the Station Concourse
27.4 Bay/South End Gatew?y Prc?Ject to guarantee Improvements, which increase capacity in ingress/egress,
that the Back Bay Station with continue to . .
serve the needs of the public. p.Iatform access, waltilng area and seating. Please see also
Figures E.1-E.5 and Figures E.7-E.10.
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Letter 28 Heyward Parker James
Please refer to Section 1.1.1 and Appendix E for a
detailed description of the Station Concourse
Improvements, which increase capacity in ingress/egress,
The Back Bay Station should be designed to platform access, waiting area and seating. Please see also
28.1 function as a transit hub, not converted to a Figures E.1-E.5. A public meeting was held on September
retail concourse. 26, 2016 to present the Station Concourse Improvements
and MBTA track-level ventilation project and to receive
community feedback. This same information was also
presented to the CAC on October 6, 2016.
Please refer to Section 1.1.1 and Appendix E for a
The Station needs to be redesigned in a detailed description of the Station Concourse
28.2 manner that can accommodate much larger Improvements, which increase capacity in ingress/egress,
numbers of future. platform access, waiting area and seating. Please see also
Figures E.1-E.5 and Figures E.7-E.10.
Please refer to Section 1.1.1 and Appendix E for a
The public service area of the Back Bay Station | detailed description of the Station Concourse
28.3 should be expanded and improved both in Improvements, which increase capacity in ingress/egress,
terms of functionality and appearance. platform access, waiting area and seating. Please see also
Figures E.1-E.5 and Figures E.7-E.10.
Please refer to Section 1.1.1 and Appendix E for a
Boston Properties plans to privatize some detailed description of the Station Concourse
284 10,000 square feet of public service area Improvements, which increase capacity in ingress/egress,
should not be allowed to happen. platform access, waiting area and seating. Please see also
Figures E.1-E.5 and Figures E.7-E.10.
Much attention should be paid to improve the
station’s breathing environment. The diesel Please refer to Appendix E for information on the MBTA's
28.5 particulates in the air there are both track-level ventilation improvement project at the
unpleasant unhealthful. Improved ventilation is | Station.
essential.
As described in Section 3.4.1, a new Garage exit on
. Dartmouth Street is necessary under the Base Scheme,
No garage entrance or exit ramps should be .
28.6 where the On-Ramp remains open. The Proponent has
allowed on Dartmouth St. . . . e
provided pedestrian and vehicle mitigation measures at
the proposed exit
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As described in Section 1.2.3, independent of the Project
proposed by the Proponent, MassDOT is studying the
safety and utility of the On-Ramp at Clarendon Street
The Clarendon St. side of the development and is considering its potential closure. The Proponent
should be redesigned in a more thoughtful notes that MassDOT will be submitting an Interchange
manner. Modification Report (IMR) to the Federal Highway
28.7 -The Clarendon St. entrance to the Mass. Authority (FHWA) in early 2017. The Proponent has made
) Turnpike should be eliminated. considerable efforts to include the creation of a new
- The Clarendon St. fagade of the parking 11,000 square foot public plaza with the delivery of the
garage should have some sort of architectural | Station East Parcel, creating a forecourt to the new
screening. Station entrance and reinforcing its civic nature. Please
refer to Figures 3.2j-m for images of the Clarendon Street
side. The Project does not include the screening of the
Clarendon Street Garage facade.
Letter 29 Jacquelin Yessian
Coordination among the multiple agencies
controlling aspects of the site and operations
on the site is imperative. To date, we have had | Please refer to Section 1.7 for details on Agency
291 little or no contact with the MBTA, MassDOT, Coordination/Community Outreach to date. The
BTD, Mass Pike, Amtrak, Federal Highways, for | Proponent is in regular coordination with MassDOT, the
example. Such coordination is important for MBTA, BPDA, and BTD, among other agencies.
the station design, as well as the analysis of the
traffic around and through the site.
Comment noted. Please see Section 1.5 for a summary of
public benefits the Project will deliver, Chapter 3 for a
Detailed environmental studies should be detailed discussion of thehpublic realm im!orovements,
29.2 required and thoroughly examined with the Chapter 4 for Transportgfmon and Parking impacts,
CAC. Chapter 5 for Sustainability and GHG assessment,
Chapter 6 for Environmental impacts, Chapter 7 for
Infrastructure impacts and Chapter 8 for impacts to
Historic Resources.
Wind impacts should be studied along
Dartmouth and Clarendon Streets to the river, Please refer to Section 6.2 for a summary of the Project's
29.3 and to the north side of Boylston Street. How pedestrian level wind impacts. See Appendix I for a copy
does the wind data relate to our perception of | of the full pedestrian wind report.
the conditions around the site?
Traffic impacts should pe studied to the river Please refer to Section 4.3.1 and Figure 4.1, for a
to the north, east to Arlington and west to . . . . . .
294 . description of the intersections included in the Project
Mass Ave, and into the South End as
. study area, per BTD and MassDOT requests.
appropriate.
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Illustrate any shadow on nationally recognized | Please refer to Section 6.3 for the Project's shadow
295 historic buildings and public spaces, including | impacts. There is no impact to the courtyard of the BPL.
shadows on the building facades, including the | Please refer to Section 8.3.2 for a summary of shadow
BPL Courtyard facade. impacts on the fagades of area historic resources.
As described in Section 3.4.1, a new Garage exit on
Dartmouth Street is necessary under the Base Scheme,
where the On-Ramp remains open. The Proponent has
Alternative studies to relieve the crowding provided pedestrian and vehicle mitigation measures at
should be discussed with the CAC. A garage the proposed exit. Please refer to Section 3.4.1 for a
29.6 outlet or inlet onto Dartmouth Street should discussion of an alternative internal exit ramp and to
be abandoned at this point and a base scheme | Figures 3.3s-u for plans. Please note this alternative is not
proposed without it. being pursued as it eliminates the possibility for a
through-block connector from Stuart Street, the retail
space at the corner of Stuart Street and Trinity Place and
compromises the Garage West building's loading dock.
Please refer to Section 6.6.2 for the results of the
microscale air quality analysis and Sections 5.4.5 and
Air quality, particularly at intersections and 6.6.3 for the results of the mesoscale air quality analysis.
29.7 between streetlights should be studied and Appendix H also provides additional supporting
reviewed with the Board of Health. documentation related to air quality. The Project will not
cause or contribute to an exceedance of the National
Ambient Air Quality Standards.
During Article 80 reviews, we consistently ask
for data on the capacity of public
transportation and have been disappointed in Please refer to Section 4.10 for a detailed analysis of
29.8 the responses. Since so much constriction has Existing, Future No-Build and Future Build transit
been approved in this small area of the Back capacity.
Bay, the State should provide this information
to the developer and the public.
Likewise, the capacity of public utilities, water,
sewer, and power, as well as cable for TV and
wifi, should be made public and analyzed in Please refer to Sections 7.2 through 7.5 for descriptions
29.9 the next submission with respect to the of existing utilities and proposed future connections. No
proposed building uses. If additional capacity capacity issues are anticipated.
will be required, this should be identified in the
next phase of the project and planned.
. Please refer to Section 3.5.1 for a detailed description of
Improvements to the public realm, such as - . . .
. the Project's public realm improvements, to Section 3.5.2
29.10 comfortable S|dewalk§ and adequate OUtdOF)r for an analysis of sidewalk widths and to Figures 3.8a-f
spaces, will be essential to the success of this .
block. for pedestrian
realm improvement plans.
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Comment No. | Comment Response to Comment
The Project includes the creation of a new 11,000 square
[...since the No. 39 bus already has a home on | foot public plaza with the delivery of the Station East
29.11 Clarendon,] it is appropriate to study design Parcel. Please refer to Section 3.5.1 for a detailed
) alternatives to use the space between the description of the Project's pedestrian realm
residential towers and Clarendon Street. improvements, and to Figures 3.8a-f for pedestrian realm
improvement plans.
The suggested bridges above the adjacent Please refer to Section 3.4.1 for a discussion of the Trinity
streets were discussed at BCDC, whose Place and Stuart Street bridges and to Figures 3.2h-i. The
guidelines discourage them. High quality, safe | Proponent notes that there are three such bridges in the
29.12 . . . L . ..
on-grade crossings should be developed immediate vicinity of the Project, each providing an
instead to engage life on the street, which is important weather-protected and accessible connection
most appropriate for this urban center. across the busy thoroughfare of Stuart Street.
The architecture of the proposed residential
bqulrjgs 15 Very sketchy. Suggest proposing Please refer to Figures 3.2a-m and Figures 3.6a-p for
29.13 elevation designs that are clearly residential, . . . . .
. . o Project Views, and Figures 3.5a-c for Project Elevations.
providing operable windows and individual
outdoor balconies.
Recommend providing additional drawings to
h he whol ildings f he Back B . .
show the whole buildings from the Back Bay, Please refer to Figures 3.2a-m and Figures 3.6a-p for
29.14 Dartmouth, and Clarendon Streets. The . . . . .
. Project Views, and Figures 3.5a-c for Project Elevations.
drawing for the corner of Stuart and
Dartmouth misses the top half of the building.
A proposal to include all of the affordable
housing on site, and including the required The Project will provide a variety of new high-quality
29.15 funds from 40 Trinity's payment to the housing opportunities in compliance with the applicable
Housing Trust, should be developed and Inclusionary Development Policy of the City of Boston.
presented.
The Project includes the creation of a new 11,000 square
foot public plaza with the delivery of the Station East
. . Parcel and the upgrading of the existing open space on
Excellent publically acgesmble open space Dartmouth Street with the delivery of the Station West
would a welcome public benefit, as would .
. . . Parcel. Please refer to Section 1.5 for a summary of the
desirable improvements to Back Bay Station. . ) . .
. . Project benefits to the public realm, as well as Section
29.16 To determine what would be desirable, please o L .
) . 3.5.1 for the specific description of the pedestrian realm
engage the CAC and the public very early in . . . .
. . . . improvements to be delivered with the Project. See also
the decision-making, as soon as possible. This . . . .
. Section 1.7 for details regarding the Proponent's
has been discussed although not scheduled. . - . .
outreach efforts with various stakeholders including the
CAC, state and city officials, community representatives
and abutters.
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Comment No. | Comment Response to Comment
Although the Project will achieve zoning compliance
through a PDA amendment, as described in the BPDA
Please prepare a detailed list comparing the chplng Determination, the Project is, in fact, gxemplary
. . X in its strong adherence to the Stuart Street Design
project with the Stuart Street Zoning and e .
S : . Guidelines.” Please refer to Sections 3.3 and 3.4 for more
Guidelines and detailed explanation of all . o . -
29.17 . o detail about the Project's responsiveness to the vision
requested zoning relief, i.e. amend the PDA. A . . .
. and planning goals established in the Stuart Street
PDA amendment should not be used for relief . X ; . o
. . District, particularly the height and density guidelines.
from Stuart Street Zoning requirements. . .
Please also see Section 2.2.1 for an analysis of an
alternative that is strictly compliant with the dimensional
guidelines of the Stuart Street District.
The Proponent intends to develop the four Project
Please provide a list of any potential tax relief Compgpents using private funds, but will explo.re th?
29.18 . possibility of local, state and/or federal public financing
for the project. . .
sources, where appropriate. Please refer to Section 1.9.4
for a discussion of possible public funding sources.
A li i hel 26, 201
How can we be assured that adequate public meetlng was held on September 26, 2016 to
L . present the Station Concourse Improvements and MBTA
coordination will take place between the - . . .
. . . . track-level ventilation project and to receive community
different agencies involved with the project? In . . .
. . . feedback. This same information was also presented to
29.19 particular, when will the public get an o
. . the CAC on October 6, 2016. Additionally, the Proponent
opportunity to review MassDOT plans for the . . .
. . notes that MassDOT has coordinated with BTD and will
MBTA station and the Mass Pike plans for the L I
Clarendon Street exit? be submitting an Interchange Modification Report (IMR)
) to the Federal Highway Authority (FHWA) in early 2017.
Yes, please refer to Chapter 6 for details on Project-
related environmental impacts and steps that will be
Will detailed, state-of-the art studies be ta!@n ’Fhrough deygﬂ and management to avoid,
. . minimize, and/or mitigate adverse effects.
conducted on wind, traffic, and shadow
29.20 . . Please refer to Chapter 4 for a summary of the
impacts in and around Copley Square that . . .
. . transportation and parking aspects of the Project,
include all of the requested points? . . e .
including proposed mitigation and improvements the
Project will make to help reduce the impacts to the
surrounding neighborhoods.
Will wind impacts be studied along Dartmouth
and Clarendon Streets to the river and on the . -
. A Please refer to Section 6.2 for a summary of the Project's
north side of Boylston Street? Will wind . S .
29.21 . . pedestrian level wind impacts. See Appendix I for a copy
impacts on Copley Square Park be studied, . .
. , of the full pedestrian wind report.
particularly where the Farmer's Markets place
tents and around the fountain?
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Comment No. | Comment Response to Comment
Will traffic impacts be studied to the river to Please refer to Section 4.3.1 and Figure 4.1, for a
29.22 the north, east to Arlington and west to Mass description of the intersections included in the Project
Ave, and into the South End as appropriate? study area, per BTD and MassDOT requests.
Will any shadow impacts on nationally Please refer to Section 6.3 for the Project's shadow
29.23 recognized historic buildings and public spaces | impacts. There is no impact to the courtyard of the BPL.
) be presented, including shadows on building Please refer to Section 8.3.2 for a summary of shadow
facades, including the BPL Courtyard facade? impacts on the fagades of area historic resources.
As discussed in Section 6.3, shadow impacts have been
. . - inimized to the extent ticable t id noticeabl
Will the developer study shaping the buildings m|n|m|z.e .O © exten prac? cable gav0| .no \ceable
. pedestrian impacts, and are in compliance with the
29.24 to completely eliminate new shadow on . . . —_
Copley Square? specific requirements of the Stuart Street Zoning District,
' including the 2-hour shadow limitation on Copley
Square.
. o I Please refer to Section 4.12 for details of the pedestrian
Will quantitative and qualitative analyses of . . . .
S . . impact analysis and to Section 3.5.1 for a detailed
29.25 pedestrian circulation to and from, in and L. . . .
. . description of strategies that will be implemented to
around the project be provided? . . .
ensure pedestrian priority. See also figures 3.8a-f.
Please refer to Section 4.12 for details of the pedestrian
29.26 Will the pedestrian analysis be correlated with | impact analysis and to Section 3.5.1 for a detailed
) the traffic analyses? description of strategies that will be implemented to
ensure pedestrian priority. See also figures 3.8a-f.
Please refer to Section 6.6.2 for the results of the
microscale air quality analysis and Sections 5.4.5 and
Will air quality, particularly at intersections and 6.6.3 for.the results of.the mes.o.scale air qual!ty analysis.
29.27 between streetlights be studied? Appendix H also provides additional supporting
9 ' documentation related to air quality. The Project will not
cause or contribute to an exceedance of the National
Ambient Air Quality Standards.
Will we be provided with data on the capacity Please refer to Section 4.10 for a detailed analysis of
29.28 of public transportation to handle all the existing, Future No-Build and Future Build transit
additional usage expected in the area? capacity.
Similarly, how about the capacity of public Please refer to Sections 7.2 through 7.5 for descriptions
29.29 utilities, water, sewer, and power as well as for | of existing utilities and proposed future connections. No
cable for to and wifi? capacity issues are anticipated.
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Comment No. | Comment Response to Comment
Please refer to Section 3.5.1 for a detailed description of
Will the CAC be invited to evaluate proposed the Project's public realm improvements, to Section 3.5.2
improvements for the public realm, such as for an analysis of sidewalk widths and to Figures 3.8a-f
29.30 . . . .
comfortable sidewalks and adequate outdoor | for public realm improvement plans. These elements will
spaces to serve the uses on the site? be discussed at a CAC meeting following the DEIR/DPIR
filing.
wil fie5|gn alternatives be discussed with the Please refer to section 4.10.2 for a description of the
public and the CAC for the 39 bus? Could one . . .
29.31 . Route 39 Bus terminus relocation, and to Figure 4.21 for
of these include the use of the space between 2 olan
the residential towers and Clarendon Street? pian.
Will information be provided on producing Please refer to Section 3.5.1 for a detailed description of
29.32 safe, on-grade street crossings to engage life the Project's pedestrian realm improvements, and to
: on the street, as appropriate in a vibrant urban | Figures 3.8a-f for pedestrian realm improvement plans.
environment? Please see also Figures 3.9a-b.
29.33 Wil addltlonal.lnformatlor? be prowo!ec! t© See Figures 3.5a-c for Project elevations.
show all elevations for residential buildings?
Can additional drawings be provided that
show the whole buildings from the Back Bay, . .
29.34 Dartmouth, and Clarendon Streets? The Eilezi:;zf;:? Figures 3.2a-m, Figures 3.6a-p, and
current drawing for the corner of Stuart and 9 =)
Dartmouth misses the top half of the building.
Can additional drawings be provided that
show the view corridor both ways on Please refer to Figures 3.2a-m, Figures 3.6a-p, and
29.35 . .
Dartmouth Street, where the Stuart Street Figures 8.2a-j.
Zoning requires a setback.
Can a proposal be gffered that includes all of The Project will provide a variety of new high-quality
the affordable housing on site and that . o ; . .
29.36 . . - housing opportunities in compliance with the applicable
includes the funds required from the 40 Trinity, . - .
as well? Inclusionary Development Policy of the City of Boston.
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Comment

Response to Comment

29.37

Will the public be engaged early in the process
on plans concerning the publically accessible
open space and the improvements to the Back
Bay station?

Please refer to Section 3.5.1 for a detailed description of
the Project's public realm improvements, to Section 3.5.2
for an analysis of sidewalk widths and to Figures 3.8a-f
for public realm improvement plans. See Section 1.7 for
details regarding the Proponent's outreach efforts with
various stakeholders including state and city officials,
community representatives and abutters. Please refer to
Section 1.1.1 and Appendix E for a detailed description of
the Station renovations. A public meeting was held on
September 26, 2016 to present the Station Concourse
Improvements and MBTA track-level ventilation project
and to receive community feedback. This same
information was also presented to the CAC on October 6,
2016.

29.38

Can you prepare a detailed list comparing the
project with Stuart Street zoning and Stuart
Street guidelines and offering a detailed
explanation of all requested zoning relief?

Although the Project will achieve zoning compliance
through a PDA amendment, as described in the BPDA
Scoping Determination, the Project is, in fact, "exemplary
in its strong adherence to the Stuart Street Design
Guidelines.” Please refer to Sections 3.3 and 3.4 for more
detail about the Project's responsiveness to the vision
and planning goals established in the Stuart Street
District, particularly the height and density guidelines.
Please also see Section 2.2.1 for an analysis of an
alternative that is strictly compliant with the dimensional
guidelines of the Stuart Street District.

29.39

Can you list any potential tax relief that might
be requested for the project?

The Proponent intends to develop the four Project
Components using private funds, but will explore the
possibility of local, state and/or federal public financing
sources, where appropriate. Please refer to Section 1.9.4
for a discussion of possible public funding sources.
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PNF Response to Comments

This chapter directly responds to BPDA Scoping Determination and public comment
letters received on the PNF. Table 11-1 lists all of the persons and entities submitting
comments on the PNF and Table 11-2 lists each of the substantive comments
received, by letter, providing a written response to each. Where appropriate,
reference is made to the corresponding section of the DEIR/DPIR for additional
information. A copy of the Scoping Determination is available in Appendix C. A copy
of each comment letter received by the BPDA during the public review period of the
PNF is included in Appendix N.

Table 11-1 Comment Letters Received
Letter No. Commenter
1 BPDA Scoping Determination
2 State Representatives (Byron Rushing, Aaron Michlewitz, Jay Livingstone) and Boston City
Councilors (Bill Linehan, Josh Zakim)
3 Boston City Councilor District 8 — Josh Zakim
4 Boston Department of Transportation
5 Boston Disability Commission
6 Boston Water and Sewer Commission
7 Boston Department of Public Works
8 Boston Planning and Development Agency — Katie Pedersen
9 Boston Planning and Development Agency — Tim Davis
10 Boston Groundwater Trust
11 LivableStreets Alliance
12 WalkBoston
13 Hill House, Inc.
14 Bay Village Neighborhood Association — Dr. P. MacKenzie Bok
15 Bay Village Neighborhood Association — Sarah Herlihy
16 Neighborhood Association of the Back Bay
17 Ellis South End Neighborhood Association
18 Ann Beha
19 Ann Hershfang
20 Anne Devereaux
21 Anne Swanson
22 Barry Solar

PNF Response to Comments
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23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40
41
42
43
44
45
46
47
48
49
50
51
52
53
54
55
56

Carla Nelson
Carol Card

Chris Hale
Deborah Hubert
Ed Tiffany

Elliot Guerrero

Elliott Laffer

Gerry Ives (Ives Architects)

Heyward Parker James

Jacquelin Yessian

John Corey

John Forbes-deWinter

Joseph Gertner

Kenneth Kruckemeyer

Lisa Newell

Lynn Foster
Martyn Roetter
Ned Flaherty

Nina Garfinkle
Pamela Humphrey
Pamela Humphrey
Paul Johnson
Paula Griswold
Shirley Kressel
Susan Gilmore
Susan Prindle
Tracy Pesanelli
William Clendaniel
Yan Medice

Yuri Ostrovsky
Robert Timmerman

Arts Boston

Boston Planning and Development Agency (BPDA) Urban Design — David Carlson

Interagency Green Building Committee
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Table 11-2 Responses to the PNF Comments

Comment No. Comment

Response to Comment

Letter 1 BPDA Scoping Determination

An updated listing of all anticipated
permits or approvals required from other
1.1 municipal state or federal agencies,
including a proposed application schedule
shall be included in the DPIR.

Please refer to Table 1.3 in Section 1.6.4. for a list of
required permits and approvals, and to Section 1.4.8 for
an anticipated application schedule.

A statement on the applicability of the
Massachusetts Environmental Policy Act
(MEPA) should be provided. If the
Proposed Project is subject to MEP A, all
required documentation should be

1.2 provided to the BRA including, but not
limited to, a copy of the Environmental
Notification Form, decisions of the
secretary of Environmental Affairs, and the
proposed schedule for coordination with
BRA procedure.

Please refer to Section 1.6.3 for a summary of the
applicability of MEPA. The ENF was previously provided
during the PNF comment period. The Secretary's
Certificate is attached as Appendix B. It is anticipated
that the Article 80 and MEPA reviews will proceed
concurrently.

The following overarching considerations
inform the Boston Transportation
Department's (BTD) review of the project:

All approved projects in the Stuart Street corridor have
been included in the analyses as per BPDA, BTD and
other agency direction. The Proponent has coordinated
the Project's Stuart Street alignment and proposed
improvements with the adjacent approved Copley

by the ramp closure alternative.

1.3 * Need for coordination with development | Tower and 40 Trinity projects and has coordinated with
projects proposed in the Stuart Street the commitments and improvements documented in
corridor which are in varying stages of their respective TAPAs. Please refer to Chapter 4 for
design and construction. more detail and see Figures 3.8a-f for public realm

plans.
Please refer to Sections 4.4 and 4.6 for discussion and
analysis of the estimated traffic impact associated with

14 « Traffic impacts on local streets generated | the On-Ramp closure alternative. It should be noted

that MassDOT is performing a separate analysis, an
Interchange Modification Report (IMR), which further
evaluates the ramp closure over a 20 year time horizon.

« Recognition of excellent transit-access to
1.5 the site and consideration of "shared"
traveling options.

Please refer to Section 4.3.2 for discussion of the
excellent transit services at the Site, to Section 4.5.4 for
the resulting mode share and to Section 4.10 for the
complete transit analysis.
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Comment No.

Comment

Response to Comment

» The creation of a public realm that is

Please refer to Section 3.5 for a detailed description of
the Project's public realm improvements and to Figures

required to conduct a quantitative (wind
tunnel) analysis for both existing (no-build)
and build conditions.

1.6 frllendly for people walking or riding 3.8a-f for public realm improvement plans and Figures
bicycles. ) . .
3.9a-b for site access and circulation plans.
BTD recommend the DPIR includes:
The Proponent has and will continue to coordinate with
* A proposal to work with an inter-agency MassDOT and BTD on the potential On-Ramp closure.
group, including BTD and MassDOT, to Please refer to Sections 4.4 and 4.6 for discussion and
17 conduct a detailed "ramp alternatives” analysis of the estimated traffic impact associated with
) study. In addition to traffic analysis the the On-Ramp closure alternative. It should be noted
study should include a conceptual that MassDOT is performing a separate analysis, an
constructability analysis, given the need to | Interchange Modification Report (IMR), which further
keep I-90 open and that the project will be | evaluates the ramp closure over a 20 year time horizon.
phased.
Please refer to Chapter 4, Transportation and Parking
« An analysis of the impacts of traffic for‘dlscu55|on anQ analy_?ls of cgrrent and fgture .
. . estimated No-Build traffic conditions associated with
generated from other proposed projects in . .
1.8 . . . the On-Ramp closure. All approved projects in the
the Stuart Street corridor if the on-ramp is . . .
closed Stuart Street corridor have been included in the
' analyses as per BPDA, MDOT, and other agency
direction.
« A public realm plan for Trinity Place and
St. James Avenue (between Clarendon and
Dartmouth Streets) that shows how
pedestrian flow, on-street parking, shuttle . .
1.9 and tour bus parking. hotel pick-up dron- Please refer to Figure 4.24 for this plan. The Proponent
’ P 9 P p drop looks forward to discussing this further with BTD.
off, and Copley Square event-staging can
be managed with the expected additional
traffic generated by the Garage West
Alternative Scheme.
The Proponent has stated that Proposed
Project will four buildings, the tallest of
which be approximately 388 feet in height Please refer to Section 6.2 for a summary of the
1.10 and accordingly the Proponent shall be Project's pedestrian level wind impacts. See Appendix I

for a copy of the full pedestrian wind report.
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Comment No.

Comment

Response to Comment

111

The analysis shall determine potential
pedestrian level winds adjacent to and in
the vicinity of the Proposed Project site
and shall identify any areas where wind
velocities are expected to exceed
acceptable levels, including the Boston
Redevelopment Authority's guideline of an
effective gust velocity of 31 miles per hour
(mph) not to be exceeded more than 1% of
the time. The analysis also shall determine
the suitability of particular locations for
various activities (e.g., walking, sitting,
eating, etc.) as appropriate.

Please refer to Section 6.2 for a summary of the
Project's pedestrian level wind impacts. See Appendix I
for a copy of the full pedestrian wind report.

112

The Proponent shall be required to pay
particular attention to public and other
areas of pedestrian use, including, but not
limited to, entrances to the Proposed
Project and adjacent buildings, sidewalks
adjacent to and in the vicinity of the
Proposed Project buildings as well as
parks, including but not limited to the
Copley Squai-e, the Southwest Corridor
Park and Frieda Garcia Park, plazas and
other open spaces and pedestrian areas
near the Proposed Project. The Proponent
shall be cognizant of the planning
objectives emphasized in the Stuart Street
Zoning District and in particular, in
designing the buildings to be sensitive to
the wind and shadow impacts on sidewalks
and nearby public open spaces

Please refer to Section 6.2 for a summary of the
Project's pedestrian level wind impacts and to
Appendix I for a copy of the full pedestrian wind report.
Please refer to Section 6.3 for shadow impacts on
adjacent public spaces. See also Section 8.3.2 for a
shadow analysis on area historic resources.

113

Wind speeds shall be measured in miles
per hour and for areas where wind speeds
are projected to be dangerous or to
exceed acceptable levels, measures to
reduce wind speeds and to mitigate
potential adverse impact(s) shall be
identified and, if appropriate, tested.

Please refer to Section 6.2 for a summary of the
Project's pedestrian level wind impacts. See Appendix I
for a copy of the full pedestrian wind report.
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Comment No.

Comment

Response to Comment

With regard to the Back Bay I South End
Gateway project, this significant project will
have impacts to open space in an area of
the City already challenged by high density
and limited open space resources. BPRD

The Project includes the creation of a new 11,000
square foot public plaza with the delivery of the Station
East Parcel and the upgrading of the existing open
space on Dartmouth Street with the delivery of the

1.14 respectfully requests the consideration of a | Station West Parcel. Please refer to Section 1.5 of the
community contribution to mitigate DEIR/DPIR for a summary of the Project benefits to the
impacts to open space in the public realm, as well as Section 3.5.1 for the specific
neighborhood, such as capital description of the pedestrian realm improvements to
improvements or maintenance for Copley be delivered with the Project.

Square.

Moreover, the Proposed Project should

meet the 'performance standard' of

generally having the same or a lesser

degree of environmental impacts than

either the full' as-of-right' build-out or

existing conditions, whichever are most Please refer to Chapter 6, Environmental Protection of
impactful. That is to say, criteria such as the DEIR/DPIR, which provides details on the Project-

1.15 daylight, shadows, and wind should be at related environmental improvements and impacts as
least neutral or improved on average, well as mitigation measures that will be taken to avoid,
recognizing that some elements or points minimize, and/or mitigate adverse effects.
may be worse, but proving that the whole
is better as a Project. We will expect in fact
that mitigations or positive urban benefits
will result from this Project and in balance
far outweigh any negative impact.

Specific shadow and wind investigations

will be requested - a separate category in

this scoping - to determine what the

impacts are regarding Copley Square and

the Southwest Corridor Park, among Please refer to Section 6.2 for a summary of the
others. We will expect that the Proposed Project's pedestrian level wind impacts and to

1.16 Project as represented in the DPIR will have | Appendix I for a copy of the full pedestrian wind report.

taken into account any necessary
mitigating factors, for scenarios with
densities and heights beyond those
alternatives, discovered as a result of
environmental and other studies by the
Proponent.

Please refer to Section 6.3 for shadow impacts on
adjacent public spaces.
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Comment No.

Comment

Response to Comment

DPIR design alternatives or development
should bring a high degree of innovation
and achieve LEED Gold at a minimum,
preferably Platinum. This Project should set
the bar very high for projects in the Stuart

Please refer to Chapter 5 for a complete discussion on
sustainable and resiliency strategies for the Project. See
also Section 5.3.3 for LEED checklists and detailed
narratives for each parcel. While currently at a
conceptual design level, the Project expects the Garage

days after the receipt of the DPIR by the
BRA. Therefore, public comments shall be
transmitted to the BRA within seventy five
(75) days of the publication of this Public
Notice. Sample forms of the Public Notice
are attached as Appendix D.

1.17 . West Parcel to achieve Gold certification and the
Street Study Area, and incorporate bold - . . e
. . . remaining parcels to achieve Silver certification at a
energy, recycling, daylight/ quality of . . . . .

. . minimum. The Proponent is committed to improving
environment, green roofs and plantings, e . ;
. . . those certification levels wherever possible. The Project
innovative connections to the water, and . . . . o
transportation initiatives will comply with Article 37 requirements by committing

P ' to certifying each parcel with the USGBC.
Before GCOD zoning approval can be put
in place, the proponent must provide the
Authori heT | . . o
ut orlty' and the . rust a ejcter stamped by Please refer to Section 7.4.3 for a detailed description
a professional engineer registered in S . . S
. of the Project's intended compliance with the City's
Massachusetts that details how each of the . -
1.18 . . . Groundwater Conservation Overlay District. An
four parcels will accomplish what s stated engineering certification will be submitted at the
in the PNF and meets the GCOD 9 . 9 .
. L appropriate time.
requirement for no reduction in
groundwater levels on site or on adjoining
lots.
Based on the square footage and uses
outlined in the Project Notification Form,
he P Proj ill j
the roposed rOJect. will be subject to and Comment noted. Please refer to Table 1-1 for a
be required to enter into a Development .
. " . . summary of the development program and to Section
1.19 Impact Project ("DIP or Linkage") . . .
. . 1.5 for a summary of the public benefits provided by
agreement assuming the proposed project .
. . . . the Project.
requires zoning relief. A full analysis of
square footage and uses should be
submitted in the DPIR.
The Proponent will be responsible for
preparing and publishing in one more
newspapers of general circulation in the
City of Boston a Public Notice of the
submission: of the DPIR to the BRA as
required by Section 80A-2. This Public The Proponent will publish a public notice in one or
1.20 Notice shall be published within five (5) more newspapers within 5 days of submission of the

DPIR per Article 80A-2.
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Comment No.

Comment

Response to Comment

Following publication of the Public Notice,
the Proponent shall submit to the BRA a

The Proponent will submit a copy of the public notice

1.21 . . .
copy of the published Public Notice to the BPDA.
together with the date of publication.
State Representatives (Byron Rushing, Aaron Michlewitz, Jay Livingstone) and Boston City
Letter 2 . S q
Councilors (Bill Linehan, Josh Zakim)
As you know the station renovation and
ventilation repair are not part of the
Boston Redevelopment Authority's CAC The Proponent thanks you for your support. A public
process. We want to thank you for a .
. meeting was held on September 26, 2016 to present
agreeing to have the Massachusetts .
21 . .| the Station Concourse Improvements and MBTA track-
Department of Transportation lead a public o . . .
. level ventilation project and to receive community
process for the Back Bay Station feedback
redevelopment for both the interior station ’
redesign and the repair of the ventilation
system.
Boston Properties has begun the design
process for the station renovation. The
deslgns presente.d are a thogghtful startto The Proponent appreciates your support. Please refer
reviving the architecturally significant . . .
. . . . to Section 1.1.1 and Appendix E for a detailed
station. These designs will be improved L . . .
. . . description of the Station renovations. A public
with the input of the main users of the .
2.2 . . meeting was held on September 26, 2016 to present
station, the daily commuters and the .
L . the Station Concourse Improvements and MBTA track-
station's neighbors. Furthermore, many o . . .
. . . level ventilation project and to receive community
residents in the neighborhood had been feedback
involved with the 1987 development of the '
station, and have much to add to the
design process.
As we understand it, the ventilation repair
design has not yet begun. It would be best | Please refer to Section 1.1.1 and Appendix E for a
to engage with the community before detailed description of the Station renovations. A public
23 embarking on the design process. The meeting was held on September 26, 2016 to present

adjacent neighborhoods -especially those
who live along the Southwest Corridor Park
-- will be directly affected by
environmental impacts of the project.

the Station Concourse Improvements and MBTA track-
level ventilation project and to receive community
feedback.
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Letter 3 Boston City Councilor District 8 — Josh Zakim
I want to begin by saying that Boston
Properties has done a good job of
recognizing the importance of Back Bay
Station as an entry point into the city, and
as a connector of historic neighborhoods.
Their design reflects a desire to treat the
station as the important transportation hub .
3.1 I‘ . 'mp P . I ! The Proponent appreciates your support.
that it is, and as a space for potential
growth in our city. They have taken
positive preliminary steps to address some
of the management and safety concerns
that have been an issue at the station up
until now, and are moving forward with
cosmetic changes that are much needed.
My primary concern about this proposal is
that it falls in the center of several large . _
. . Please refer to Section 1.4.8 for a description of the
projects that are either underway or slated . . . .
o Project phases and an evaluation of phasing scenarios.
to begin in the very near future. These . .
. Please refer to Chapter 6 for a detailed analysis of
developments will have tremendous . ) . .
. . Project-related environmental impacts. The Project has
impacts on the neighborhood, both . .
3.2 . . included all other approved Stuart Street corridor
immediately and several years down the . S . .
. : o . projects in its traffic, transportation and other
line. There will be significant repercussions . . S .
i environmental impact studies, in an effort to provide
for the neighborhood from the . S .
. the public a holistic view of development in the
construction, and I want to make sure that -
L corridor.
proper steps are taken to minimize the
effects on current residents.
...the sum of all of this development in the | The Project has included all other approved Stuart
area will significantly change the flow of Street corridor projects in its traffic, transportation and
traffic, increase pedestrian movement, and other environmental impact studies, in an effort to
impact the capacity of the MBTA. Boston provide the public a holistic view of development in the
Properties has touched on how the Back corridor. Please refer to Chapters 4 and 6 for a
33 Bay/South End Gateway project will complete analysis. In addition, the Project team has

contribute to these factors, but I would like
to see it addressed from a more holistic
perspective, examining this project in the
context of all the others in the surrounding
area.

been closely coordinating with the 40 Trinity and
Copley Tower projects and has included their
streetscape improvement plans and TAPA
commitments as future existing conditions for the
Project.
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As the Back Bay Station renovation moves
forward, I also want to make sure that
Boston Properties addresses concerns with
respect to wind and shadow studies, and

Please refer to Section 6.2 for a summary of the
Project's pedestrian-level wind impacts, to Section 6.3

34 how they impact Copley Square and the for a plan view of shadow impacts, including on
front of the Public Library. These are two adjacent public spaces, and to Section 8.3.2 for a
issues that my office hears about regularly, | shadow impact analysis on area historic resources.
and I think the neighbors would appreciate
more in-depth analysis.
Letter 4 Boston Department of Transportation
All approved projects in the Stuart Street corridor have
The following overarching considerations been included in the analyses as per BPDA, BTD and
inform the Boston Transportation other agency direction. The Proponent has coordinated
Department's (BTD) review of the project: the Project's Stuart Street alignment and proposed
41 improvements with the adjacent approved Copley
) * Need for coordination with development | Tower and 40 Trinity projects and has coordinated with
projects proposed in the Stuart Street the commitments and improvements documented in
corridor which are in varying stages of their respective TAPAs. Please refer to Chapter 4 for
design and construction. more detail and see Figures 3.8a-f for public realm
plans.
Please refer to Sections 4.4 and 4.6 for discussion and
analysis of the estimated traffic impact associated with
4.2 « Traffic impacts on local streets generated | the On-Ramp closure alternative. It should be noted
) by the ramp closure alternative. that MassDOT is performing a separate analysis, an
Interchange Modification Report (IMR), which further
evaluates the ramp closure over a 20 year time horizon.
. . Please refer to Section 4.3.2 for discussion of the
« Recognition of excellent transit-access to . . . )
. . . i . excellent transit services at the Site, to Section 4.5.4 for
4.3 the site and consideration of "shared . .
. . the resulting mode share and to Section 4.10 for the
traveling options. . .
complete transit analysis.
. . . Please refer to Section 3.5 for a detailed description of
« The creation of a public realm that is . . . .
. . - the Project's public realm improvements and to Figures
4.4 friendly for people walking or riding

bicycles.

3.8a-f for public realm improvement plans and Figures
3.9a-b for site access and circulation plans.
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BTD recommends that the DPIR includes:

« A proposal to work with an inter-agency
group, including BTD and MassDOT, to
conduct a detailed "ramp alternatives”

Please refer to Sections 4.4 and 4.6 for discussion and
analysis of the estimated traffic impact associated with
the On-Ramp closure alternative. It should be noted
that MassDOT is performing a separate analysis, an

Airport service.

4.5 study. In addition to traffic analysis the Interchange Modification Report (IMR), which further
study should include a conceptual evaluates the ramp closure over a 20 year time horizon.
constructability analysis, given the need to | The Proponent has and will continue to coordinate with
keep 1-90 open and that the project will be | MassDOT and BTD on the potential On-Ramp closure.
phased.

Please refer to Chapter 4, Transportation and Parking
« An analysis of the impacts of traffic for‘dlscu55|on anQ analy_?ls of cgrrent and fgture .
. . estimated No-Build traffic conditions associated with
generated from other proposed projects in . .
4.6 the Stuart Street corridor if the on-ram is the On-Ramp closure. All approved projects in the
closed P Stuart Street corridor have been included in the
' analyses as per BPDA, MDOT, and other agency
direction.
« A public realm plan for Trinity Place and
St. James Avenue {between Clarendon and
Dartmouth Streets) that shows how
pedestrian flow, on-street parking, shuttle . , .
47 and tour bus parking. hotel pickup drop- Please refer to Figure 4.24' for this plan. The Proponent
) b 9 pickup drop looks forward to discussing this further with BTD.
off, and Copley Square event-staging can
be managed with the expected additional
traffic generated by the Garage West
Alternative Scheme.
BTD recommends that the DPIR includes:
« Analysis of the i f additional . . .
nawysis o the impact o addltlgna Please refer to Section 4.10.1 for a detailed analysis of
transit trips generated by the project on . . L .
- . . - the impact of Project-generated transit trips relative to
Orange Line capacity relative to anticipated .. . . .
4.8 . . . the anticipated improvement in Orange Line headways
improvements in headways for the line. . .
. . and to Section 4.10.4 for an analysis of platform
The analysis should include passenger- occupanc
related platform occupancy and ingress I pancy:
egress load factors.
An analysis of the proposed relocation of
the Route 39 bus terminus. How will Please refer to Section 4.10.2 for a description of the

49 transfers to the Orange Line be impacted? Route 39 Bus terminus relocation, and to Figure 4.21
Where will Route 39 buses be staged to for a plan.
accommodate schedule adjustments?

« A proposal to directly connect building Please refer to Section 4.8.1 which included a
4.10 tenants with Massport's Back Bay- Logan discussion of connections with Massport's Back Bay

Logan Airport Service.
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The proponent should develop a new
section in the DPIR that details their
strategy to:

Please refer to Section 4.9 for a discussion on current

411 and future parking utilization
« Increase the provision of garage parking P 9 )
spaces for car-share service providers such
as Zip Car.
The Project proposes a new Hubway station on
. Clarendon Street with the development of the Station
« Increase the number of bike-share .
. . East Parcel. Please refer to Section 4.11 for a complete
4.12 Hubway stations, locating new docks along . . - .
Clarendon and Stuart Streets discussion of the Project's proposed bicycle
' accommodations and to Figure 4.22 for the proposed
bicycle parking plan.
« Install an independent sheltered, secure Please refer to Section 4.11 for a complete discussion
4.13 and managed bike-parking facility for at of the Project's proposed bicycle accommodations and
least 350 bicycles. to Figure 4.22 for the proposed bicycle parking plan.
* Provide dedicated pick-up/ drop-off
414 space for taxis, shuttles, and Transportation | Please refer to section 3.5.3 for a discussion of On-
) Network Companies {TNCs) such as Uber Street Parking/Curb-Side uses, and to Figures 4.18a-b.
and Lyft.
"Inst.all trans.lt screens thafc prgylde real- Please refer to Section 4.13.2 which discusses the
time information on the availability of the , . o . R
4.15 . . Proponent's commitment to provide "transit screens" at
full spectrum of transportation options . . . o .
o . new office and residential lobbies in the Project.
servicing the buildings.
To add to the proposed features the DPIR
should include:
« Details on the width of the pedestrian Please refgr tc'> Sectlgn 351 for a detailed descrlptlgn
. of the Project's public realm improvements, to Section
4.16 zone on crosswalks around the site. A . . : .
- . . 3.5.2 for an analysis of sidewalk widths and to Figures
minimum unobstructed width of 12 feet is 3.83-f for bublic realm improvement plans
preferred. Note that this width is in ’ P P plans.
addition to the width of furniture and
frontage zones.
« A design for a continuous sidewalk along
| .N hat th . . _
Farendon Street. Note that the garagg Please refer to Section 3.5.1 for a detailed description
Ingress/egress curb cuts and the pull-in to of the Project's public realm improvements, to Section
4.17 the Back Bay Station should be designed to ) P P '

allow pedestrians on Clarendon Street to
be able to continue walking safely without
any diversions.

3.5.2 for an analysis of sidewalk widths and to Figures
3.8a-f for public realm improvement plans.
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« Designs improving pedestrian access to

Please refer to Section 3.5.1 for a detailed description
of the Project's public realm improvements, to Section

41 h Fri ia Park . . . .
8 Stanhope _Street and Frieda Garcia Par 3.5.2 for an analysis of sidewalk widths and to Figures
from the site. . .
3.8a-f for public realm improvement plans.
» Detailed configuration of the Columbus
Avenue - Clarendon Street intersection to Please refer to Section 3.5.1 for a detailed description
419 provide safer and more comfortable of the Project's public realm improvements, to Section
) pedestrian crossings particularly for the 3.5.2 for an analysis of sidewalk widths and to Figures
pedestrian desire line to Back Bay Station 3.8a-f for public realm improvement plans.
from the South End and Bay Village.
The Proponent has coordinated the Project's Stuart
Street alignment and proposed improvements with the
« A proposal to work on a joint Stuart adjacent approved Copley Tower and 40 Trinity
4.20 Street streetscape plan with the other projects and has coordinated with the commitments
developers in the corridor. and improvements documented in their respective
TAPAs. Please refer to Figures 3.8a-f for public realm
plans.
The DPIR should include details on the
following:
Please refer to Section 4.9 for a discussion on current
4.21 . . e
* 5% of the total number of parking spaces | and future parking utilization.
should be fitted for electric vehicle
charging
4.22 « Spaces set aside for car-share and Please refer to Section 4.9 for a discussion on current
) vanpools should be located conveniently. and future parking utilization.
" Transit ar)d Hubyvay pass subsidies These commitments will be documented in one or
should be institutionalized so that future . .
4.23 . more TAPA agreements with BTD and will encumber
managers of the development sites are . .
. . any potential successor or assign of the Proponent.
aware of their commitments.
* Details on the expected turnover or Please refer to Section 4.9.4 for a discussion of parking
4.24 utilization of parking spaces on an average | occupancy and a comparison of existing and future
day compared to garage utilization today. parking space turnover.
Please refer to Section 4.9 for a discussion of parking
o . . supply for office, retail and residential components of
D t fh k ly will . .
4.25 escription o7 now parking sUpply Wi the Project. The parking supply for each phase of the

vary as each phase of the project is built.

Project will be based on the corresponding uses in the
building associated with each phase.
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[In addition] the DPIR should include a
strategy of how urban packages delivery,
which has seen a huge increase in small

Please refer to Section 4.8.2 for discussion on urban
package delivery accommodations. At this time the

4.26 truck trips, will be accommodated. Will . . .
L Project does not anticipate any local pick-up
companies like Amazon or grocery stores N "
. . . " warehouses" in the development.

be locating local pick-up "warehouses" in

the development?

The DPIR should include a description of

how: Refer to Section 4.13.4 and 6.10 for discussion on

construction mitigation strategies. These will be further

4.27 . . . ) ; . .

» The construction of the project will be refined when Project timing and phasing are known

coordinated with the other proposed with more certainty.

projects in the surrounding area.

Analysis performed in the DPIR will lead to

a Transportation Access Plan Agreement

(TAPA) for the Gateway Project, which will

codify the project's transportation-related The Proponent will enter into one or more TAPAs for
4.28 elements, including mitigation items. It is each Project Component as required in advance of

expected that the proponents will enter a receiving a building permit. Please refer to Section

project wide TAPA that sets an overall 4.13.5 for more detail.

framework and individual TAPAs for

developments on each parcel as and when

they are phased in.

The proponents need to submit an

engineered site plan within the context of

the surrounding roadways at 1:20 scale

depicting:

- Vehicular Access and Circulation

- Parking Layout and Circulation

- Pedestrian Access and Circulation

- Bicycle Access and Circulation

- Shuttle/Van Pool Pickup and Drop-off- | Comment noted. The Proponent will submit an
4.29 Transit Stops and Connections engineered site plan to BTD at the appropriate moment

- Parking Spaces for Car Sharing services
- Electric Vehicle Charging Stations

- Service and Loading*

- Roadways and Sidewalks

- Building Layout

- Bicycle Parking Locations and Types
(covered, indoor, bike share, etc.)

* Trash compactors/dumpsters need to be
depicted as well.

as the Project's design progresses and before receiving
a building permit.
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Letter 5 Boston Disability Commission

Since the proposed project is planned to
be a vibrant destination area with multiple
uses, including retail, commercial, housing
and as a major transportation access point,
I would like to encourage a scheme that
allows full and equal participation of

5.1 persons with disabilities through ideal
design which meets as well as exceeds
compliance with accessibility building code
requirements. It is crucial that the site
layout, buildings, open spaces, parking,
and circulation routes be developed with
access in mind.

Accessibility is a major design consideration in the
Project. Please refer to Sections 3.1 and 3.5.5 and to
Appendix J for specific details of the pedestrian
accessibility improvements proposed by the Project.

Please refer to Section 3.5.5. It is anticipated that 5% of
We would like to request more information | the units in the Garage East Parcel and Station East

5.2 on accessible units within the Project, Parcel residential buildings will be designed to be
: including details about the amount, accessible, in compliance with 521 CMR. The location of
location, types and floor plans. units and floor plans have not yet been determined at
this early stage of design.
5.3 Will any of the accessible unit be deemed Yes, it is anticipated that some of the accessible units
) affordable? If not, please explain. will be affordable.
Will the inclusionary Development The Project will provide a variety of new high-quality
5.4 Program residential units be provided on- housing opportunities in compliance with the
) site? If not, please indicate the location of applicable Inclusionary Development Policy of the City
the off-site IDP units. of Boston.
Please refer to Section 3.5.1 for a detailed description
Please provide more details on the of the Project's public realm improvements and to
proposed accessible drop-off area, Figures 3.8a-f for public realm improvement plans. As
5.5 including details on proposed layouts, described in Section 3.5.5, the Project will significantly
widths, slopes, materials, areas of improve accessibility around the Project Site. Please
replacement or existing-to-remain. also refer to the Accessibility checklist and plans
provided in Appendix J.
How many accessible parking spaces will
5.6 be provided in the remaining portion of Please refer to Section 4.9 for a discussion on current
) the Garage? Please provide details on and future parking utilization.

location and accessible route.
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Is there a difference in allocation of
parking in terms of visitor, residential, retail

Please refer to Section 4.9 for a discussion on current

5.7 and commercial {office) parking spaces? If | and future parking utilization. Please also refer to the
so, please explain and provide details on Accessibility checklist and plans provided in Appendix J.
amount, location and accessible route.

5.8 Are roof deck entrances from the All thresholds within residential dwelling units will be

) residential units flush to grade? designed to be MAAB compliant.
. The P i . Pl f
We support the proposed improvements © rgponent appreaate's your suppgrt ease reter
. to Section 3.5.1 for a detailed description of the
to the running slopes at the Dartmouth . . . .
. . Project's public realm improvements and to Figures
Street/Stuart Street intersection and . .
. . 3.8a-f for public realm improvement plans. As
5.9 westerly-side of Clarendon Street, which . . . . e g
. . described in Section 3.5.5, the Project will significantly
would provide these heavily travelled . o . .
. improve accessibility around the Project Site. Please
portions of the Back Bay/South End more - .
. I also refer to the Accessibility checklist and plans
accessibility to persons of all abilities. . . .
provided in Appendix J.
We support widening the sidewalks as Please refer to Section 3.5.2 for an analysis of sidewalk

5.10 much as possible if sidewalk cafes are likely | widths and to Figures 3.8a-f for public realm

to be proposed in the future. improvement plans.
Please confirm that the proposed realigned
crosswalk through Dartmogth S’Freet .to The crosswalk will be designed to be accessible,

5.11 Copley Place will be accessibly signalized including its sianalization
with Accessible Pedestrian Signal (APS) 9 9 )
devices.

Please confirm that reconstructed
pedestn?n ramps will feature yellow . Reconstructed pedestrian ramps will be designed to
5.12 composite tactile warning panels cast in meet Citv standards
concrete, per City of Boston Complete y ’
Street Standards.
513 What is the timeline for the improvements | Please refer to Section 1.4.8 for a description of the
) proposed within the Project Scope? Project phases and an evaluation of phasing scenarios.
Please refer to Section 1.4.8 for a description of the
What is the timeline for the separate Project phases and an evaluation of phasing scenarios.
5.14 Dartmouth Street Station Entrance Project Please also refer to Section 3.5.1 for a description of

and the associated proposed hardscape
and streetscape improvements?

public realm improvements by Project Component and
to Figures 3.8a-f for public realm improvement plans by
Project Component.
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Do you anticipate any portion of the
Project going through the Public

Yes, please refer to Table 1.3 in Section 1.6.4. for a

5.15 - . .
Improvement Commission? If so, please summary of anticipated permits and approvals.
identify and provide details.
Accessibility extends past compliance
through building code requirements. For
example, by providing employment
opportunities and an ove'ra‘ll sc'heme that Accessibility is a major design consideration in the
allows full and equal participation of . . . .
e Project. The Proponent is open to discussing other
5.16 persons with disabilities, makes the . L .
. strategies related to participation of persons with
development an asset to the surrounding L
. - disabilities.
community. What opportunities (ex.
employment, community support, social)
will the development provide for persons
with disabilities?
Wayfinding throughout the Project Site will be
Do you have a Wayfinding Package to incorporated as the Project's design progresses with
5.17 better understand wayfinding strategies the goal of being accessible and legible. Please refer to
within the scope of the proposed project? Appendix E for details on wayfinding for the separate
Station Concourse Improvements Project.
Do you anticipate filing for any variances Please refer to Table 1.3 in Section 1.6.4 for a summary
5.18 with the Massachusetts Architectural of anticipated permits and approvals. The Project is too
) Access Board? If so, please identify and early in its design to list specific MAAB variances that
explain. may be sought at this time.
The Mayor's Commission for Persons with
Disabilities supports barrier-free design
and construction in all buildings
throughout Boston, including renovation
projects as well as new structures. We work
ith City d tments and devel t S . . . L
W 'ty departments and developers o Accessibility is a major design consideration in the
ensure compliance with local, state, and . h
. . . Project. Please refer to Sections 3.1 and 3.5.5 and to
federal building codes including Boston Appendix J for specific details of the pedestrian
5.19 Complete Streets, Massachusetts bp P P

Architectural Access Board (MGL, 521 CMR)
and the Americans with Disabilities Act
(ADAAG, 28 CFR). Designing or
constructing structures that are non-
compliant with these requirements is a
violation of the law unless it can be
demonstrated that it would be structurally
infeasible to do so.

accessibility improvements proposed by the Project.
The Proponent intends to comply with all applicable
codes as required.
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Letter 6

Boston Water and Sewer Commission

6.1

Prior to demolition of any buildings, all
water, sewer and storm drain connections
to the buildings must be cut and capped at
the main pipe in accordance with the
Commission's requirements. The
proponent must then complete a
Termination Verification Approval Form for
a Demolition Permit, available from the
Commission and submit the completed
form to the City of Boston's inspectional
Services Department before a demolition
permit will be issued.

Noted, please refer to Section 7.1 for more details
related to the Project's Site Plan Approval process
which will be coordinated with BWSC for each Project
Component prior to construction commencement.

6.2

All new or relocated water mains, sewers
and storm drains must be designed and
constructed at BP Hancock LLC's expense.
They must be designed and constructed in
conformance with the Commission's
design standards, Water Distribution
System and Sewer Use Regulations, and
Requirements for Site Plans.

Noted, please refer to Section 7.1 for more details
related to the Project's Site Plan Approval process
which will be coordinated with BWSC for each Project
Component prior to construction commencement.

6.3

To assure compliance with the
Commission's requirements, the proponent
must submit a site plan and a General
Service Application to the Commission's
Engineering Customer Service Department
for review and approval when the design
of the new water and wastewater systems
and the proposed service connections to
those systems are 50 percent complete.
The site plan should include the locations
of new, relocated and existing water mains,
sewers and drains which serve the site,
proposed service connections as well as
water meter locations.

Noted, please refer to Section 7.1 for more details
related to the Project's Site Plan Approval process
which will be coordinated with BWSC for each Project
Component prior to construction commencement.

6.4

The Commission supports the policy, and
will require proponent to develop a
consistent inflow reduction plan. The 4: 1
requirement should be addressed at least
90 days prior to activation of water service
and will be based on the estimated sewage
generation provided on the project site
plan.

As described in Section 7.5.4, the Proponent will
comply with this requirement and develop an I/
mitigation plan in coordination with BWSC.
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6.5

The proponent must develop a
maintenance plan for the proposed green
infrastructure.

Please refer to Section 7.4 for a discussion of the
Project's stormwater management and groundwater
recharge plans and compliance with MassDEP
Stormwater Management Standards. An Operations
and Maintenance Plan (O&M Plan), including long-term
BMP operation requirements, will be prepared for the
Project to ensure proper maintenance and functioning
of the proposed stormwater management system.

6.6

A copy of the description and any related
site plans must be provided to the
Commission's Engineering Customer
Service Department for review before
masonry repair and cleaning commences.
BP Hancock LLC is advised that the
Commission may impose additional
conditions and requirements before
permitting the discharge of the treated
wash water to enter the sewer or drainage
system.

Noted, please refer to Section 7.1 for more details
related to the Project's Site Plan Approval process
which will be coordinated with BWSC for each Project
Component prior to construction commencement.

6.7

BP Hancock LLC should be aware that the
US Environmental Protection Agency
issued the Remediation General Permit
(RGP) for Groundwater Remediation,
Contaminated Construction Dewatering,
and Miscellaneous Surface Water
Discharges. If groundwater contaminated
with petroleum products, for example, is
encountered, BP Hancock LLC will be
required to apply for a RGP to cover these
discharges.

Noted. Please refer to Section 6.10.2.

6.8

The project sites are located within
Boston's Groundwater Conservation
Overlay District (GCOD). The district is
intended to promote the restoration of
groundwater and reduce the impact of
surface runoff. Projects constructed within
the GCOD are required to include
provisions for retaining storm water and
directing the storm water to the
groundwater table for recharge.

Please refer to Section 7.4.3 for a detailed description
of the Project's intended compliance with the City's
Groundwater Conservation Overlay District.
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6.9

BP Hancock LLC is advised that the
Commission will not allow buildings to be
constructed over any of its water lines.
Also, any plans to build over Commission
sewer facilities are subject to review and
approval by the Commission. The project
must be designed so that access, including
vehicular access, to the Commission'’s
water and sewer lines for the purpose of
operation and maintenance is not
inhibited.

Noted. Please refer to Section 7.4.1 and 7.5.1 for a
description of existing water, sewer and storm drain
systems serving the Project Site.

6.10

It is BP Hancock LLC's responsibility to
evaluate the capacity of the water, sewer
and storm drain systems serving the
project site to determine if the systems are
adequate to meet future project demands.
With the site plan, BP Hancock LLC must
include a detailed capacity analysis for the
water, sewer and storm drain systems
serving the project site, as well as an
analysis of the impacts the proposed
project will have on the Commission's
water, sewer and storm drainage systems.

Noted, please refer to Section 7.4.1 and 7.5.1 for a
description of existing water, sewer and storm drain
systems serving the Project Site. A detailed capacity
analysis will be provided as the Project’s design
advances.

6.11

BP Hancock LLC must provide separate
estimates of peak and continuous
maximum water demand for residential,
commercial, industrial, irrigation of
landscaped areas, and air-conditioning
make-up water for the project with the site
plan. Estimates should be based on full-site
build-out of the proposed project. BP
Hancock LLC should also provide the
methodology used to estimate water
demand for the proposed project.

Please refer to Section 7.6.2 for a summary of proposed
water demand.

6.12

BP Hancock LLC should explore
opportunities for implementing water
conservation measures in addition to those
required by the State Plumbing Code. In
particular, BP Hancock LLC should consider
outdoor landscaping which requires
minimal use of water to maintain. If BP
Hancock LLC plans to install in-ground
sprinkler systems, the Commission
recommends that timers, soil moisture
indicators and rainfall sensors be installed.
The use of sensor-operated faucets and
toilets in common areas of buildings
should be considered.

Please refer to Section 7.6.4 for a summary of proposed
conservation measures. In particular, the Proponent will
consider outdoor landscaping which requires minimal
use of water to maintain.
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6.13

BP Hancock LLC is required to obtain a
Hydrant Permit for use of any hydrant
during the construction phase of this
project. The water used from the hydrant
must be metered. BP Hancock LLC should
contact the Commission's Meter
Department for information on and to
obtain a Hydrant Permit.

Noted, the Proponent will obtain a Hydrant Permit for
use of any hydrant during the construction phase of the
Project.

6.14

The Commission is utilizing a Fixed Radio
Meter Reading System to obtain water
meter readings. For new water meters, the
Commission will provide a Meter
Transmitter Unit (MTU) and connect the
device to the meter. For information
regarding the installation of MTUs, BP
Hancock LLC should contact the
Commission's Meter Department.

The Proponent will contact the Commission's Meter
Department as recommended, and coordinate
approvals and agency review as the Project moves into
the site plan approval phase.

6.15

To accomplish the necessary reductions in
phosphorus, the Commission is requiring
developers in the lower Charles River
watershed to infiltrate storm water
discharging from impervious areas in
compliance with MassDEP. BP Hancock LLC
will be required to submit with the site
plan a phosphorus reduction plan for the
proposed development. BP Hancock LLC
must fully investigate methods for
retaining storm water on-site before the
Commission will consider a request to
discharge storm water to the Commission's
system. The site plan should indicate how
storm drainage from roof drains will be
handled and the feasibility of retaining
their storm water discharge on-site. Under
no circumstances will storm water be
allowed to discharge to a sanitary sewer.

As detailed in Section 7.1, The Proponent will submit
with the Site Plan a phosphorus reduction plan for the
proposed development. The Site Plan will indicate how
storm drainage from roof drains will be handled and
the feasibility of retaining stormwater discharge on-site.
No stormwater will be discharged to a sanitary sewer
system.
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In conjunction with the Site Plan and the
General Service Application BP Hancock
LLC will be required to submit a
Stormwater Pollution Prevention Plan. The
plan must:

As described in Section 7.4, the Proponent will submit a
Stormwater Pollution Prevention Plan that includes a

6.16 . . . . .
« Identify best management practices for stormwater management plan in compliance with
controlling erosion and for preventing the MassDEP Stormwater Management Standards.
discharge of sediment and contaminated
groundwater or storm water runoff to the
Commission's drainage system when the
construction is underway.
In conjunction with the Site Plan and the
General Service Application BP Hancock LLC
will be required to submit a Stormwater
Pollution Prevention Plan. The plan must: Please refer to Section 7.4 for a discussion of the
(cont) Project's stormwater management and groundwater
recharge plans. As described in Section 7.4, the
6.17 ¢ Include a site map which shows, at a Proponent will submit a Stormwater Pollution
minimum, existing drainage patterns and Prevention Plan that includes a stormwater
areas used for storage or treatment of management plan in compliance with MassDEP
contaminated soils, groundwater or storm Stormwater Management Standards.
water, and the location of major control or
treatment structures to be utilized during
construction.
In conjunction with the Site Plan and the
General Service Application BP Hancock LLC
will be required to submit a Stormwater
Pollution Prevention Plan. The plan must: As described in Section 7.4, the Proponent will submit a
(cont) . . .
6.18 Stormwater Pollution Prevention Plan that includes a

« Provide a storm water management plan
in compliance with the DEP standards
mentioned above. The plan should include
a description of the measures to control
pollutants after construction is completed.

stormwater management plan in compliance with
MassDEP Stormwater Management Standards.
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Developers of projects involving
disturbances of land of one acre or more
will be required to obtain an NPDES
General Permit for Construction from the
Environmental Protection Agency and the
Massachusetts Department of
Environmental Protection. BP Hancock LLC
is responsible for determining if such a
permit is required and for obtaining the
permit. If such a permit is required, it is
required that a copy of the permit and any

Prior to the commencement of construction, the Project
will obtain a NPDES General Permit for Construction
from the EPA and MassDEP and submit a Stormwater

6.19 . . Pollution Prevention Plan that includes a stormwater
pollution prevention plan prepared . . .
. . management plan in compliance with MassDEP
pursuant to the permit be provided to the
S . . . Stormwater Management Standards. Please refer to
Commission's Engineering Services . - .
. Section 7.4.4 for additional details.
Department, prior to the commencement
of construction. The pollution prevention
plan submitted pursuant to a NPDES
Permit may be submitted in place of the
pollution prevention plan required by the
Commission provided the Plan addresses
the same components identified in item 1
above.
Comment noted. The Proponent currently engages in
green operational practices related to protecting
stormwater quality, some examples of which are listed
below:
« Organic treatments for landscaping and pest control
* No or low-levels of sodium based deicers for
snow/ice removal — Calcium Magnesium Acetate
I CMA), an alternative to sodium chloride (aka rock salt),
The Commission encourages BP Hancock ( ) . ( )
" o is non-tracking, safer to handle, and less harmful to
LLC to explore additional opportunities for . .
. . . vegetation, lobby flooring, metals, leather footwear and
6.20 protecting storm water quality on site by

minimizing sanding and the use of deicing
chemicals, pesticides, and fertilizers.

animal paws.

« Regular Inspection, cleaning and maintenance of
storm water infrastructure, catch basins, outlets, rip
wrap structures, detention ponds, swales, and water
quality inlets

« Frequent sweeping and removal of sand and debris
from sites

« Restrictions related to storage of sand on sites and
location of snow piles

« Recordkeeping and reporting
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The discharge of dewatering drainage to a
sanitary sewer is prohibited by the
Commission. BP Hancock LLC is advised
that the discharge of any dewatering
drainage to the storm drainage system
requires a Drainage Discharge Permit from

Noted, all code and applicable laws and regulations will
be followed and permits obtained as necessary. Please

6.21 o . . .
the Commission. If the dewatering refer to Section 6.10.1 through 6.10.2 of potential
drainage is contaminated with petroleum dewatering during construction.
products, BP Hancock LLC will be required
to obtain a Remediation General Permit
from the Environmental Protection Agency
(EPA) for the discharge.
BP Hancock LLC must fully investigate
methods for retaining storm water on-site . .
fretaining storm water ! Please refer to Section 7.1 for more details related to
before the Commission will consider a . . .
. the Project's Site Plan Approval process which will be
request to discharge storm water to the . . .
S . coordinated with BWSC for each Project Component
Commission's system. The site plan should . . . .
- . prior to construction commencement. The Site Plan will
6.22 indicate how storm drainage from roof - . . .
. . - indicate how storm drainage from roof drains will be
drains will be handled and the feasibility of - -
. . . handled and the feasibility of retaining stormwater
retaining their storm water discharge on- . . . .
. . . discharge on-site. No stormwater will be discharged to
site. Under no circumstances will storm .
. . a sanitary sewer system.
water be allowed to discharge to a sanitary
sewer.
In addition to Commission standards BP As described in Section 7.4, the Proponent will submit a
6.23 Hancock LLC will be required to meet Stormwater Pollution Prevention Plan that includes a
) MassDEP Stormwater Management stormwater management plan in compliance with
Standards. MassDEP Stormwater Management Standards.
Sanitary sewage must be kept separate The Proponent will submit a Site Plan and a General
from storm water and separate sanitary Service Application to the BWSC Engineering Customer
sewer and storm drain service connections | Service Department for review and approval. The Site
must be provided. The Commission Plan will indicate how storm drainage from roof drains
6.24 requires that existing storm water and will be handled and the feasibility of retaining
sanitary sewer service connections, which stormwater discharge on-site. No stormwater will be
are to be re-used by the proposed project, | discharged to the sanitary sewer system. Please refer to
be dye tested to confirm they are Chapter 7 for more details related to the proposed
connected to the appropriate system. infrastructure systems that will support the Project.
BP Hancock LLC should contact the .
L . S Comment noted. The Proponent will contact the
Commission's Operations Division for S . S
6.25 Commission's Operations Division as requested as the

information regarding the purchase of the
castings.

Project's design develops further.
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If a cafeteria or food service facility is built
as part of this project, grease traps will be
required in accordance with the

Noted, all code and applicable laws and regulations will

6.26 Commission's Sewer Use Regulations. BP be followed and the Commission will be consulted as
Hancock LLC is advised to consult with the | necessary.
Commission's operations Department with
regards to grease traps.
The enclqsed floors of a parking garage Noted, all code and applicable laws and regulations will
6.27 must drain thrpugh oil separat'ors into the be followed and the Commission will be consulted as
sewer system in accordance with the
R . necessary.
Commission's Sewer Use Regulations.
Letter 7 Boston Department of Public Works
...they may need to grant pedestrian
easements to comply with our required 5'
minimum path of travel. All non-standard
sidewalk installations, such as landscaping Please refer to Table 1.3 in Section 1.6.4 for a summary
71 and specialty pavement, will require a of anticipated permits and approvals. The Proponent
) license, maintenance, & indemnification does anticipate PIC approval will be sought and that
(LMI) agreement. This specifies that they're | related easements and agreements will be executed.
responsible for these materials. I think the
rest of what they're doing is pretty typical
from PI C's perspective.
Letter 8 Boston Planning and Development Agency — Katie Pedersen
The Proponent has stated that Proposed
Project will four buildings, the tallest of
which be approximately 388 feet in height | Please refer to Section 6.2 for a summary of the
8.1 and accordingly the Proponent shall be Project's pedestrian level wind impacts. See Appendix I
required to conduct a quantitative (wind for a copy of the full pedestrian wind report.
tunnel) analysis for both existing (no-build)
and build conditions.
The analysis shall determine potential
pedestrian level winds adjacent to and in
the vicinity of the Proposed Project site
and s.h.aII identify any areas where wind Please refer to Section 6.2 for a summary of the
velocities are expected to exceed . . . .
8.2 Project's pedestrian level wind impacts. See Appendix I

acceptable levels, including the Boston
Redevelopment Authority's guideline of an
effective gust velocity of 31 miles per hour
(mph) not to be exceeded more than 1 %
of the time.

for a copy of the full pedestrian wind report.
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The analysis also shall determine the
suitability of particular locations for various

Please refer to Section 6.2 for a summary of the

8.3 . . . . Project's pedestrian level wind impacts. See Appendix I
activities (e.g., walking, sitting, eating, etc.) . .
. for a copy of the full pedestrian wind report.
as appropriate.
The Proponent shall be required to pay
particular attention to public and other
areas of pedestrian use, including, but not
limited to, entrances to the Proposed
Prqect and adJaf:ent bu!l<?I|pgs, sidewalks Please refer to Section 6.2 for a summary of the
adjacent to and in the vicinity of the . . N .
8.4 . . Project's pedestrian level wind impacts. See Appendix I
Proposed Project buildings as well as for a copy of the full pedestrian wind report
parks, including but not limited to the ’
Copley Square, the Southwest Corridor
Park and Frieda Garcia Park, plazas and
other open spaces and pedestrian areas
near the Proposed Project.
The Proponent shall be cognizant of the
planning objectives emphasized in the Please refer to Section 6.2 for a summary of the
Stuart Street Zoning District and in Project's pedestrian level wind impacts and to
8.5 particular, in designing the buildings to be | Appendix I for a copy of the full pedestrian wind report.
sensitive to the wind and shadow impacts Please refer to Section 6.3 for shadow impacts on
on sidewalks and nearby public open adjacent public spaces.
spaces
Wind speeds shall be measured in miles
per hour and for areas where wind speeds
are projected to be dangerous or to Please refer to Section 6.2 for a summary of the
8.6 exceed acceptable levels, measures to Project's pedestrian level wind impacts. See Appendix I
reduce wind speeds and to mitigate for a copy of the full pedestrian wind report.
potential adverse impact(s) shall be
identified and, if appropriate, tested.
The Proponent shall be required to
conduct a solar glare analysis. The analysis
shall measure potential reflective glare
;rf(;g(:tzhdesz:zstossae:dpgzjslfz g;z] Z(;’;ecr;tslally Please refer .to Section 6.5 for the results of the Solar
8.7 Glare analysis. A total of thirteen (13) locations were

and sidewalk areas in order to determine
the likelihood of visual impairment or
discomfort due to reflective spot glare.
Mitigation measures to eliminate any
adverse reflective glare shall be identified.

examined.
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The Proponent shall be required to
conduct an evaluation of the Proposed
Project's impact on local and regional air
quality from a significant stationary and
perform a microscale analysis, which shall

Please refer to Sections 5.4 and 6.6 for GHG and Air
Quality analyses, respectively. Appendix H also provides

8.8 predict localized carbon monoxide additional supporting documentation related to air
concentrations, including identification of quality.
any locations projected to exceed the
National or Massachusetts Ambient Air
Quality Standards.
The Proponent shall be required to
perform a mesoscale analysis, which shall
predict the change in regional emissions of
volatile organic compounds ("VO Cs") and
nitrogen oxides ("NOx") should be Please refer to Section 6.6.2 for the results of the
performed for projects that generate more | microscale air quality analysis and Sections 5.4.5 and
8.9 than 10,000 vehicle trips per day. The 6.6.3 for the results of the mesoscale air quality
above analyses shall be conducted in analysis. Appendix H also provides additional
accordance with the modeling protocols supporting documentation related to air quality.
established by the Massachusetts
Department of Environmental Protection
("DEP") and the U.S. Environmental
Protection Agency ("EPA").
In addition, carbon monoxide monitors Please refer to Section 6.6.2 for the results of the
shall be installed in all enclosed parking microscale air quality analysis and Sections 5.4.5 and
facilities and a description of the proposed | 6.6.3 for the results of the mesoscale air quality
ventilation system must be provided. analysis. Appendix H also provides additional
8.10 Building/garage air intake and exhaust supporting documentation related to air quality. The
systems and specifications and an analysis | Project will not cause or contribute to an exceedance of
of the impact of exhausts on pedestrians the National Ambient Air Quality Standards. Carbon
and any sensitive receptors must be monoxide monitors will be installed in all enclosed
identified and described. parking facilities.
Please refer to Section 6.6.2 for the results of the
. e . microscale air quality analysis and Sections 5.4.5 and
Finally, mitigation measures required to . .
minimize or avoid any violation of state or 66.3 f(?r the resu!ts of the mesgscale ar guallty
8.11 analysis. Appendix H also provides additional

federal ambient air quality standards must
be described.

supporting documentation related to air quality. The
Project will not cause or contribute to an exceedance of
the National Ambient Air Quality Standards.
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8.12

Noise impacts from the Proposed Project
must be analyzed, including rooftop
mechanical equipment and other noise
sources (e.g., emergency generators), and a
determination made of compliance with
City of Boston noise regulations and
applicable state and federal regulations
and guidelines.

Please refer to Section 6.7 for results of the noise
analysis.

8.13

Proponent shall be required to evaluate to
determine conformance with the Interior
Design Noise Level (not to exceed day
night average sound level of 45 decibels)
established by the U.S. Department of
Housing and Urban Development (24 CFR
Part 51, Subpart B). If deemed necessary,
mitigation measures to reduce excessive
noise levels to acceptable limits must be
described.

Please refer to Section 6.7 for results of the noise
analysis.

Letter 9

Boston Planning and Development Agency — Katie Pedersen

9.1

[The proponent] makes a very broad
statement about providing affordable
housing and does not clearly indicate
whether the units at the site will be rental,
homeownership, or a combination. I would
like to see the proponent flesh out what
they are proposing, given that our
preference, especially for rentals, is that the
IDP units are placed on site (in this case,
78).

The Project will provide a variety of new high-quality
housing opportunities in compliance with the
applicable Inclusionary Development Policy of the City
of Boston.

9.2

For a rental property, both the contribution
and off-site options would require
approval from the BRA Board, only after a
feasibility analysis is completed, with an
eye towards providing a similar or superior
affordable housing outcome as on-site.
Homeownership projects in this
neighborhood have more flexibility in
terms of what they can do “as of right” to
meet their IDP obligations. In either case, it
is important that the developer more fully
explains its housing and IDP plans, not only
for appropriate review by BRA staff and
board, but for review by the South End,
Back Bay, and Bay Village neighborhoods.

The Project will provide a variety of new high-quality
housing opportunities in compliance with the
applicable Inclusionary Development Policy of the City
of Boston.
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Letter 10 Boston Groundwater Trust
Before the GCOD zoning approval can be
put in place, the proponent must provide
the Authority and the Trust a letter . . i
Y . . Please refer to Section 7.4.3 for a detailed description
stamped by a professional engineer S . . s
. . . of the Project's intended compliance with the City's
registered in Massachusetts that details . L
10.1 . Groundwater Conservation Overlay District. An
how each of the four parcels will . . A . .
. . . engineering certification will be submitted at the
accomplish what is stated in the PNF and apbrooriate time
meets the GCOD requirement for no bprop ’
reduction in groundwater levels on site or
on adjoining lots.
The Proponent will prepare and submit for approval a
The groundwater level data should be Groundwater Monitoring Plan which will outline
10.2 furnished to the Trust and the Authority on | frequency and reporting of groundwater levels prior to,
a weekly basis. during, and post-construction, at the appropriate time
before the Project commences.
In th h level . .
n the event that groundwater evels drop The Proponent will prepare and submit for approval a
below the observed preconstruction o . . .
. . . Groundwater Monitoring Plan which will outline
baseline levels during construction, . .
10.3 L . frequency and reporting of groundwater levels prior to,
provisions must be in place to halt . . . .
. . . during, and post-construction, at the appropriate time
construction and dewatering until the .
. . before the Project commences.
cause is found and remedied.
Reporting of the groundwater level data
and provisions to halt construction and The Proponent will prepare and submit for approval a
dewatering if groundwater levels outside Groundwater Monitoring Plan which will outline
104 the project site drop below baseline levels frequency and reporting of groundwater levels prior to,
should mirror the plan developed by the during, and post-construction, at the appropriate time
projects Engineer for the 888 Boylston before the Project commences.
Street project.
Letter 11 LivableStreets Alliance
We appreciate that the developer is
11.1 looking to create a people-oriented place The Proponent thanks you for your support.

both inside and outside.
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Back Bay Station renovations must
properly serve current and future volumes
of riders and visitors. T ridership has been
going up and will continue to do so,
especially as the T and Amtrak add
additional service. The proposed station
design gives up a lot of public space to

Please refer to Section 1.1.1 and Appendix E for a
detailed description of the Station Concourse
Improvements, which increase capacity in

11.2 ; . o

retail, and also lacks clear open lanes of ingress/egress, platform access, waiting area and

travel for people heading to and from the seating. Please see also Figures E.1-E.5 and Section 4.10

various points within the station. We are for a detailed transit capacity analysis.

very concerned that people using the

station will be squeezed into spaces that

are too small or too obstructed, creating

bottlenecks and commuter frustration.

In particular, we are concerned that riders Please refer to Section 1.1.1 and Appendix E of the

entering and exiting the station through DEIR/DPIR for a detailed description of the Station
11.3 the main entrance will be in conflict with Concourse Improvements, which increase capacity in

those patrons waiting in the new waiting ingress/egress, platform access, waiting area and

area in the main hall. seating. Please see also Figures E.1-E.5.

We are also concerned that the proposed

configuration of the fare gates to the

Orange Line will not function well, Please refer to Section 1.1.1 and Appendix E of the

particularly the ones adjacent to elevator DEIR/DPIR for a detailed description of the Station
11.4 access. Please ensure that there is no Concourse Improvements, which increase capacity in

reduction in space for passengers waiting ingress/egress, platform access, waiting area and

in the main level of the station and that as | seating. Please see also Figures E.1-E.5.

little impact as possible is made to the

train platforms themselves.

All public entry doors into the station

should be converted to motion sensing Please refer to Section 1.1.1 and Appendix E for a
11.5 hinge or slider doors. These types of doors | detailed description of the Station Concourse

will best serve people in wheelchairs, with Improvements.

strollers, with luggage, etc.

The developer should install one additional

elevator to eth platform {Orangg Line, The Project will add a redundant elevator to the Orange

Commuter Rail #2, Commuter Rail #1 & . . . . .

. . Line with the delivery of the Station East Parcel and is

#3, Commuter Rail #5 & #7) prior to or studying the feasibility of adding redundant elevators

11.6 during the initial tower development as

requested by the community and the MBT
A. These are very important for providing
redundant access for when one of the
existing elevators breaks down.

to Tracks 1/3 and 2 at the head house on the south
side of Columbus Avenue with the delivery of the
Station East Parcel.
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Add wayfinding signage inside and outside
the station to help guide passengers to the

Please refer to Section 1.1.1 and Appendix E of the

11.7 . ; . DEIR/DPIR for a detailed description of the Station
various transportation connections and . . .
. S . Concourse Improvements, including wayfinding.
other major destinations in the area.
. - .- The P t will ider thi ti th
Please consider providing a subsidized e. ropoqen Wil consider this sugges |on'as ©
. . Project design develops. Please refer to section 4.11 for
11.8 space for a bicycle repair shop connected . . -
. . details on proposed bicycle infrastructure to be
to the larger planned bicycle parking area. .
provided.
Given Boston's renewed efforts to promote
public artwork, the developer should
provide a comprehensive public artwork
plan that protects existing historical panels,
plagues, and sculptures within Back Bay
Station and commissions either the Please refer to Section 1.1.1 and Appendix E for a
11.9 replacement of the lost neon artwork or detailed description of the Station Concourse
) other visual sculptural artwork to adorn the | Improvements, including a description of the public art
station arches and entries. We are strategy to be implemented.
significantly discouraged by the
developers' removal and disposal of all of
the neon artwork inside and outside of
Back Bay Station instead of restoring the
artwork.
Sidewalk widths around the station must Please refer to Section 3.5.1 for a detailed description
be generous enough to properly serve the S . . .
. . of the Project's public realm improvements, to Section
11.10 large and increasing numbers of people . . . .
: . 3.5.2 for an analysis of sidewalk widths and to Figures
who access the station, retail, or future . .
3.8a-f for public realm improvement plans.
development.
Please refer to Section 3.5.1 for a detailed description
In addition, planters should be very of the Project's public realm and streetscape
1111 carefully located as to not block access for | improvements, and to Figures 3.8a-f for public realm
: people getting into and out of vehicles at improvement plans. Please refer to section 3.5.3 for a
the curbside. discussion of On-Street Parking/Curb-Side uses, and to
Figures 4.18a-b.
The Proponent has provided a Base and Alternate
There should be no garage exit on Scheme for the Garage West Parcel to address the
11.12 Dartmouth St., Dartmouth St is the main potential On-Ramp closure by MassDOT, which impacts

pedestrian gateway to the station.

the new Garage exit location. Please refer to Section
3.4.1 for a detailed description of the two alternatives.
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Make the crosswalk across Dartmouth St
between the station entrance and
Southwest Corridor Park as wide as
possible. This is a very heavy desire line
and a very heavily used crossing, and
currently pedestrians and bicyclists must

The Proponent is proposing a significantly larger
crosswalk at this location with the delivery of the
Station West Parcel. Please refer to Section 3.5.1 for a

11.13 ofter.w squeeze betwegn the break |n.the detailed description of the Project's public realm

median or step over it. If necessary, install . . .

2 bollard or two in the median break to |mproyements and to Figures 3.8a-f for pedestrian

. . realm improvement plans.

prevent illegal vehicular U-turns. Also

please ensure that the walk signal is

automatic and that the wait for the walk

signal is short (no more than 30 seconds.)

A replacement pedestrian overhang should

be added to the project. Currently, the

overhang along Dartmouth St between

Stuart St and the main station entrance as In lieu of dark and dreary arcades, the Project offers

well as along part of Stuart St serves as a new weather-protected through block connectors from
11.14 way for pedestrians to escape rain and both Stuart and Clarendon Streets into the Station.

snow. That overhang will be eliminated in Please refer to Section 3.4 for a detailed description of

the current plans. Please add some kind of | these public goods and their phasing.

overhang or architectural element that

would serve the same function as the

current one.

Look for ways to minimize the impact of

the pull-out for cars on Clarendon St. For

example, please design it to be flush with

the sidewalk using the same material as Pedestrians are given priority in the streetscape design

the sidewalk. Use bollards instead of curbs of the Project Site. Flush curbs, bollards and tactile
11.15 to keep cars out of areas they should be paving's are employed in appropriate locations. Please

not in. This is another heavily used refer to Section 3.5.1 for a detailed description of the

entrance to the station, and pedestrians Project's public realm improvements and to Figures

must have priority here. Please be very 3.8a-f for pedestrian realm improvement plans.

respectful of pedestrian desire lines, and

do not put obstacles or cars in the way of

these lines.

MBTA bus stops must be carefully located

as to be convenient for riders and should

not hinder bus operations. In particular, the . _

Route 39 bus currently uses the bus Please refer to sec'Flon 4.10.2 fgr a descrlpt{on of the
11.16 Route 39 Bus terminus relocation, and to Figure 4.21

turnaround to store extra buses during
much of the day to help keep on schedule.
Space for bus layovers must be found since
this turnaround is going away.

for a plan.
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To keep sidewalk widths wide, to create
room for bus shelters, and to make it
easier for buses to maneuver, it may be

Please refer to section 3.5.3 for a discussion of On-

11.17 desirable to have some bus stops not Street Parking/Curb-Side uses, and to Figures 4.18a-b.
include bus pull-outs, and instead have
buses stop in the travel lane.
All streets affected by this project should
have bike facilities added, as specified in
the 30 Year Boston Bike Network Plan,
including protected lanes on Dartmouth St
i ike | ) . . .
and a striped bike lane on Stugrt St Please refer to Section 4.11 for a complete discussion
Clarendon St should also receive at S . .
- . . . . of the Project's proposed bicycle accommodations and
11.18 minimum a striped bike lane. This project . . . .
. to Figure 4.22 for details on proposed bicycle parking
could also set the stage for two-way bike h .
. and infrastructure improvements.
traffic on Dartmouth St between the
Charles River Esplanade and the Southwest
Corridor, a highly desirable route which the
City has expressed interest in making two-
way for bikes.
Coordinate V\.”th the City of Boston o find The Proponent looks forward to working with the City
a good location for the food trucks that . . .
. of Boston to find an appropriate location for food
currently locate at Trinity Pl and Stuart St, . .
. . trucks. Please refer to Section 3.5.1 for a detailed
11.19 whether it is the same location or one . . . .
. . description of the Project's public realm improvements
nearby. Perhaps it would be possible to . . .
) . and to Figures 3.8a-f for public realm improvement
find a space where adjacent outdoor lans
seating can be provided as well. plans.
Carefully plan and sign curbside
regulations for taxi/Uber/Lyft, private car
drop-offs, and bus stops on all affected
streets. Currently, many people double
11.20 park on Dartmouth St in the northbound Please refer to Section 3.5.3 for a discussion of On-
) direction, and illegally park along the curb | Street Parking/Curb-Side uses, and to Figures 4.18a-b.
in the southbound direction. Also, please
ensure that any new planting boxes and
street furniture do not inhibit loading and
unloading activities.
This property is owned by the Simon Property Group
and not within the Proponent's control. To improve
The BRA should work with both Boston accessibility across Dartmouth Street, the Proponent is
Properties and Copley Simon to provide proposing an enlarged at grade crosswalk in front of
11.21 elevator access from the Dartmouth Street | the existing Station entrance with the delivery of the

underpass up to the main Copley Mall
level.

Station West Parcel. Please refer to Section 3.5.1 for a
detailed description of the Project's public realm
improvements and to Figures 3.8a-f for pedestrian
realm improvement plans.
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Please require the developer to provide
affordable housing on-site, so that people

The Project will provide a variety of new high-quality
housing opportunities in compliance with the

11.22 . . . . : .
of many income levels will be able to applicable Inclusionary Development Policy of the City
afford to live there. of Boston.

Finally, we thank you for the elements of
the design which appear to be well on the
right track, including:

* Using low parking ratios when
determining how much parking is needed,
so that new car trips generated by the

11.23 project are minimized The Proponent thanks you for your support.
« Preserving and expanding indoor bike
parking in the station
« Creating an additional entrance to the
station from Stuart St/Trinity PI
« Introducing new trees and plantings
along the streets where there are very little
today

Letter 12 WalkBoston
We. arg very interested in this project Please refer to Section 3.5.1 for a detailed description
which is superbly located to be served by S . . .

. . . o of the Project's public realm improvements, to Figures
public transportation, walking and biking. . .
3.8a-f for public realm improvement plans and to
12.1 However, we have concerns about : o .
. . Figures 3.9a-b for site circulation and access plans.
pedestrian access into, through and . .
. . . Please see also Section 4.12 for an analysis of
around the site which we would like to see . . .
. . L pedestrian access and circulation.
addressed in the next project submissions.
This bus route [#39] is too important to the
MBTA system and its many ”defs to Sh.lft Please refer to section 4.10.2 for a description of the
the layover site to another location which . . .

12.2 . . Route 39 Bus terminus relocation, and to Figure 4.21

could lead to a major change in the

. . for a plan.
frequency of bus service. A layover location
must be found nearby.
The MassDOT Design Guide calls for Please refer to Section 3.5.1 for a detailed description
sidewalks in busy downtown areas of cities | of the Project's public realm improvements, and to
to be between 12 and 20 feet in width. Figures 3.8a-f for public realm improvement plans. As

123 These guidelines should be generously described in Section 3.5.4, throughout the Project Site,

incorporated into the planning for this
project. The City’s Complete Streets
Guideline Manual suggests that 8 feet is a
minimum but prefers a width of ten feet.

the proposed pedestrian realm improvements meet or
exceed BTD's Complete Streets Guidelines for
Downtown Commercial Zone minimum streetscape
dimensions.
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The plan calls for a portion of the
Dartmouth Street frontage to be as narrow
as 8 feet at one point, and 13 feet
otherwise. The 8' foot width, which appears
along a planned ADA ramp into the first-
floor retail area, is not adequate for this
location. Perhaps this width could be
expanded by moving the ADA ramp into

The Project's sidewalk dimensions have been revised in
the DEIR/DPIR. Please refer to Section 3.5.1 and Figures
3.8a-f for a specific description of the pedestrian realm
and circulation improvements and to Section 3.5.5 for a
summary of pedestrian accessibility improvements. As

124 . . . . . . .
the retail area of the building or by described in Section 3.5.4, throughout the Project Site,
selectively eliminating portions of the the proposed pedestrian realm improvements meet or
drop-off/taxi lane which extends from the exceed BTD's Complete Streets Guidelines for
station entrance to Stuart Street. Downtown Commercial Zone minimum streetscape
Alternatively, perhaps a thoughtful dimensions.
reduction of the number of trees and their
placement might be appropriate to widen
the clear width of the walkway.

The proposed exit ramp onto Dartmouth . . . .
pr‘ P xitramp . rrmo As described in Section 3.4.1, a new Garage exit on
Street is deeply consequential for .
. . A . . Dartmouth Street is necessary under the Base Scheme,
pedestrian traffic. It is difficult to imagine a .
. ) . where the On-Ramp remains open. The Proponent has
more inappropriate design than the . ) . e
. . . . . provided pedestrian and vehicle mitigation measures at
insertion of a major vehicular exit from the . .
the proposed exit. Please refer to Section 3.4.1 for a
garage onto the Dartmouth Street . h . .
. . . discussion of an alternative internal exit ramp and to
125 sidewalk, the primary pedestrian access . . A
. Figures 3.3s-u for plans. Please note this alternative is
route to and from Back Bay Station. . N .
. not being pursued as it eliminates the possibility for a
Certainly there must be a better place to .
. . . . through-block connector from Stuart Street, the retail
provide a garage exit than this, possibly by L
. space at the corner of Stuart Street and Trinity Place
retaining one of the drums could be . S .
. o - and compromises the Garage West building's loading
retained for exiting traffic directly onto
. dock.
Trinity Place.
The relocation or shrinking of the
passenger concourses and repurposing the
space occupied by the old ones raises a
concern as to whether the new routes are
sufficiently wide to handle projected
thi I . Although it . .
growth in passenger volumes oughl Please refer to Section 1.1.1 and Appendix E for a
is uncertain what projections of passenger . - .
. . detailed description of the Station Concourse
volumes might show, according to the . o
. . Improvements, which increase capacity in
12.6 project proponent, the station already

handles 30,000 passengers per day. The
MBTA currently maintains there are 36,000
Orange Line passengers here, plus 17,000
commuter rail passengers. Amtrak may
constitute an additional 2000 passengers.
New projections of traffic should be
undertaken to determine likely future
volumes of people using the station.

ingress/egress, platform access, waiting area and
seating. Please see also Figures E.1-E.5 and Section 4.10
for a detailed transit capacity analysis.
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12.7

With the knowledge of the likely future
traffic of patrons of the Orange Line, the
commuter rail lines and Amtrak, the plan
must provide good access to and egress
from the following locations:

« The Dartmouth Street entrance

« The Orange Line station (two stairways,
escalators, one elevator)

« The underpass beneath Dartmouth
Street to the Copley Place mall (one
stairway)

« The commuter and Amtrak rail lines
west toward Worcester and ultimately
Chicago (two stairways, one elevator)
serving 15 stations and communities

« The commuter and Amtrak rail lines
that generally go south and follow the east
coast to Providence, New York and
Washington D.C. (two stairways, two
escalators, one elevator) serving 47
stations and communities

« The proposed new passageway to
Stuart Street and into the Garage West
office structure

+ Ticket machines for passes and Charlie
cards for the subway lines.

« Amtrak ticket offices

« Commuter rail ticket offices

« Restrooms for the entire station
concourse area

« Food and retail outlets proposed for
the concourse level

» Food and retail proposed for the
second level

« Food and retail outlets proposed for
the third level

« Waiting areas including seating for
passengers traveling by rail

« The existing and new parking garages
in the Garage West/East areas

« The new residential building in the
Station East area at the Clarendon Street
end of the project

Please refer to Section 3.5.1 for a detailed description
of the Project's public realm improvements, and to
Figures 3.8a-f for public realm improvement plans.
Please see also Figures 3.9a-b for site circulation and
access and Figures 4.22 and 4.23 for bicycle parking
and infrastructure and transit improvements,
respectively. Please refer to Section 1.1.1 and Appendix
E for a detailed description of the Station Concourse
Improvements, which increase capacity in
ingress/egress, platform access, waiting area and
seating. Please see also Figures E.1-E.5.
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12.8

The proposal significantly diminishes this
portion of the existing concourse, serving
the movements listed above and lowering
the space of the waiting area from 9,225
square feet (41 bays each roughly 15 feet
square) to 6,075 square feet (27 bays, each
roughly 15 feet square. It calls for
eliminating the principal existing waiting
area and replacing it with a large food
service facility. All waiting passengers will
be moved to backless benches located in
busy pedestrian passageways, including
the major entrance to the building. The
proposal also calls for diminishing the size
of the concourse by narrowing the existing
passageways between Dartmouth and
Clarendon Street and replacing them with
retail space. It calls for new entrances to
the proposed second and third levels in
the midst of the existing waiting area. The
proposal moves the ticketing area away
from the waiting area and into new space
along the proposed new passageway,
where queuing to purchase tickets (now
possible in the waiting area) will compete
with pedestrian movement. It is hard to
imagine that all these activities can be
accommodated in the space planned.

Please refer to Section 1.1.1 and Appendix E for a
detailed description of the Station Concourse
Improvements, which increase capacity in
ingress/egress, platform access, waiting area and
seating. Please see also Figures E.1-E.5 and Section 4.10
for a detailed transit capacity analysis.

129

A new design should be undertaken to
accommodate the growing number of
pedestrians and waiting passengers as well
as patrons of food and retail outlets who
may choose to sit in this busy space. The
existing waiting area should not be
removed but instead enlarged to
accommodate anticipated future use.
Ticketing space should be provided close
to passenger access areas. Access to and
from the second and third levels should be
moved away from the waiting area and
into the space that is gained by closing the
existing concourse passageways. Retail
areas adjacent to the passenger waiting
area should be scaled back to remove
potential blockage of clear and very visible
access to and from the stairways leading to
transportation facilities below the
concourse. Benches for rail passengers
should not be relegated to busy portions
of the concourse, especially where they

Please refer to Section 1.1.1 and Appendix E for a
detailed description of the Station Concourse
Improvements, which increase capacity in
ingress/egress, platform access, waiting area and
seating. Please see also Figures E.1-E.5 and Figures E.7-
E.10.
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might interfere with pedestrian traffic
through the concourse.

Designs should be carefully integrated with
existing obstructions such as columns to

Please refer to Section 1.1.1 and Appendix E for a
detailed description of the Station Concourse
Improvements, which increase capacity in

and others. Additionally, space could be
utilized during the school hours for many
of the downtown public and private
schools that do not have access to large
athletic space. Groups and business also
could permit the space during low usage
hours-providing additional revenue
streams to the facility.

12.10 2 . . o
minimize interference with passenger ingress/egress, platform access, waiting area and
traffic flow. seating. Please see also Figures E.1-E.5 and Figures E.7-
E.10.
Letter 13 Hill House, Inc.
[we] would like to be considered as part of . .
. . . The Proponent regrets that no large indoor recreational
the process, in that we are still actively . . X .
. . . space is available in the Project, although the
looking for long-term indoor recreational ) .
. . Proponent has made considerable efforts to include an
space. As such, here is our official . . .
. . approximately 11,000 square foot public plaza with the
13.1 statement for consideration: : .
; . development of the Station East Parcel along with
One of the major obstacles for families . . S
S o many other public realm improvements as detailed in
remaining in the city is access to ; .
. . . Section 3.5.1. Please refer to Section 1.5 for a summary
recreational space-particularly in the colder . . . . .
. of public benefits to be delivered with Project.
winter months.
Hill House proposes that part of the Back
Bay South End Gateway is transformed into
30,000 square feet of indoor athletic space
that can be used throughout the year-
similar to the Chelsea Piers model in NYC. . .
. . The Proponent regrets that no large indoor recreational
Hill House not only would run its current . . - .
. . space is available in the Project, although the
indoor athletic leagues and programs, but . .
. . h Proponent has made considerable efforts to include an
also expand its offerings to include approximately 11,000 square foot public plaza with the
13.2 programs such as volleyball, track & field, bp y s 9 P P

development of the Station East Parcel along with
many other public realm improvements as detailed in
Section 3.5.1. Please refer to Section 1.5 for a summary
of public benefits to be delivered with Project.
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Currently, there are no large-scale public
recreational facilities in the city, unlike
most other major cities in the United
States. In thinking in terms of how part of
the space could be used for recreational
purposes, Hill House envisions a year-
round athletic facility that could provide

The Proponent regrets that no large indoor recreational
space is available in the Project, although the

Proponent has made considerable efforts to include an
approximately 11,000 square foot public plaza with the

13. . . . .
3.3 space for many different types of private development of the Station East Parcel along with
and public groups. The interior field house | many other public realm improvements as detailed in
would be designed in that a variety of Section 3.5.1. Please refer to Section 1.5 for a summary
different types of athletics could be of public benefits to be delivered with Project.
enjoyed, including soccer, basketball,
volleyball, baseball, track & field, and
football-just to name a few.
Letter 14 Bay Village Neighborhood Association — Dr. P. MacKenzie Bok
As described in the BPDA Scoping Determination, the
I would like to echo BVNA's dismay at the Project is, in fact, exgmplar}/ |n.|ts sfrong adherence to
. the Stuart Street Design Guidelines.” Please refer to
fact that the Stuart Street Planning . . N
14.1 - ) . Sections 3.3 and 3.4 for more detail about the Project's
Guidelines are not more firmly shaping the . . .
roiect broposal responsiveness to the vision and planning goals
project proposa. established in the Stuart Street District, particularly the
height and density guidelines.
While I real|.ze the Proponent's Letter of As described in the BPDA Scoping Determination, the
Intent was filed before the Boston Zoning L . ..
. Project is, in fact, "exemplary in its strong adherence to
Commission formally adopted the new . S,
. . . the Stuart Street Design Guidelines.” Please refer to
Stuart Street zoning this spring, the BRA . . o
14.2 . Sections 3.3 and 3.4 for more detail about the Project's
Board did adopt the Stuart Street responsiveness to the vision and planning goals
Guidelines back on October 15, 2015, so I'd por . pranning g
. established in the Stuart Street District, particularly the
urge you to hold the project to those . . Ly
e . height and density guidelines.
guidelines in every respect possible.
The Proponent has mentioned respects in
which the project is adhering to the Stuart
Street Guidelines (such as the number of
h fsh I ;ith .
ours of shadow on Fop Y Squgre), It has Please refer to Section 1.6 for the regulatory context of
not, however, complied with various other . .
. . the Project. See also Chapter 2 for an alternatives
requirements, such as: 25-foot massing N . . S
. . analysis, including an alternative which is fully
set-backs, maximum floor plate size, compliant with the dimensional requirements of the
14.3 percentages of retail frontage, LEED Gold P 9

certification, inclusion of daycare facilities,
etc. These standards should be adhered to
wherever possible, and the Proponent
should certainly adhere to the 15.5%
affordable housing ratio in the Stuart
Street Zoning, rather than the citywide IDP
ratio of 13%.

Stuart Street District. The Project will provide a variety
of new high-quality housing opportunities in
compliance with the applicable Inclusionary
Development Policy of the City of Boston.
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..I'd like to note that this has the
unfortunate effect of not placing all public

Please refer to Section 1.5 for a summary of the

144 benefits and subsidies on the table for the ;cr)g.selccziterable public benefits to be delivered with
CAC to weigh side-by-side as it deliberates. Ject
In a similar vein, like many CAC members,
I'm concerned that the station renovation
process has been hived off as separate
from the Gatewe'zy Project. While I Please refer to Section 1.1.1 and Appendix E for a
understand the issue of MassDOT . L ) . .
S detailed description of the Station renovations. A public
jurisdiction, and have been cheered at the .
. meeting was held on September 26, 2016 to present
assurances that a public process-on both .
145 . . the Station Concourse Improvements and MBTA track-
the station renovations (MassDOT) and the oo . . .
L level ventilation project and to receive community
replacement of the ventilation system . . .
(MBTA)-will be forthcoming, I'd urge the feedback. This same information was also presented to
, g, ra urg the CAC on October 6, 2016.
city to ensure that these processes truly
run in parallel. They are at the heart of this
whole project, and of the public's
experience of the area.
Indeed, the broken ventilation system in
Back Bay Station is probably the public's
most pressing concern about the site. I'd
advocate strongly for its ongoing
consideration as. an elgment of the CAC's Please refer to Section 1.1.1 and Appendix E for a
overall process, including contingency . . . . .
. . . detailed description of the Station renovations. A public
planning for if it requires further remedy. .
This is a public space and its air quality is a meeting was held on September 26, 2016 to present
14.6 P P quanty the Station Concourse Improvements and MBTA track-

serious public health issue. A world in
which this air-rights project goes forward,
but the pledged $10 million ($5 million
from MassDOT, $5 million from -the
Proponent) proves inadequate to get the
station's ventilation system up to a high
standard, would simply be unacceptable
from a "public benefit' perspective.

level ventilation project and to receive community
feedback. This same information was also presented to
the CAC on October 6, 2016.
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Finally; on the process front, I'd like to note
that the work of the CAC thus far has felt
rushed, and the remainder should be
conducted with deliberate consideration.
Any decisions taken and applied through
re-zoning of the PDA will give the
Proponent a reliable degree of certainty
about what it can build, enabling it to
secure project financing etc. But it will
launch a period of uncertainty for the

The Proponent has designed each Project Component
to be independent of the others, and therefore

14.7 . phaseable. Please refer to Section 1.4.8 for a
public-about what order the four parcels L . .
. . . description of the Project phases and an evaluation of
will be developed in, whether they will all hasing scenarios
be developed, etc. Intermediate states P 9 ’
could easily persist for a decade or more,
and conditions could change such that we
later regret authorizing one structure or
another. So it is imperative that we think
about each building in isolation and assess
it as though it were the only thing being
built on the site.
Please refer to Section 1.1.1 and Appendix E for a
I'd like to see some more of the planned detailed description of the Station Concourse
14.8 ground floor retail space instead reserved Improvements, which increase capacity in
for waiting and circulating. ingress/egress, platform access, waiting area and
seating. Please see also Figures E.1-E.5.
I'm also anxious that any pedestrian flow
pro;e.ctlons .be done on the basis Of Please refer to Section 1.1.1 and Appendix E for a
anticipated increases in mass-transit and . - .
. . . detailed description of the Station Concourse
foot traffic over time. A comparison of the S L
14.9 : : . Improvements, which increase capacity in
public, non-retail floor space in the present | . o
. . . ingress/egress, platform access, waiting area and
station concourse with that in the . .
. — seating. Please see also Figures E.1-E.5.
proposed design would be helpful in this
regard.
My second set of concerns is about the
hitectural integrity of the historic stati . .
architec u‘ra integrity of the nistoric s ,a "N | Please refer to Section 1.1.1 and Appendix E for a
building. I'm concerned that we haven't . - .
. detailed description of the Station Concourse
seen sketches of the footbridges Improvements, and to Section 3.4.4 and Figures 3.7a-d
14.10 connecting the two sides of the proposed P ' o 9 )

second-floor retail; I suspect that, seen
from below, they will compromise the
effect of looking down the line of arches
that form the station ceiling.

for a description and renderings of the Station West
Parcel development and its integration with the existing
Station architecture.
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I'd like to see a design that first and
foremost considers what would make the
station an excellent civic space, and that

Please refer to Section 1.1.1 and Appendix E for a
detailed description of the Station Concourse
Improvements, which increase capacity in

14.11 . . . . o
only builds retail back in around that ingress/egress, platform access, waiting area and
image, rather than keeping such a seating. Please see also Figures E.1-E.5 and Figures E.7-
consistent eye on maximizing retail. E.10.
I'd like to ensure that there is adequate . .
. . . . 9 Please refer to Section 1.1.1 and Appendix E for a
seating outside of retail options, and I . o -
o detailed description of the Station Concourse
think it's important that there be some S Lo
. . . Improvements, which increase capacity in
guarantee that retail options will cater to . .
. . ingress/egress, platform access, waiting area and
14.12 an array of price ranges. I also don't see, . .
. . . seating. Please see also Figures E.1-E.5. The Proponent
despite assurances, where businesses like . . .
is discussing opportunities for both short- and long-
Eastern Bank or Harvard Vanguard are . . - .
. e . . term relocation with all existing Garage tenants and will
going to fit in this imagined retail scheme, . . .
s . continue to explore options as the Project advances.
so I'd like more clarity on that.
The potential Station East building is the
closest to Bay Village. First, the positive: I'm
enthusiastic both about an Orange Line
head-house on that side of the station and
14.13 about elevators up from the Commuter The Proponent thanks you for your support.
Rail platforms at the Columbus Ave exit.
Those would be notable benefits for those
of us who live on the Clarendon St. side of
the Station.
So far the Proponent has only stated that it
has an obligation to find an alternate site
in the event of developing that parcel.
Many Bostonians, including many Bay
Villagers, use that bus, so we would want . _
. . Please refer to section 4.10.2 for a description of the
to know that the alternative location was . ) .
14.14 . Route 39 Bus terminus relocation, and to Figure 4.21
safe and convenient. And we would be for a olan
concerned about the potential traffic plan.
ramifications of its relocation to an on-
street site with less space. The set of
possible options need to be presented in
the DPIR.
I'll also note that we've received very little
elaboration on the architectural detail of
this building; it's the tallest of the three, yet | Please refer to Section 3.4 for a detailed description of
14.15 most of the attention has been focused on | each Project Component's building design including,

the Garage West design. If a building that
tall is going to loom over the area, it ought
to be distinguished. But I think its height
should be up for discussion.

height and massing, character and exterior materials
and signage. Please also see Figures 3.2a-m.
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As I've made abundantly clear in our CAC
meetings, I'm also concerned that
Clarendon Street still feel like a proper
entrance, rather than a back door to the
station. It's a pity to permanently lose any
ability to see the arc of the historic station
from the Clarendon Street side; to
compensate, the station entrance through
the new tower would need to be

The Proponent has made considerable efforts to
include a public plaza with the Station East Parcel to
serve as a forecourt to the new Station Entrance off

14.16 architecturally distinguished, not merely Clarendon Street. In addition, the building's
well-signed. A two-floor element, and architecture is designed to create a civic presence for
perhaps an echo of the arch, could both the new Station Entrance. Please see Figures 3.2]-m.
possibly serve that purpose. If all signage
were removed, the design should still
prompt a passer-by to wonder why the
entrance looked grand, like it served a
public purpose. As the PNF itself states, it
should be a "new civic entrance." (2-7)
Through the entrance, the passage taking
one into the station should be as wide as
possible, so that it doesn't become a The Clarendon Street connector is designed to be as
bottleneck, and not overwhelmed with wide as possible while accommodating other required
retail. And while I understand the ground floor uses. The Proponent has made
Proponent's thinking in bringing the considerable efforts to include a public plaza with the
14.17 building out towards Clarendon Street, I Station East Parcel to serve as a forecourt to the new
wonder if it would not be better to leave Station Entrance off Clarendon Street. In addition, the
greater landscaped, outdoor space in front | building's architecture is designed to create a civic
of the tower. That area is described as a presence for the new Station Entrance. Please see
"plaza” but is really just a drop-off lane; Figures 3.2I-m.
most of the landscaping is in a traffic island
where people will not linger.
So for the development of a tower on the
St?tlon East site to be at all com!oelllng, I. Please refer to Section 1.5 for a summary of the
think we would need to be convinced of its . . ' . .
14.18 . . ) considerable public benefits to be delivered with
substantial public benefit—such as, for Project
instance, its provision of a significant ’
amount of affordable housing.
Garage West has certainly had the most
attention, from a design perspective. I
think the staggered stacking is attractive,
and [ appreciate the effects it has on wind
14.19 mitigation and the terraces it makes The Proponent appreciates your support.

possible for some floors of occupants. I
also appreciate that it was somewhat
shortened due to shadow, in order to
comply with the spirit of the Stuart Street
Zoning.
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I should also note, however, that concerns
remain about its shadow over certain local
historic resources. I would appreciate if the
DPIR provided greater detail about how

Please refer to Section 6.3 for a detailed shadow

14.20 . analysis and to Section 8.3.2 and Figures 8.3a-f for a
long that patch of new shadow--which yol . ! S 'gu
. shadow analysis on area historic resources.
directly covers the (newly restored!) front
windows of Trinity Church--lasts in the
winter months.
The base scheme for Garage West
contemplates a new managed garage exit .
P ged garag The Proponent has provided a Base and Alternate
onto Dartmouth Street. This would be a
. . . Scheme for the Garage West Parcel to address the
disaster for pedestrian traffic on . S
14.21 potential On-Ramp closure by MassDOT, which impacts
Dartmouth Street and should be . . .
. the new Garage exit location. Please refer to Section
abandoned as a proposal. I recognize that . . .
o . 3.4.1 for a detailed description of the two alternatives.
the Proponent's view that it offers another
argument for closing the on-ramp.
[...the Proponent] should be required to
construct an internal exit drum running
down inside the garage to Trinity Place-
and then to build a few more levels of Please refer to Section 3.4.1 for a discussion of an
parking into the Garage West building to alternative internal exit ramp and to Figures 3.3s-u for
compensate for the lost spaces-rather than | plans. Please note this alternative is not being pursued
14.22 the City permitting such an actively- as it eliminates the possibility for a through-block
managed exit onto Dartmouth Street. I connector from Stuart Street, the retail space at the
have contended with the Clarendon Street | corner of Stuart Street and Trinity Place and
one on numerous occasions; No matter compromises the Garage West building's loading dock.
how well managed, it makes for a street-
level environment that's hostile to
pedestrian strolling.
In light of th dtoh traffi . . .
n 19Nt of the need to nave garage trattic Please refer to Section 3.4.1 for a discussion of the
exit on Trinity Place, I could countenance a . . .
. . Trinity Place and Stuart Street bridges and to Figures
second floor sky-bridge between 40 Trinity :
and the new indoor retail walkwav into the 3.2h-i. The Proponent notes that there are three such
14.23 y bridges in the immediate vicinity of the Project, each

station. Such a bridge would cut down on
people trying to make that quick crossing
at ground level. In general, however, I'l
express concerns about sky-bridges below.

providing an important weather-protected and
accessible connection across the busy thoroughfare of
Stuart Street.
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Finally, I want to echo the concern that the
Stuart St. and Dartmouth St. corner, such a
prime street-level retail opportunity, is
instead dedicated to an office lobby. I
wonder if a second office lobby couldn't be
placed up the steps, at the level that
connects with the station concourse, where
some of the retail is currently sited. The
PNF trumpets the 'permeability’ of the

Please refer to Section 3.4 for a detailed description of
each Project Component's building design including,

14.24 highly transparent double-level glass that height and massing, character and exterior materials

will encase the office lobbies, but an office | and signage. Please also see Figures 3.2a-m.

space most pedestrians will never enter

isn't really 'permeable’. I think this point is

particularly worth making because I don't

believe the massing set-backs prescribed

by the Stuart Street Zoning for buildings

over 155 feet on Dartmouth St. have been

followed here.

I have relatively little specific to say about

this building [Garage East]; I do appreciate
14.25 the Proponent's decision to shorten its The Proponent appreciates your support.

height in order to prevent it from

overshadowing Copley Square.

I will reiterate my firm view that it should The Project will provide a variety of new high-quality
14.26 have at least 15.5% in on-site affordable housing opportunities in compliance with the

housing, in line with the Stuart Street applicable Inclusionary Development Policy of the City

Zoning. of Boston.

Both the CAC and the BRA should demand Please refer to Section 3.3 and 3.4 for a description of
14.27 thaF each OT these towers be a well- the Project's planning and design goals, and design

designed, signature structure, as we would .

. . concepts. Please also see Figures 3.2a-m.

if they'd each been proposed separately.

Although Bay Village agrees that, of the

three on-ramps n the area, thg one off . Please refer to Sections 4.3 through 4.7 for a detailed

Clarendon Street is the least utilized, we're . - X .
14.28 actively concerned about the potential analysis of existing, Future No-Build and Future Build

traffic that would result from its closure. So
we're very interested in seeing an extensive
traffic study as part of the DPIR.

traffic, including alternatives for if the On-Ramp
remains or is closed.
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We already have serious concerns about
the unsafe crosswalk at the corner of
Isabella and Arlington, and additional

Please refer to Section 4.4.3 and to Figures 4.8a-c for
analysis of trip diversions to the Arlington Street ramp
associated with closure of the On-Ramp under Future
No-Build conditions. The distribution of Project-
generated vehicle trips presented in Section 4.5.9
assigns 8 and 30 trips in the AM and PM peak hours,
respectively, to the Columbus Avenue/Arlington Street
intersection to provide a conservative (worst case)
impact analysis at that location. Some of these trips
may, in practice, use Isabella Street to reach Arlington

14.29 through-traffic would be unwelcome on Street, but it is expected that the majority will use
Isabella St., so we need a model of how Columbus Avenue. No additional Project-generated
much the traffic there would increase. trips are projected to use the Arlington Street ramp
under the Alternate Condition, where the On-Ramp is
closed, than under the Base Condition, where the On-
Ramp remains open. The crosswalk on Arlington Street
at Isabella Street is a long crossing for pedestrians due
to the multiple lanes and higher speeds on Arlington
Street. BTD may consider improvements to this
crosswalk if it is deemed to be unsafe.

I'd also note that the traffic signal at

Columbus Ave. & Arlington St., not just the | Please refer to Section 4.7. for an analysis of a

14.30 one at Stuart St. & Arlington St. (although mitigated Arlington St./Stuart St./Columbus St.
they're the same intersection) should be intersection.
specifically studied.

On the parking front: I'm sympathetic to

low parking ratios for transit-oriented

development. But the Proponents seem to

be saying that they'll satisfy their project's

parking requirements partly by displacing

current use of the garage by off-site users.

Where will those people go? Our low

parking ratio assumptions need to be Please refer to Section 4.9 for a full analysis of parking

14.31 . I
grounded in data, not optimism. I'd also supply and demand.
note that individuals with high net worth
are particularly likely to keep a car in the
city, despite transit options, and that
further affordable housing (and housing
attainable by young non-car-owners) could
actually be one way of making the
proposed parking ratios more realistic.

Both the proposed residential towers The Project will provide a variety of new high-quality

14.32 should be urged to accommodate, at housing opportunities in compliance with the

minimum, 15.5% on-site affordable
housing.

applicable Inclusionary Development Policy of the City
of Boston.
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New residential or office towers in such
close vicinity to the highway as those in
this project should be required to install
effective air filtration systems, for the
health of their occupants. Though no
expert myself, I believe such systems
extend beyond the on-demand ventilation

As described in Section 5.3.2, the Project will promote
good indoor air quality through demand controlled
ventilation and use of interior finish materials that are

14.33 . . low-emitting and/or do not off-gas VOCs. The Project
systems proposed in the PNF. And while wW-emitt 9 . ./ . . 9 . !
S e will balance air filtration with energy efficiency to find
thorough filtration may be difficult to . . . . .
. . L . an optimal solution. Air intake locations will be
install in the station itself, given the
. evaluated to reduce occupant pollutant exposure.
openness of the platforms to the outside
air, partial mitigation through filtration at
the concourse level would still be
appropriate, as a public health measure.
...these towers could be built in any order, Please refer to Section 1.4.8 for a description of the
and some not at all, so we need some Project phases and an evaluation of phasing scenarios.
14.34 . . - . .
assessment in the DPIR of the wind effects | The Project’s environmental impacts have been
of partial-build scenarios. analyzed for the worst-case scenario, Full Build.
Despite the disclaimers about the viability
of catching all storm water on the project . . _
. ning pro) Please refer to Section 7.4.3 for a detailed description
site, this needs to be done to the greatest . . . o
14.35 . S of the Project's intended compliance with the City's
degree possible, as any diminishment of . I
. L Groundwater Conservation Overlay District.
groundwater levels remains of significant
concern to all property-owners in the area.
This may seem unnecessarily alarmist, but
so long as the PNF is discussing long-term | The design of the new buildings will be in accordance
14.36 flooding risks, it would be good to know with the pertinent building codes which includes
how the proposed buildings would do provisions for seismic design.
under minor to middling seismic activity.
While privately owned, the through block connectors
I think it is important, going forward, that are '|ntende‘d to prov@e public access tg the Station
during Station operating hours. They will be
the CAC understand to what extent the e
station will be under the purview of private maintained, managed and secured by the Proponent.
14.37 P b As to the Station, as part of the management

security; how 'public’ the indoor walkways
will be (as presumably they are not proper
right-of-ways), etc.

agreement with the MBTA, the Proponent provides
supplementary security personal for the Concourse
level only. The MBTA Police continue to have
jurisdiction throughout the entire Station.
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I am very much against the sky-bridge
from Garage West/40 Trinity to 200
Clarendon, for the same reason that others
in Bay Village opposed the Liberty Mutual
sky-bridge. Exclusive walkways, that can be
seen from the ground but only accessed
within private offices, fracture the sense of
a public realm. And they diminish private
investment and interest in streetscape,

Please refer to Section 3.4.1 for a discussion of the
Stuart Street bridge. It is intended to be a publicly
accessible connection to the Station. There are three
such bridges in the immediate vicinity of the Project
today, each providing an important weather-protected

14.38 exterior-facing retail offerings, etc. One has . .
and accessible connection across the busy
only to try to walk, as an outdoor . .
. . thoroughfare of Stuart Street. This new bridge would
pedestrian, along the section of street that . . . .
: . provide a connection at a critical point where the
is crossed by the two sky-bridges from edestrian volumes support the need for alternative
Copley Place to see that this is so. While I P bP
o . routes.
understand how it is a boon to private
retail to have pedestrians traverse the city
as a captive audience to an indoor retail
environment, I don't think it's in our best
civic interests.
...Bay Village shares the Ellis
Neighborhood's concerns about extended
traffic and pedestrian disruptions due to . _ .
rat . P " ISTUptl u Refer to Section 6.10 for a description of construction
construction work on all these parcels. The e .
. mitigation measures and to Section 4.13.4 for a
14.39 CAC process should result in a guarantee o .
: o . description of the Construction Management Plans that
of suitable mitigation plans that will . . .
. . will be implemented by the Project.
function well for the surrounding
neighborhoods regardless of the order in
which the parcels are developed.
Letter 15 Bay Village Neighborhood Association — Sarah Herlihy
The Gateway Project will require significant | As described in the BPDA Scoping Determination, the
variance from the Guidelines recently Project is, in fact, "exemplary in its strong adherence to
adopted following the Stuart Street Study. | the Stuart Street Design Guidelines.” Please refer to
15.1 The BVNA is concerned with the fact that Sections 3.3 and 3.4 for more detail about the Project's
the recently-adopted Guidelines are responsiveness to the vision and planning goals
apparently being largely ignored with established in the Stuart Street District, particularly the
respect to the Gateway Project. height and density guidelines.
While the BVNA understands that quality
projects can occasionally require zoning As described in the BPDA Scoping Determination, the
relief, it is concerned that the recently Project is, in fact, "exemplary in its strong adherence to
adopted Guidelines are apparently being the Stuart Street Design Guidelines.” Please refer to
15.2 cast aside with respect to this project. The Sections 3.3 and 3.4 for more detail about the Project's

BVNA urges the BRA to hold the Gateway
Project to the recently adopted Stuart
Street Study Guidelines in every respect
possible.

responsiveness to the vision and planning goals
established in the Stuart Street District, particularly the
height and density guidelines.
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...the project proponent should be required

Please refer to Section 4.4.3 and Figures 4.8a-c for
analysis of trip diversions to the Arlington Street ramp
associated with closure of the On-Ramp. Please also
see Section 4.6 for an analysis of Project-generated

15.3 to present a thorough assessment of the traffic impacts in both the Base and Alternate
impact on area traffic of a ramp closing. Conditions, where the On-Ramp is open and closed,
respectively. The Proponent notes that MassDOT will be
submitting an Interchange Modification Report (IMR) to
the Federal Highway Authority (FHWA) in early 2017.
Bay Village does not want to lose the
Arlington Street on-ramp to the Please refer to Section 4.4.3 and to Figures 4.8a-c for
Massachusetts Turnpike, but it is clear to analysis of trip diversions to the Arlington Street ramp
residents that this on-ramp has no capacity | associated with closure of the On-Ramp under Future
154 for additional traffic. The portion of No-Build conditions. The Proponent notes that
Arlington Street (between Park Square and | MassDOT will be submitting an Interchange
Cortes Street) that provides access to the Modification Report (IMR) to the Federal Highway
Arlington Street on-ramp is already Authority (FHWA) in early 2017.
dangerous, congested and noisy.
Bay Village would request not only that an | Please refer to Chapter 4 and Figures therein for details
15.5 extensive traffic study be required of the of the Transportation Impact Study (TIA) performed for
proponent the Project.
...several specific issues relevant to Bay
Village be addressed in that study,
including:
i) Traffic coming down Arlington Street to
the on ramp. Cars coming down Arlington Please refer to Section 4.4.3 and to Figures 4.8a-c for
Street to the on-ramp frequently speed analysis of trip diversions to the Arlington Street ramp
and there is currently no effective traffic associated with closure of the On-Ramp under Future
15.6 calming mechanisms on Arlington Street. No-Build conditions. The Proponent notes that

Traffic has increased significantly in the
past few years with the addition of several
large residential developments in the area.
Clearly, if the Clarendon on-ramp were
closed, traffic would divert to Arlington
Street. The likely impact of that diversion
and necessary mitigation should be
studied.

MassDOT will be submitting an Interchange
Modification Report (IMR) to the Federal Highway
Authority (FHWA) in early 2017.

PNF Response to Comments

11-49




Back Bay/South End Gateway Project

DEIR/DPIR

Comment No.

Comment

Response to Comment

if) Impact on Isabella Street. Isabella Street
is a primarily residential street not
designed to handle large traffic volumes or

Please refer to Section 4.4.3 and to Figures 4.8a-c for
analysis of trip diversions to the Arlington Street ramp
associated with closure of the On-Ramp under Future
No-Build conditions. The distribution of Project-
generated vehicle trips presented in Section 4.5.9
assigns 8 and 30 trips in the AM and PM peak hours,
respectively, to the Columbus Avenue/Arlington Street
intersection to provide a conservative (worst case)

15.7 di hicles. The i t that . . . .
speg Ing vehicies. The impact that a ramp impact analysis at that location. Some of these trips
closing would have on Isabella Street . . .
. . . . may, in practice, use Isabella Street to reach Arlington
should be included in a required traffic o S
<tud Street, but it is expected that the majority will use
y Columbus Avenue. No additional Project-generated
trips are projected to use the Arlington Street ramp
under the Alternate Condition, where the On-Ramp is
closed, than under the Base Condition, where the On-
Ramp remains open.
The Proponent has made considerable efforts to
include the creation of a new 11,000 square foot public
plaza with the delivery of the Station East Parcel and
. the upgrading of the existing open space on
“I). .A well de'5|gned park herg would . Dartmouth Street with the delivery of the Station West
15.8 mitigate the impact and provide a tangible .
) : Parcel. Please refer to Section 1.5 for a summary of the
benefit to all Boston residents. S, ) .
Project's benefits to the public realm, as well as to
Section 3.5 for a detailed discussion on site design.
Please see also Figures 3.2a-m and Figures 3.8a-f for
renderings and public realm/landscaping plans.
IS;E:::ZSEZ:;:OUI:]k:czrr:gtreigoriate Please refer to section 4.10.2 for a description of the
15.9 . P . PP p Route 39 Bus terminus relocation, and to Figure 4.21
replacement site for this critical bus line for a olan
before the project advances further. plan.
In the BVNA's experience, services that are
important for residents, such as the
location for the Route 39 b ft . .
(;)e;:IiabI:th;r Iefet foorunz otiaL:iZ:?c(; Ijtner Please refer to section 4.10.2 for a description of the
15.10 Y 9 Route 39 Bus terminus relocation, and to Figure 4.21

date and then conveniently be given short
shrift at that later date. That should not
happen with the site for this critical

transportation line for downtown residents.

for a plan.
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...we are concerned that the current design
does not dedicate enough resources, space
or attention to providing quality public
space for residents and visitors who use
the station for bus, subway, commuter rail

Please refer to Section 1.1.1 and Appendix E for a
detailed description of the Station Concourse

15.11 and Amtrak service. Commercial space Improvements, which increase capacity in
should enhance, not limit, the quality of ingress/egress, platform access, waiting area and
the public space. In particular, the BVNA is | seating. Please see also Figures E.1-E.5.
concerned that the current design
sacrifices light and air in the station area in
favor of commercial space.
A significant improvement in the air quality
of Back Bay Station must be a required
outcome of this project, irrespective of the
ultlmgte CO.St or comple?q.ty of the- . Please refer to Appendix E for information on the
solution. -Simply put, failing to make this a \ S .
15.12 . . . MBTA's track-level ventilation improvement project at
requirement would ignore the basic need .
) . o the Station.
of the commuting public for quality air.
This project is likely the only opportunity to
fix this critical issue health issue and should
be a non-negotiable requirement.
The project proponent should satisfy the The Project will provide a variety of new high-quality
entirety of any affordable housing housing opportunities in compliance with the
15.13 L : . . . . : .
obligation with on-site affordable housing | applicable Inclusionary Development Policy of the City
in the two proposed residential towers. of Boston.
Letter 16 Neighborhood Association of the Back Bay
We are <?ieeply concerned about the likely Please refer to Chapter 4 for Transportation and
cumulative effects of 380 Stuart Street, 40 L . .
- . Parking impacts, Chapter 5 for Sustainability and GHG
Trinity Place, Neiman Marcus Tower, and . .
. assessment, Chapter 6 for Environmental impacts,
the three towers and one additional .
16.1 Chapter 7 for Infrastructure impacts and Chapter 8 for
structure of the Back Bay /South End . L
. . impacts to Historic Resources. Please note all other
Gateway Project on three major areas: . . .
L . approved projects in the Stuart Street Corridor have
traffic, infrastructure and the environment . .
. been included in these analyses.
[as outlined below].
We would request that the Boston Traffic Please refer to Sections 4.5 and 4.6 for a detailed
16.2 Department estimate how additional analysis of Project-related traffic impacts in the study

vehicular traffic would affect, in particular
the cross streets in the Back Bay.

area and to Section 4.7 for results of the traffic study
with proposed mitigation measures.
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What would further gridlock mean for
emergency vehicles including fire
equipment and ambulances seeking to

Please refer to Sections 4.5 and 4.6 for a detailed
analysis of Project-related traffic impacts in the study

16.3 . . !
access areas of the Back Bay during rush area and to Section 4.7 for results of the traffic study
hours or trying to take Storrow Drive to with proposed mitigation measures.
Massachusetts General Hospital?
As described in Chapter 4, the Project enjoys an
16.4 Given the current gridlock, what other exceptional transit-oriented location, and benefits from
) alternatives are being explored? excellent access to alternative modes including transit,
bicycling and walking.
Please refer to Sections 4.10 and 4.132 for a discussion
. e f the Project's Parki T ion D
16.5 Is a congestion tax a possibility? of the Project's Par ”.19 and. ransportation gmand
Management strategies designed to reduce Single
Occupancy Vehicle Trips.
. The P ti f lans by the City of
Can we limit driving into the city on © rroponent 1s unaware ot any plans by the -1y o
. Boston to implement such measures. Please refer to
weekdays to alternating days of even/odd .
16.6 . . ; . . Section 4.13.2 for a summary of proposed TDM
license plates? Will taxis or ride sharing . . .
. o measures designed to reduce Project-generated ride-
vehicles be more regulated and limited? . . .
along trips and single occupancy vehicles.
Is the.C|ty and{or developers willing to Please refer to Section 4.10 for a detailed analysis of
contribute major funds to the MBTA to . . . .
16.7 . . . . existing, Future No-Build and Future Build transit
increase its carrying capacity? Are there capacit
other alternatives? pacty.
Are th I h .
e t ere plans to expand the Commuter The Proponent is not aware of any plans to expand
Rail trains into Back Bay? Are there plans e .
. . S Commuter Rail trains into Back Bay or North Station.
16.8 being discussed for commuters arriving at
. Please refer to the MBTA for status of any such plans
North Station to access the Back Bay when independent of the Proiect
the Orange and Green lines are packed? P Ject
The Proponent is not aware of proposals by the City of
. . Bost the MBTA for designated bus | , and such
Without designated bus lanes would buses osion orne 7 or designaned bus fanes, and suc
16.9 be able to move throuah aridlock? analysis is not included in the DEIR. Please refer to
ghg ' Chapter 4 for a detailed traffic and transportation
analysis.
Given the increase in cycling in the City Please refer to Section 4.3.3 for a summary of existing
and the fact that it may be the fastest way bicycle facilities near the Project Site, to Section 4.11 for
16.10 to get around, are there designated safe a complete discussion of the Project's proposed bicycle
cycling lanes into and around the Stuart accommodations and to Figure 4.22 for the proposed
Street development area? bicycle parking plan.
Please refer to Section 4.11 for a complete discussion
16.11 Is there bike storage? of the Project's proposed bicycle accommodations and

to Figure 4.22 for details on proposed bicycle parking
and infrastructure improvements.
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Are there plans to make sidewalks wide
enough to allow for an increased number

Please refer to Section 3.5.1 for a detailed description
of the Project's public realm improvements, to Section

16.12 f t Il as travel ith . . . .
of commuters as wefl as travelers wi 3.5.2 for an analysis of sidewalk widths and to Figures
luggage going to and from Back Bay . .
. 3.8a-f for public realm improvement plans.
Station?
What are the plans to provide the
additional electricity, natural gas, sewer Please refer to Sections 7.2 through 7.5 for descriptions
16.13 lines, internet, telecommunications and of existing utilities and proposed future connections.
trash collection that the new residents and | No capacity issues are anticipated.
businesses will require?
Please refer to Sections 7.2 through 7.5 for descriptions
16.14 Who will pay for those improvements? of existing utilities and proposed future connections.
No capacity issues are anticipated.
Wind is already creating a dangerous
situation around much of Stuart Street and .
o Please refer to Section 6.2 for a summary of the
Copley Square. Can we have additional . . N .
16.15 . . . Project's pedestrian level wind impacts. See Appendix I
measurements of the wind as it is now in . .
. for a copy of the full pedestrian wind report.
all four seasons and as construction
proceeds?
Given the Farmers Ma'rk'e't as well as Please refer to Section 6.2 for a summary of the
numerous holiday activities in Copley . . o .
16.16 Project's pedestrian level wind impacts. See Appendix I
Square can we measure the center of the . .
for a copy of the full pedestrian wind report.
Square as well as all four corners?
We would request studies to show the
combm.ed e.ffect.o.f all towers on year- Please refer to Section 6.3 for a summary of the
round light in Trinity Church, the . . .
16.17 Project's shadow impacts. See also Section 8.3.2 for
Commonwealth Avenue Mall, Copley . . .
S shadow impacts on area historic resources.
Square and the interior courtyard of the
Boston Public Library
The Proponent appreciates the prominent nature of the
This neighborhood is appreciated daily not | site and has designed the Project accordingly. Please
just by residents and commuters, but also refer to Sections 3.1 and 3.5 for a detailed description
16.18 by thousands of visitors from all over the of the public realm and accessibility improvements
world. It's important we keep it accessible, proposed by the Project. Please also see Appendix J for
safe, and workable for everyone. specific details of the pedestrian accessibility
improvements proposed by the Project.
Letter 17 Ellis South End Neighborhood Association
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It should be noted that the public
involvement has only occurred over the
past six weeks — a relatively short time for

The Proponent notes that a Project Notification Form,
not an Expanded PNF, was submitted on March 29,
2016. The regulated 30-day public comment period

17.1 . . was extended twice to end on June 17, 2016. The
the public to consider all of the . . I
e . . submission of this DEIR/DPIR will initial a new 75-day
ramifications for a project of such size and . . . .
. public comment period, ensuring that there will be
location. . X . .
adequate time for public review of the Project.
It is also important to note that the next . P
. portan . The Proponent notes that a Project Notification Form,
meeting of the Citizens Advisory .
; Y . . not an Expanded PNF, was submitted on March 29,
Committee (“CAC") scheduled to discuss . .
A . ) 2016. The regulated 30-day public comment period
the critical issues of parking, traffic and .
17.2 . was extended twice to end on June 17, 2016. The
streetscape is June 15th — only two days o . Sl
. submission of this DEIR/DPIR will initial a new 75-day
before the comments are due — which . . . .
. . . . public comment period, ensuring that there will be
provides little time for the public to offer . . . .
. adequate time for public review of the Project.
any substantive comments.
We appreciate, however, that Boston
Properties and the BRA will continue to
17.3 P . . Comment noted.
respond to comments as the project review
process continues.
We appreciate the commitment made by
Secretary of Transportation Pollack to
conduct public meetings beginning this . .
P 'g' 9 9 Please refer to Section 1.1.1 and Appendix E for a
summer to allow public involvement and, . L . . .
. . detailed description of the Station renovations. A public
most importantly, for the questions and .
. . meeting was held on September 26, 2016 to present
concerns raised by the public to be .
the Station Concourse Improvements and MBTA track-
addressed. There have been concerns o . . .
17.4 . . level ventilation project and to receive community
raised, however, by several residents that . . .
o feedback. This same information was also presented to
the two initiatives need to be made one. .
. the CAC on October 6, 2016. Please refer to Section
Can a realistic argument be made that the . . S . .
. CZ . 3.4.4 for a discussion of the Project’s integration with
impact on the interior of the station to . .
. . the Station Concourse Improvements project.
accommodate the construction project and
the needs of the developer are separate? It
would appear to be a difficult argument.
While the development of a traffic plan .
. oP ' tratc p Comment noted. Please refer to Chapter 4 for details
remains to be discussed, it is critical for the on the traffic plan and study conducted for the Project
17.5 Boston Transportation Department (“BTD") P y )

to be a participant at every meeting of the
CAC and those with the public.

The Proponent has continued to work closely with BTD
throughout the project review process.
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Some have suggested that the area around
the proposed project already suffers
gridlock throughout the day. Would it not
only be worsened without a clear and

Please refer to Section 4.7 for results of the traffic study
with proposed mitigation measures and to Section 4.13
for a description of potential traffic control

Will there be input from the riding public?

17.6 . . improvements and additional TDM measures. Proposed
thoughtful traffic control plan discussed . . .
. , improvements will be reviewed by the BTD and further
from the start of the review? BTD’s . . . .
. . refined as appropriate by the Proponent in consultation
expertise is needed throughout the project .
. with BTD.
review phase.
Boston Properties has indicated it will work
with the MBTA to find a new #39 bus
staging area “nearby” once the bus
turnaround is closed off for construction. Please refer to Section 4.10.2 for a description of the
17.7 With all of the other development projects | Route 39 Bus terminus relocation, and to Figure 4.21
expected to be underway, is there any for a plan.
other location other than some part of
Columbus Avenue that would be available
“nearby"?
I ing th f ith . .
ncreasing t e.number of passengers wit Please refer to Chapter 4.12 for an analysis of existing
luggage crossing Columbus Avenue to h i . .
17.8 . . and future pedestrian conditions and infrastructure in
access the station or hotels in the area as
. . the study area.
vehicles leave the garage is of concern.
The preliminary internal wind study may
suggest minimal changes to the Please refer to Section 6.2 for a summary of the
surrounding streets. Many, especially those | Project's pedestrian level wind impacts. See Appendix I
17.9 who have avoided Clarendon Street near for a copy of the full pedestrian wind report. Please
the former “new” John Hancock Building note the Project improves pedestrian-level wind
for years, have expressed doubts about the | conditions in many locations.
preliminary findings.
Please refer to Section 1.1.1 and Appendix E for a
detailed description of the Station Concourse
Improvements, which increase capacity in
Howwillaccess and egress work fothe | (O S B L R I AR TS
17.10 Orange Line, Commuter Rail and Amtrak? g 9 B2 AP

meeting was held on September 26, 2016 to present
the Station Concourse Improvements and MBTA track-
level ventilation project and to receive community
feedback. This same information was also presented to
the CAC on October 6, 2016.
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As each piece of the project proceeds with
more and more people coming to the
station and buildings, where will the drop-
offs be located? Will there be a need for
more surface buses and not just Bus #39?

Please refer to Section 3.5.1 and Figures 4.18a-b for
details on proposed drop-off locations and curbside

17.11 It is unclear where a new turnaround for uses. Please also refer to Section 4.10.2 for a
Bus #39 could be located anywhere in the description of the Route 39 Bus terminus relocation,
vicinity of the station. The answer to the and to Figure 4.21 for a plan.
location of the new turnaround needs to
be provided now — not after the project is
underway.
Please refer to Section 4.10 for an analysis of the
What assurances are there that station Project's impact on transit facilities. The Proponent has
facilities can grow to meet state and city’s worked with MassDOT and the MBTA in developing the
17.12 goals to increase transit mode-share, methodology for studying the Station's capacity and
reduce air pollution and lower energy growth potential. Please also refer to Sections 5.3.2 and
consumption? 5.4 for a discussion of the Project's energy conservation
and GHG reduction strategies.
. . Please refer to Section 1.1.1 and Appendix E for a
How will the station be able to ¢ ETer 1o Sect . ppendix '
. . . detailed description of the Station Concourse
accommodate future security or ticketing S L
17.13 . . Improvements, which increase capacity in
procedures (especially for commuter rail . o
ingress/egress, platform access, waiting area and
and AMTRAK)? . .
seating. Please see also Figures E.1-E.5.
Please refer to Section 1.1.1 and Appendix E for a
. . s detailed description of the Station Concourse
How will retail-related activities in the _ o
L : Improvements, which increase capacity in
17.14 station impact transportation-related . o
circulation and operations? ingress/egress, platform access, waiting area and
' seating. Please see also Figures E.1-E.5 and Section 4.10
for a detailed transit capacity analysis.
. . Please refer to Section 1.1.1 and Appendix E for a
In what way would the reduction of public . o 2 PP
. . . . detailed description of the Station Concourse
circulation space impact the ability of the S L
17.15 . . Improvements, which increase capacity in
station to handle emergency and special . o
ingress/egress, platform access, waiting area and
event surges? . .
seating. Please see also Figures E.1-E.5.
What are provisions for improved sidewalk
access to the station along Dartmouth . . _
Please refer to Section 3.5.1 for a detailed description
Street, Clarendon Street? If the developer L . .
17.16 of the Project's public realm improvements, and to
moves the shop facades out to the street . . .
. . . Figures 3.8a-f for public realm improvement plans.
line, what will be the impact on
pedestrians?
. Pl fer to Section 3.5.1 f detailed descripti
How does the increased use of curb and ease re gr (,) ec |(?n _or a detarled descrip |9n
sidewalk space to serve the new of the Project's public realm improvements, to Section
17.17 P 3.5.2 for an analysis of sidewalk widths and to Figures

development detract from existing or
increased public transportation use?

3.8a-f for public realm improvement plans. See also
Section 4.12 for a pedestrian analysis.
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Boston Properties needs to address their
commitment to affordable housing. The

The Project will provide a variety of new high-quality
housing opportunities in compliance with the

17.18 commitment should clearly state the applicable Inclusionary Development Policy of the Cit
inclusion of the units on-site rather than at bp y P y y
. of Boston.
some other location.
We need a station than preserves the
legacy of the citizens in the 1970's and Please refer to Section 1.1.1 and Appendix E for a
1980's who stopped the South End Bypass | detailed description of the Station Concourse
17.19 and the Southwest Expressway and who Improvements, which are designed to preserve the
put countless hours into the creation of the | architectural integrity of the original structure. Please
Southwest Corridor Park and, especially, see also Figures E.1-E.5 and Figures E.7-E.10.
Back Bay Station.
. Pl f i S5.1f il ipti
The narrower sidewalks, the new curb cuts, ease reter tc'> Sectlgn 35 ora detailed descrlptlgn
.. S of the Project's public realm improvements, to Section
the lack of provision for buses, elimination . ] . .
. o 3.5.2 for an analysis of sidewalk widths and to Figures
of the railroad waiting room and a . .
. . 3.8a-f for public realm improvement plans. Please refer
darkened concourse crowded with retail . . .
17.20 . . also to Section 1.1.1 and Appendix E for a detailed
stores, seem more like a Penn Station o !
o . . . description of the Station Concourse Improvements,
demolition than the creation of, in their L L
. s - . which increase capacity in ingress/egress, platform
words, a first-class, “airport quality” transit o - .
hub access, waiting area and seating. Please see also Figures
’ E.1-E.5 and Figures E.7-E.10.
Please refer to Section 3.3 through 3.5 for a detailed
description of the Project's design, including street
frontage. See also Figures 3.2a-m. The Proponent has
made every effort to create a high-quality continuous
The Stuart Street Zoning rules would street frontage activated by vibrant and engaging
emphasize retail along Stuart Street — ground floor uses, such as retail and restaurant spaces,
17.21 Boston Properties has not done so. The and residential and commercial building lobbies,

) lobby of an office building is not retail and | despite the substantial constraints of the Project Site.
is not a location that is welcoming outside | Through the use of glass facades wherever possible, the
of normal business hours. Project will provide transparency and create an inviting,

safe and accessible ground-level experience for
pedestrians. Section 3.4.1 describes the Garage West
building design and includes details related to the
ground floor space along Stuart Street.
) . The determination of Station hours is related to the
Will there be 24-hour public access to the . . . .
17.22 . hours of train operations and is determined by the
station?
MBTA.
Will the proposed station layout result in a | Please refer to Section 1.1.1 and Appendix E for a
reduction in available public space that detailed description of the Station Concourse
17.23 would be sufficient to serve the needs of Improvements, which increase capacity in

the projected increase in passengers,
especially in high-volume periods?

ingress/egress, platform access, waiting area and
seating. Please see also Figures E.1-E.5.
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Has Boston Properties considered the use

Yes. Please refer to Section 3.4.1 for a discussion of the
Trinity Place and Stuart Street bridges and to Figures
3.2h-i. The Proponent notes that there are three such

17.24 of overhead walkways to the station to bridges in the immediate vicinity of the Project, each
minimize the impact on pedestrians? providing an important weather-protected and
accessible connection across the busy thoroughfare of
Stuart Street.
As described in Section 3.4.1, a new Garage exit on
The idea of creating a new garage exit Dartmouth Street is necessary under the Base Scheme,
17.25 onto Dartmouth Street should be where the On-Ramp remains open. The Proponent has
abandoned - it is much too dangerous. provided pedestrian and vehicle mitigation measures at
the proposed exit.
Can a project of this magnitude really
proceed without the addition of any new Please refer to Section 4.9 for a summary of existing
17.26 parking spaces? With 3000 to 4000 and proposed parking conditions and Project parking
persons coming to the site won't there be demand.
a need for more parking spaces?
Please refer to Section 3.5.1 for a detailed description
Are the additions to the sidewalk and of the Project's pu.blic rgalm imprgvements, to Section
within the station of retail-oriented 3.5.2 for an anglysns of §|dewalk widths and to Figures
S . . . 3.8a-f for public realm improvement plans. Please refer
17.27 activities really benefits to the public or will . . .
they simply result in less space for also tp Sectlon 111 ar.1d Appendix E for a detailed
pedestrians and commuters? descrlptlon of the Sta.tlo.n ?oncourse Improvements,
which increase capacity in ingress/egress, platform
access, waiting area and seating.
Please refer to Section 1.1.1 and Appendix E for a
If the developer adds a second (and detailed description of the Station Concourse
17.28 perhaps a third) story with retail activities Improvements. See also Section 3.4.4 for a discussion of
to the station, can the developer really the Project's integration with the Station. The additional
improve natural light and air? level of retail will have skylights so as to preserve the
clerestory windows' access to natural light.
As described in Sections 1.4 and 3.4.2, the elimination
of the exit drum is necessary to allow the construction
Isn't the elimination of the exit drum of the structural core of Garage East building, which
17.29 simply a benefit to the developer to allow houses only residential uses and no retail. The existing
for more retail space? full service Garage driveway on Clarendon Street will
remain, providing a right-in, right-out connection to
Clarendon Street.
Letter 18 Ann Beha
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Would private management propose the
removal of original art, or bill boarding the
facades for South Station, or MBTA and

Please refer to Section 1.1.1 and Appendix E for a

18.1a . . detailed description of the Station Concourse
commuter stations? Clarity about the Improvements, including a discussion of public art
standards and obligations for this station is ' '
essential.
Please refer to Section 1.1.1 and Appendix E of the
DEIR/DPIR for a detailed description of the Station
Has MASS DOT approved these Concourse Improvements, which increase capacity in
18.1b renovations? How will they be maintained, | ingress/egress, platform access, waiting area and
and how will the projects impact future seating. Please see also Figures E.1-E.5 and Figures E.7-
transportation systems? E.10. Please see Section 4.10 for a detailed analysis of
Existing, Future No-Build and Future Build transit
capacity.
Please refer to Section 4.10 for a detailed analysis of
existing, Future No-Build and Future Build transit
How will the station and the systems capacity. Please also refer to Section 1.1.1 and
18.1c accommodate new riders with inevitable Appendix E for a detailed description of the Station
increased demand? Concourse Improvements, which increase capacity in
ingress/egress, platform access, waiting area and
seating. Please see also Figures E.1-E.5.
Because the CAC does not address the A public meeting was held on September 26, 2016 to
Back Bay station renovation, an integrated, | present the Station Concourse Improvements and
18.1d confirmed and responsive public process MBTA track-level ventilation project and to receive
to assess the State and MASS DOT issues community feedback. This same information was also
as well as the city wide issues, is essential. presented to the CAC on October 6, 2016.
Because the CAC does not address the A public meeting was held on September 26, 2016 to
Back Bay station renovation, an integrated, present the Station Concourse Improvements and
18.1e confirmed and responsive public process MBTA track-level ventilation project and to receive
to assess the State and MASS DOT issues community feedback. This same information was also
as well as the city wide issues, is essential. presented to the CAC on October 6, 2016.
. . The Proponent has made considerable efforts to
Two residential towers on Clarendon Street | . . .
. include the creation of a new 11,000 square foot public
have been generally outlined; a . . .
presentation on their grounds cape, or plaza with 'Fhe delivery of 'Fhe Station East Parcel and
. . the upgrading of the existing open space on
landscape, s forthcoming. Already the Dartmouth Street with the delivery of the Station West
18.2 developers have said the site is “too tight”

for an appreciable amount of outdoor
green space. What is the plan for a
humane and welcome presentation and
urban setting for these large buildings?

Parcel. Please refer to Section 1.5 for a summary of the
Project's benefits to the public realm, as well as to
Section 3.5 for a detailed discussion on site design.
Please see also Figures 3.2a-m and Figures 3.8a-f for
renderings and public realm/landscaping plans.
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Issues I believe the CAC and community
need addressed with more clarity, include:

Please refer to Section 1.1.1 and Appendix E for a
detailed description of the Station Concourse
Improvements. A public meeting was held on
September 26, 2016 to present the Station Concourse

18.3 ) The MASS Dot approved plan for the Improvements and MBTA track-level ventilation project
station, its timetable, its balance of . . .
communitv-serving retail and public space and to receive community feedback. This same

. y 9 P PaC€ | information was also presented to the CAC on October
and its design.
6, 2016.
Issues | believe the CAC and community
need addressed with more clarity, include
(cont.)
Please refer to Chapter 4 for a discussion of transit
184 o . . ) .
+ The specific management of auto transit | routes and detailed analysis of traffic impacts.
routes, to create less impact on Copley
Square, and neighborhoods and the
already dense traffic.
Issues | believe the CAC and community
need addressed with more clarity, include
(cont.) Please refer to Chapter 3 and the Figures therein for a
18.5 . . - .
full discussion of the Project's design.
« More about the design, and its
intentions and expression
Issues | believe the CAC and community
ith larity, i .
;1Ceoe;1dt;7ddressed with more clartty, include The Proponent has made considerable efforts to
’ include the creation of a new 11,000 square foot public
. plaza with the delivery of the Station East Parcel and
« The ground level, particularly the . -
o the upgrading of the existing open space on
amount and vitality of the landscape and . . .
. Dartmouth Street with the delivery of the Station West
18.6 green buggers that are essential to a

humane and welcoming residential and
commercial environment. Upper level
terraces, which have been presented as
amenities, are not urban settings for
everyday use, not a substitute for ground
level landscape and sitting areas.

Parcel. Please refer to Section 1.5 for a summary of the
Project's benefits to the public realm, as well as to
Section 3.5 for a detailed discussion on site design.
Please see also Figures 3.2a-m and Figures 3.8a-f for
renderings and public realm/landscaping plans.
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Issues | believe the CAC and community
need addressed with more clarity, include
(cont.)

* How does this project improve the
Orange and commuter rail lines not further

Please refer to Section 4.10 for a detailed evaluation of
potential transit impacts and to Section 4.2 for a

18.7 overcrowd them? How does this project L . .
description of transit improvements that are being
ensure that new modes of transport are delivered with the Project
not precluded, but instead, enhanced? Will '
the complex structural gymnastics that the
developer notes are needed for this project
inhibit the viability of future infrastructure
upgrades?
Issues | believe the CAC and community
need addressed with more clarity, include
(cont,) Please refer to Section 3.5 for a detailed description of
18.8 the Project's pedestrian realm improvements, and to
« An approach to improving the civic Figures 3.8a-f for pedestrian realm improvement plans.
realm, in lieu of just conforming with the
letter of the law.
More comparable information about how
this setting will change the wind should be
offered. The BRA has offered no Please refer to Section 6.2 for a summary of the
18.9 comparisons between the early wind Project's pedestrian level wind impacts. See Appendix I
calculations for this site and wind for a copy of the full pedestrian wind report.
elsewhere in the city—such comparable
are needed.
Adding more shadow to Copley Square As. Qisgussed in Section 6.3, shadow impach havg been
may be legal, but it never could be mlnlmlz.ed ’Fo the extent prac.tlcable t9 avoid .notlceable
18.10 described as civic, considerate, o pedestrian impacts, and are in compliance with the

beneficial. “As of right” does not mean it IS
right.

specific requirements of the Stuart Street Zoning
District, including the 2-hour shadow limitation on
Copley Square.
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What are the more convincing public
benefits of this project? I welcome
responsible new development with
opportunities for housing and public
benefits, and seek to promote projects
characterized by responsible planning,

Please refer to Section 1.5 for a detailed summary of

18.11 SUSttha'blhty, serV|ce'to the gregter good, the Project's public benefits.
embracing good business practices,
creating jobs: a balance of benefit and
burden. A revised station, once confirmed,
can be one, but beyond the station, more
benefits need application to the immediate
affected environment and community.
I encourage more specificity, emphasis on
greater civic contributions, and Please refer to Section 1.5 for a summary of the
improvements, as essential to this projects | Project's public benefits, to Section 3.5.1 for a detailed
18.12 progress. The BRA and the state agencies description of the Project's public realm improvements,
are our voice to require the BEST design, and to Figures 3.8a-f for public realm improvement
the best environmental performance, not plans.
just the “conforming” compliances.
[ urge leadership from the agencies to
push design and quality standards beyond | Please refer to Section 3.4 for a description of each
the merely legal and feasible to the Project Component's design, height and massing,
18.13 platform of its setting—a city region long character and exterior materials and signage. Please
distinguished for its scale, architectural refer to Figures 3.2a-m for renderings and Figures 3.6a-
quality, and its enduring value to the entire | p for skyline and bird's eye views.
community.
Letter 19 Ann Hershfang
the plans for changes to the station, Please refer to Section 1.1.1 and Appendix E for a
apparently under the aegis of MassDOT, detailed description of the Station renovations. A public
MBTA and BRA, should not be allowed to meeting was held on September 26, 2016 to present
19.1 proceed without public involvement, as the Station Concourse Improvements and MBTA track-
was apparently stated by MassDOT's level ventilation project and to receive community
Director of Development at an early feedback. This same information was also presented to
meeting the CAC on October 6, 2016.
19.2 [ also support the matters raised in letters Comment noted.

from Ken Kruckemeyer and WalkBoston.
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Issues raised by changes proposed inside
the station:
--the decrease of waiting space (and

Please refer to Section 1.1.1 and Appendix E for a
detailed description of the Station Concourse
Improvements, which increase capacity in

19.3 o . . o
comfort) inside the BB/SE Station due to ingress/egress, platform access, waiting area and
elimination of the commuter rail waiting seating. Please see also Figures E.1-E.5 and Figures E.7-
area, E.10.
Issues raised by changes proposed inside the
station (cont.) Please refer to Section 1.1.1 and Appendix E for a
--a careful analysis as to whether the detailed description of the Station Concourse
19.4 proposed public waiting areas will be Improvements, which increase capacity in
) adequate and comfortable enough to ingress/egress, platform access, waiting area and
pleasantly accommodate rail users, transit seating. Please see also Figures E.1-E.5 and Figures E.7-
riders, retail and food outlet shoppers, and | E.10.
through traffic,
Please refer to Section 1.1.1 and Appendix E for a
Issues raised by changes proposed inside the | detailed description of the Station Concourse
19.5 station (cont.) Improvements, which increase capacity in
-- circulation through the station, ingress/egress, platform access, waiting area and
seating. Please see also Figures E.1-E.5.
Issues raised by changes proposed inside the
station (cont. . . .
(cont) . Please refer to Section 4.10 for a detailed analysis of
--data about the number of current rail . . . .
19.6 . . . existing, Future No-Build and Future Build transit
and transit users inside and outside, .
. ; . . . capacity.
-- projected increases in transit and rail
users resulting from new construction,
. _ PI fer to Section 4.9 f f existi
Issues raised by changes proposed inside the ease reter to section or @ stmmary ot existing
. and proposed parking conditions and Project parking
station (cont) .
19.7 . . I demand. Increased parking to accommodate changes
--increased parking demand and facilities S o o "
inside the station is not proposed in light of the "non
to accommodate the growth, . L
destination" characteristics of the uses.
Please refer to Section 1.1.1 and Appendix E for a
Issues raised by changes proposed inside the | detailed description of the Station Concourse
19.8 station (cont.) Improvements, which increase capacity in
) --access through the station between ingress/egress, platform access, waiting area and
Dartmouth and Clarendon Streets, seating. Please see also Figures E.1-E.5 and Figures E.7-
E.10.
I ised by ch d inside th . . . .
sstf;;ie:nr?éf)ent) Y changes proposed (NSIAe the | plaase refer Section 4.10.4 for discussion of the impact
19.9 ; of the Station East building's structure to the Station

--location of and impacts of building
support posts on station platforms,

platforms.

PNF Response to Comments

11-63




Back Bay/South End Gateway Project

DEIR/DPIR

Comment No.

Comment

Response to Comment

Issues raised by changes proposed inside the
station (cont.)

Please refer to Section 1.1.1 and Appendix E for a

19.10 detailed description of the Station Concourse
--plans to replace the neon artwork . . . . .
. Improvements, including a discussion of public art.
formerly at the entrances to the station.
Issues raised by changes outside the
station: Please refer to Chapter 4 for a detailed traffic analysis,
--data about current traffic and pedestrian | including Existing, Future No-Build and Future Build
numbers on the sidewalks and roads, conditions. Please see Section 4.12 for a pedestrian
19.11 L ) . . . .
--projections for traffic and pedestrian analysis and to Section 3.5 and Figures 3.8a-f for
growth from the increased transit and rail proposed public realm improvements to facilitate
passengers, and the many new buildings in | pedestrian movement around the Project Site.
the area,
The Project's sidewalk dimensions have been revised in
the DEIR/DPIR. Please refer to Section 3.5.1 and Figures
Issues raised by changes outside the station | 3.8a-f for a specific description of the pedestrian realm
(cont) and circulation improvements and to Section 3.5.5 for a
--the Dartmouth Street sidewalk narrowed | summary of pedestrian accessibility improvements. As
19.12 . . . . . . .
to 8 feet from its current generous width described in Section 3.5.4, throughout the Project Site,
cannot possibly handle the pedestrian the proposed pedestrian realm improvements meet or
traffic, exceed BTD's Complete Streets Guidelines for
Downtown Commercial Zone minimum streetscape
dimensions.
Issues raised by changes outside the station | Please refer to Section 3.5 for a discussion of site
(cont,) design and pedestrian access. Please also see Figures
19.13 . . . .
--trees in planters at the sidewalk edge will | 3.8a-f and 3.9a-b for proposed public realm
only worsen the problem, improvements and site circulation and access plans.
Issues raised by changes outside the station | In lieu of dark and dreary arcades, the Project offers
(cont,) new weather-protected through block connectors from
19.14 both Stuart and Clarendon Streets into the Station.
--removal of the protective overhang on Please refer to Section 3.4 for a detailed description of
Dartmouth St., these public goods and their phasing.
Please refer to Sections 4.3 - 4.6 for a detailed traffic
Issues raised by changes outside the station | study which includes analysis of Existing, Future No-
(cont.) Build, and Future Build conditions both with and
19.15 without the On-Ramp closure. The Proponent notes

--impacts of eliminating the Clarendon
Street ramp into the MassPike,

that MassDOT will be submitting an Interchange
Modification Report (IMR) to the Federal Highway
Authority (FHWA) in early 2017.
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Issues raised by changes outside the station
(cont.)

--cars exiting from the garage across the

As described in Section 3.4.1, a new Garage exit on
Dartmouth Street is necessary under the Base Scheme,
where the On-Ramp remains open. The Proponent has
provided pedestrian and vehicle mitigation measures at

19.16 . ' o . . .
Dartmouth St. sidewalk in conflict with the proposed exit. Please refer to the traffic analysis
pedestrians, presented in Chapter 4 and Section 4.7 for a future
--capacity of Clarendon, Dartmouth and conditions assessment of Clarendon, Dartmouth and
Stuart Streets to serve future traffic, Stuart Streets.

Issues raised by changes outside the station
(cont.)
o i . . Please refer to Chapter 4 which includes an Existing,
--ability of existing roads and intersections . P . . 9
. Future No-Build and Future Build analysis of roads and
around and near the station to . . . .
. intersections around and near the station, and impacts
19.17 accommodate the growth, as well as in . . L. .
. associated with changes in circulation patterns due to

Copley Square in general, T

; . . Garage access changes and the potential elimination of
--vehicle circulation patterns from changes
. . the Clarendon Street On-Ramp.
in garage entrances and exits and
elimination of the Clarendon Street
Turnpike on-ramp,
Issues raised by changes outside the station
(cont) Please refer to Chapter 4, which includes analysis of

19.18 potential impacts to Columbus Avenue and adjacent
--impacts on Columbus Avenue and residential districts.
adjacent residential districts,

Issues raised by changes outside the station
(cont,) Please refer to section 4.10.2 for a description of the

19.19 Route 39 Bus terminus relocation, and to Figure 4.21
--location of the layover for the #39 bus, for a plan.
with its high ridership and long route,

Issues raised by changes outside the station
(cont)

Please refer to Section 1.1.1 and Appendix E for a
--assurance that the fix of the ventilation detailed description of the Station Concourse

19.20 . . .
problem will not spew the smoke out of Improvements, including the MBTA track-level
the vent stacks at West Newton Streets ventilation improvement project.
onto Titus Sparrow Park and the Southwest
Corridor Park.

. . A publi ti held on September 26, 2016 t
Changes to this station should not be pUDTIC MEEUNg was neld on september °
. . . . present the Station Concourse Improvements and
made without serious conversations with o . .
19.21 MBTA track-level ventilation project and to receive

its users and the residents of adjacent
communities.

community feedback. This same information was also
presented to the CAC on October 6, 2016.
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Letter 20 Anne Devereaux
Concentrating development in central areas with access
to transportation infrastructure is a highly sustainable
development strategy. Please refer to Section 3.3 for a
f the Project's planni incipl d
Is there really a place for all the added tall, summary orthe roJe.C >P gnmhg principles a'n s
. . . . - ) design goals. The Project will reinforce Boston's “high
high density residential buildings, traffic o= . .
s spine” planning strategy, which was developed to
and places for cars (?) in this already L .
20.1 . . preserve the character of the City's historic
congested neighborhood? And especially . )
L . neighborhoods by concentrating growth between them
considering all the other nearby projects . h .
. . and using new development to stitch disconnected
which are planned? I think not. . . .
neighborhoods together into a continuous urban
fabric. Please also note the Project has included all
other approved projects in the Stuart Street corridor in
its environmental impact analyses.
I might add that their priorities for Please refer to Section 1.1.1 and Appendix E for a
improvements at Back Bay Station are not detailed description of the Station renovations. A public
20.2 what they should be. The very first problem | meeting was held on September 26, 2016 to present
: that should have been addressed is the the Station Concourse Improvements and MBTA track-
ventilation at track level, certainly before level ventilation project and to receive community
power washing, etc. feedback.
Letter 21 Anne Swanson
Please refer to Section 1.1.1 and Appendix E for a
Why is Mass/DOT not yet prepared to detailed description of the Station renovations. A public
review the Boston Properties proposal for meeting was held on September 26, 2016 to present
21.1 renovation of Back Bay Station in light of the Station Concourse Improvements and MBTA track-
current and future MBTA needs, plans, and level ventilation project and to receive community
capacity? feedback. This same information was also presented to
the CAC on October 6, 2016.
The Proponent has designed the Project to be
21.2 Why is such a massive project even under respectful of the height and density guidelines in the
) consideration for this site? recently enacted Stuart Street District. Please refer to
Section 1.5 for a summary of Project Benefits.
. . As di i i .3, sh i h
What will be the combined effect of > C!ISC.USSEd In Section 6.3, s .adow |mpact.s ave been
. . minimized to the extent practicable to avoid noticeable
shadows of all the proposed High Spine . . . .
. . o S pedestrian impacts, and are in compliance with the
high-rise structures on fragile little historic specific requirements of the Stuart Street Zonin
21.3 Copley Square, which has a crumbling b q 9

infrastructure that can hardly support the
current environmental conditions and level
of use by the public?

District, including the 2-hour shadow limitation on
Copley Square. The shadow impact analysis was done
all other approved Stuart Street corridor projects in
place.
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Will the water and sewer infrastructure
support the increased population density

Please refer to Sections 7.2 through 7.5 for descriptions

214 . . . of existing utilities and proposed future connections.
resulting from three more high-rise No capacity issues are anticipated
buildings for residential and office space? '
Will the water table be affected by the
construction, which in turn protects the
woodpile foundations of three National Please refer to Section 7.4.3 for a detailed description
215 Historic Landmarks and a luxury hotel in of the Project's intended compliance with the City's
Copley Square: Boston Public Library, Old Groundwater Conservation Overlay District.
South Church, Trinity Church, and the
Copley Plaza Hotel ?
Boston'’s "high spine” planning strategy was developed
to preserve the character of the City's historic
neighborhoods by concentrating growth between them
Will the High Spine of tall buildings and using new development to stitch disconnected
21.6 actually divide and threaten our historic neighborhoods together into a continuous urban
neighborhoods rather than connect them? | fabric. Please see Chapters 3 and 8 for a discussion of
the Project's design, integration with surrounding
neighborhoods and limited impacts to area historic
resources.
Yes, the Proponent has made considerable efforts to
include the creation of a new 11,000 square foot public
plaza with the delivery of the Station East Parcel and
the upgrading of the existing open space on
21.7 Will any public open green space be Dartmouth Street with the delivery of the Station West
) incorporated into the design? Parcel. Please refer to Section 1.5 for a summary of the
Project's benefits to the public realm, as well as to
Section 3.5 for a detailed discussion on site design.
Please see also Figures 3.2a-m and Figures 3.8a-f for
renderings and public realm/landscaping plans.
Why were two neon sculptures by a Please refer to Section 1.1.1 and Appendix E for a
21.8 distinguished artist removed from the detailed description of the Station Concourse
MBTA station without any public process? Improvements, including a discussion of public art.
Letter 22 Barry Solar
Please refer to Section 3.4.1 for a discussion of the
For myself, and on behalf of NABB, T want Trinity Place and Stuart Street bridges and to Figures
to express strong opposition to the 3.2.h—|. The Pro.ponent' note§ .th.at there are t.hree such
221 bridges in the immediate vicinity of the Project, each

inclusion of any pedestrian bridges in the
above project.

providing an important weather-protected and
accessible connection across the busy thoroughfare of
Stuart Street.
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Such bridges violate all tenets of good
urban planning. They destroy view
corridors which are becoming especially

Please refer to Section 3.4.1 for a discussion of the
Trinity Place and Stuart Street bridges and to Figures
3.2h-i. The Proponent notes that there are three such

22.2 precious in the area because of the bridges in the immediate vicinity of the Project, each
number of major projects planned and providing an important weather-protected and
permitted for this so-called "high spine” accessible connection across the busy thoroughfare of
area. Stuart Street.

Please refer to Section 3.4.1 for a discussion of the
Trinity Place and Stuart Street bridges and to Figures
The BCDC guidelines set forth other 3.2h-i. The Proponent notes that there are three such

223 reasons why such bridges are not bridges in the immediate vicinity of the Project, each

acceptable. providing an important weather-protected and
accessible connection across the busy thoroughfare of
Stuart Street.

Letter 23 Carla Nelson
My concerns are about keeping Boston a Please refer to Section 6.2 for a summary of the
livable city so I am concerned about the Project's pedestrian level wind impacts and to Section

23.1 . L - .
effects of wind and shadow which impact 6.3 for a summary of the Project's shadow impacts. See
walking and having sunny areas. Appendix I for a copy of the full pedestrian wind report.

. . . Please refer to Section 6.2 for a summary of the
I am under the impression that the studies . . A .
. Project's pedestrian level wind impacts. See Appendix I
done on the Dartmouth Project do not . .
. . . for a copy of the full pedestrian wind report. Please
take into account the Simon Project over . . .

23.2 . . ; refer to Section 6.3 for shadow impacts on adjacent

Neiman-Marcus. It is not yet built yet but . . .
. . public spaces. Please note all the environmental impact
appears will be a negative effect on the . . . .
. . analyses, including the wind analysis include all other
wind and shadow issues. . . .
approved area projects, including the Copley Tower.
The wind around Trinity Church can be Pleése Irefer to Sgctlon 6.2 ff:>r a. summary of the .
S Project's pedestrian level wind impacts and to Section

dangerous and sunlight is limited on the - .

. 6.3 for a summary of the Project's shadow impacts. See

233 North Side of the church. I hope the . . .

. . . Appendix I for a copy of the full pedestrian wind report.
Dartmouth Project will not add to the wind . .
See also Section 8.3.2 for a shadow analysis on area
and shadow problems. L
historic resources.
Letter 24 Carol Card
The Proponent has designed each Project Component
Just wondering about the back bay project | to be independent of the others, and therefore
24.1 proposed phase order. Which buildings will | phaseable. Please refer to Section 1.4.8 for a

be first, etc.

description of the Project phases and an evaluation of
phasing scenarios.
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I'm especially interested in the time line for
the east side building that will be next to

Please refer to Section 1.4.8 for a description of the
Project phases and an evaluation of phasing scenarios.
Please also refer to Section 6.10 for a description of

24.2 our building where the current cents are. . . .
Will there be any protection for the potential temporary impacts resulting from
adiacent buildings from the dirt etc construction activities and proposed mitigation
) 9 ' measures anticipated to reduce these impacts.
Power washing at back bay station; I live at
285 Columbus and in our association
i Id th hi . .
243 ir:et}e;znbgu\slvfu\;vne;otong ?s Zzlionzwsgr\:\;as g Please note that cleaning of the bus turnaround is
) U | he MBTA.
weekly. I've seen it twice in 6 weeks?! Is currently managed by the
there a schedule for the whole turn around
area for cleaning?
Letter 25 Chris Hale
25.1 ;J;)sss:i;)eza;g Sraeyv\S/LTZf;el:OOk The Proponent appreciates your support.
The Proponent has made considerable efforts to
The "stark useless f " h . . .
rc? ;Ea;ntgsczﬁzz i%ri:‘c;l;;tCE:ietnjon side include the creation of a new 11,000 square foot public
Ef tEe site could be turned into a beautiful plaza with the delivery of the Station East Parcel. Please
25.2 and inviting park, instead of a 350+ foot refer to Section 1.5 for a summary of the Project's
: residential tower, [But that probably makes benefits to the public realm, as well as to Section 3.5 for
the whole ro'ec;c nonviabIeF:)to they a detailed discussion on site design. Please see also
develo ersp ) Figures 3.2a-m and Figures 3.8a-f for renderings and
pers. public realm/landscaping plans.
The Project has included all other approved Stuart
This project, coupled with what seemed Street corridor projects in its traffic, transportation and
like two others in the same area (tower other environmental impact studies, in an effort to
253 going in front of Copley Place; and another | provide the public a holistic view of development in the
) on top of Trinity place?) gives one pause corridor. Please refer to Chapters 4 and 6 for a
on the TOTAL impact on the complete analysis. In addition, the Project team has
neighborhood. been closely coordinating with the 40 Trinity and
Copley Tower projects.
Please refer to Section 6.2 for a summary of the
Are we really expecting to gain that man Project's pedestrian level wind impacts and to Section
residents? C); If S ugre i.? ettin morey 6.3 for a summary of the Project's shadow impacts. See
254 and moré shaZO\)//veg and wir?dier z?nd Appendix I for a copy of the full pedestrian wind report.

windier - and the southern landscape view
is being extinguished.

Please note the Project is fully compliant with the 2
hour shadow restriction on Copley Square and
improves pedestrian-level wind conditions in many
locations.
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a. new tax revenue

i.  What is the source of this? Private
residence (condo) ownership?

The new tax revenue stated in the PNF reflects real
estate taxes generated from all four components of the
Project upon stabilization. It does not take into account
indirect tax revenues generated from sales and income
as a result of new job creation, retail activity, etc. The

>5 ii. What tax incentives are being provided. | Proponent intends to develop the four Project
iii. When is that full amount (16 million Components using private funds, but will explore the
sticks in my mind) kick in relative to the possibility of local, state and/or federal public financing
completion dates of each sub-project, sources, where appropriate. Please refer to Section 1.9.4
for a discussion of possible public funding sources.
b. new jobs
i. New - as in filling in actual new
business - new retail, new restaurant, new The permanent jobs calculation is based on an estimate
25.6 cleaning services of employees that the Project could support given its
ii. Oris that counting all the desk that will | size and proposed uses.
be in the office space, which could be a
company relocating jobs, which may or
may not be actual new positions.
c. construction jobs. The 2500 estimated construction jobs are anticipated to
25.7 be broken down as follows: Garage West: 900 jobs;
) i. How do these spread out over the Garage East: 700 jobs; Station East: 800 jobs; Station
lifespan of the projects. West: 100 jobs.
Letter 26 Deborah Hubert
I am interested in receiving information on
how I'can pote.nt|aII¥ becomg @ CAC b‘oard Please contact the Boston Planning and Development
26.1 member for this project. Additionally, if Authority for more information
possible, I would like to attend your next y '
scheduled board meeting.
Letter 27 Ed Tiffany

PNF Response to Comments

11-70




Back Bay/South End Gateway Project

DEIR/DPIR

Comment No.

Comment

Response to Comment

What are the benefits for the use of this
public land for the general public? The

land could be used for mixed, middle or
low income housing similar to Tent City

Please refer to Section 1.5 for a summary of the

27.1 across the street or Meth Union a few considerable public benefits to be delivered with
blocks away on Columbus Avenue. The Project.
lease of this public land has been granted
with no public process. The use of it should
include public benefit.
As described in Section 3.4, the development of the
Station East Parcel, will deliver a new Station entrance
Building on space East of Back Bay Station, | and through-block connector in addition to a new stair
now used as a bus turn around, will limit and elevator connection to the Orange Line. Please also
27.2 increased access to the train tracks below. refer to Section 1.1.1 and Appendix E for a detailed
The presentations have not given how the description of the Station Concourse Improvements,
next 99 years of increased train and T which increase capacity in ingress/egress, platform
traffic are to be handled. access, waiting area and seating. Please see also Figures
E.1-E.5 and Section 4.10 for a detailed transit capacity
analysis.
If there is private residential building on
public land, it should include affordable
housing within the structure. Linkage The Project will provide a variety of new high-quality
funds, as I understand the BRA summary, . e : .
27.3 are for Commercial buildings. Residential housjlng opportu.nltles in compliance Wlth the .
. . applicable Inclusionary Development Policy of the City
space on public land should include at of Boston
least 25% affordable housing throughout '
the structure. This should be agreed upon
prior to any BRA approvals.
Thank you for presenting to the public
answers to the many concerns. You . The Project will provide a variety of new high-quality
mentioned at a meeting that the project housing opportunities in compliance with the
274 would meet the Mayorls housing

guidelines. Before approvals the public
should know how those guidelines are
going to be met.

applicable Inclusionary Development Policy of the City
of Boston.
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Letter 28 Elliot Guerrero
Weak Design Concept for Office Tower
Massing. Was expecting to hear more
significant reasoning for tower massing but
Rafael basically said it was shaped by wind
study, is that how we should design
buildings. Given the importance and
prominence of the site and location, the Please refer to Section 3.4 for a description of each Project
28.1 public expects an architectural design that | component's building design concept and development,
is equally important/ prominent for the height and massing, character and exterior materials and
location. Personally, I do not find the sighage.
massing and materiality of office tower
very interesting but if the design ‘concept’
was significant I might have been more
open but as I've mentioned the design
concept did not seem to have much depth
beyond just offset glass.
Please refer to Section 3.4 for a description of each Project
28.2 Too much glass on glass tower component‘s buillding design concept ar'1d develolpment,
height and massing, character and exterior materials and
signage.
Please refer to Section 3.4 for a detailed description of each
28.3 Street panoramic view seems weak in Project Component's building design including, height and
comparison to existing garage massing. massing, character and exterior materials and signage.
Please also see Figures 3.2a-m.
As described in Section 3.4.1, a new Garage exit on
Do not think it's a good idea to exit Dartmouth Street is necessary under the Base Scheme,
284 vehicles from garage onto Dartmouth where the On-Ramp remains open. The Proponent has
Street provided pedestrian and vehicle mitigation measures at the
proposed exit
As described in Section 1.2.3, independent of the Project
proposed by the Proponent, MassDOT is studying the
safety and utility of the On-Ramp at Clarendon Street and
is considering its potential closure. The Proponent notes
28.5 Existing ramp to I-90 should remain that MassDOT will be submitting an Interchange

although I would guess it is underutilized

Modification Report (IMR) to the Federal Highway
Authority (FHWA) in early 2017. Please refer to Sections 4.3
- 4.6 for a detailed traffic study which includes analysis of
Existing, Future No-Build, and Future Build conditions both
with and without the On-Ramp closure.
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Considering that the existing structure over
train station can only carry 1 or 2
additional stories it does not seem feasible

As described in Section 1.4.2, the Proponent has
abandoned the Station West Alternate Scheme which
contemplated the addition of two floors of retail. The

28.6 o - . o .
to sacrifice original design features of proposed one-story addition is designed to preserve the
station for retail space that is not ground primary architectural intent of the Kallman, McKinnel and
floor. Wood Structure.
There was a good graphic plan that shows
amount of existing site dedicated to
vehlc.les and I .thought it would be followed Please refer to Section 3.5 for a detailed description of the
up with graphic plan of proposed site areas . . . .
28.7 . . . Project's public realm improvements and to Figures 3.8a-f
dedicated to public spaces. Would like to . .
. for public realm improvement plans.
see before and after of site areas
illustrating area available for public at
various and all times.
Please refer to Section 1.5 for a description of linkage
Would have liked to hear more of the payments and the other substantial public benefits to be
28.8 breakdown of market-rate housing, delivered with the Project. The Project will provide a variety
) affordable housing, linkage payment and of new high-quality housing opportunities in compliance
total budget. with the applicable Inclusionary Development Policy of the
City of Boston.
Letter 29 Elliott Laffer
This is a project that, I believe, has the
potential to have an important positive
impact on a key site at the junction of the
Back Bay and the South End. However, the
I d site h hysical drawback
planned site has many physical AraWbacks 1 rpq Proponent thanks you for your support. Please see
29.1 that can make it difficult to construct .
. ) . responses to your following comments below.
without causing unacceptable negative
impacts. Below I list a series of issues that I
hope can be answered in the MEPA and
concurrent BRA processes in ways that can
mitigate these impacts.
While it is likely that the users of the new
towers will be accommodated, what . "
. . Please refer to Section 4.9 for a summary of existing and
29.2 happens to vehicles that are now parking

at the 100 Clarendon St and Copley Place
garages?

proposed parking conditions and Project parking demand.
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How are conflicts between the exiting
traffic and pedestrians to be handled? In

Please refer to Section 3.5 for a detailed description of the
Project's site design and to Figures 3.8a-f for pedestrian

93 this transit oriented development, will the realm improvement plans, including techniques that will be
edge go to those on foot? employed to ensure pedestrian priority.
Whatis the shadow impact, if any, °T‘ the Please refer to Section 6.3 for the Project's shadow impacts.
294 courtyard of the nearby Boston Public . .
. There is no impact to the courtyard of the BPL.
Library?
Because there is a high likelihood that not
all phases will be built simultaneously, and
there may in fact be extended period when | The Proponent has designed each Project Component to
295 only part of the project is completed, what | be independent of the others, and therefore phaseable.
) is the impact of the project at each interim | Please refer to Section 1.4.8 for a description of the Project
phase? This is also important to study since | phases and an evaluation of phasing scenarios.
the proponent is unsure of the order in
which the phases will be constructed.
WI”. there be tr§n5|t capacity to handle this Yes, please refer to Section 4.10 for a complete Transit
29.6 project along with the other approved analvsic
projects in the area? ysis.
How will the Bus 39 operations be handled
. o
bo'gh during and gfter construction? It s Please refer to section 4.10.2 for a description of the Route
29.7 unlikely that holding the buses on . ) .
h 39 Bus terminus relocation, and to Figure 4.21 for a plan.
Clarendon Street will be an acceptable
solution.
Letter 30 Gerry Ives (Ives Architects)
The Proponent has made considerable efforts to include
the creation of a new 11,000 square foot public plaza with
the delivery of the Station East Parcel and the upgrading of
The public and civic streetscape is either the existing open space on Dartmouth Street with the
30.1 ignored, or there is even a private taking of | delivery of the Station West Parcel. Please refer to Section

public space and benefits.

1.5 for a summary of the Project's benefits to the public
realm, as well as to Section 3.5 for a detailed discussion on
site design. Please see also Figures 3.2a-m and Figures
3.8a-f for renderings and public realm/landscaping plans.
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Let's look at this project from three
aspects:

A. Problems in urban design. Lost

Please refer to Chapter 3 for a full discussion of the

30.2 opportunities. Project's urban design and to Section 1.5 for a summary of
B. Assets of the existing context. the Project's public benefits.
C. Real solutions for a prosperous future...
for the public, for the developers, and for
our city.
The BRA's Copley Place tower project (now
underway) will take away the horse
sculptures and the open space. It will also
30.3 cast a long shadow over the surrounding Please note the Proponent is not involved in that project.
area and even Copley Square (as seen in
the recent presentations for the Gateway
Project).
The intersection of Stewart and Dartmouth
is the intersection from hell. Pedestrian . . .
N ) o Please refer to Section 4.3.7 for an analysis of vehicle crash
30.4 injuries are just waiting to happen.... cars data
barrel out of the turnpike ramp and roar '
past this pedestrian crossing.
. . Please refer to Section 1.4.6. The Project will require the
The ultimate irony... the plan proposes to . o .
partial demolition and reconstruction of the westernmost
tear down the West Hancock garage to . .
. . portion of the Garage in order to accommodate the
build the new tower, and then rebuild a )
. development of the Garage West Parcel and minor
new West Hancock Garage for cars again... e .
30.5 . . modifications will be made to accommodate structural
this is outdated zoning. Even DOT should .
. components of the Garage East Parcel. In its reconstructed
know by now: more parking = more cars . . .
. . state, there will be no net increase in the amount of
on the street, more air pollution, a . . . .
. . parking provided, as the Project-related parking needs can
degraded pedestrian environment. o o .
be accommodated within the Garage's existing capacity.
. The urban context, including relationship with adjacent
And what is with the crazy angles of the S . g . P !
buildings, is a well-respected and integral part of the
West Hancock Garage Tower? Across . . .
. proposed design. At the same time, the Project proposes to
30.6 Stewart Street is the Copley Plaza block... a - .
. . create iconic, world-class architecture and to add to the
traditional four square dignified and . . .
. varied skyline of Boston. Please refer to Section 3.3 for
tradition urban form. . . - L
details regarding the Project's design intent.
. Please refer to Section 6.2 for a summary of the Project's
The tests show no wind problems for a 40 . on ; y o /
story tower! Sensors everywhere on the pedestrian level wind impacts. See Appendix I for a copy of
30.7 ) the full pedestrian wind report. Please note the Project

model divert attention from the critical
intersection of Dartmouth and Stewart.

improves pedestrian-level wind conditions in many
locations.
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The Copley Plaza block is a dignified

Please refer to Section 3.2 for a discussion of
neighborhood context and to Section 3.3 for a discussion
on the Projects Planning and Design Goals. Please also

308 ?er:g::)c;)r whose context should not be refer to Section 3.5.1 for a detailed description of the
9 ' Project's pedestrian realm improvements, and to Figures
3.8a-f for pedestrian realm improvement plans.
Please refer to Section 3.5.1 for a detailed description of
the Project's pedestrian realm improvements, and to
Figures 3.8a-f for pedestrian realm improvement plans.
With the delivery of the Station West Parcel, the existing
Preserve the SOUTHWEST CORRIDOR open space on Dartmouth Street in front of the Station will
30.9 LOWLINE... and extend it across to the be upgraded to create an inviting public plaza at the
Back Bay Station. terminus of the Southwest Corridor Park. The existing
Dartmouth Street crosswalk will be relocated to align with
the Station’s central hall and enlarged to 60 feet wide in
order to better serve pedestrian between the Park and the
Station.
Preserve the station porch and the THREE
30.10 PENNY OPERA representing all walks of life | Comment noted.
in Boston.
Please refer to Section 3.5.1 for a detailed description of
the Project's pedestrian realm improvements, to Section
Preserve sidewalks..make these wider. 3.5.2 for an gnalysns of‘5|dewalk widths and to‘Flgures 3.8a-
f for pedestrian realm improvement plans. In lieu of dark
Preserve cover and expand cover... two .
30.11 . . and dreary arcades, the Project offers new weather-
story arcades provide cover with adequate
daylight protected through block connectors from both Stuart and
y ' Clarendon Streets into the Station. Please refer to Section
3.4 for a detailed description of these public goods and
their phasing.
Please refer to Section 3.3 through 3.5 for a detailed
description of the Project's design, including street
Bring life back to Dartmouth Street...place frontage. See also Flgure§ 3.2a-m.. The Pr‘oponent has made
, s every effort to create a high-quality continuous street
the developer’s mall (now buried inside the . . .
. frontage activated by vibrant and engaging ground floor
parcel) on the street edge in a restored . . .
uses, such as retail and restaurant spaces, and residential
arcade and above the arcade. Recess the and commercial building lobbies, despite the substantial
30.12 West Hancock Garage inside the parcel to 9  aesp

allow for retail and/or office space on the
edge opening to the sidewalk arcade. Even
better don't restore this outdated garage
function.

constraints of the Project Site. Through the use of glass
facades wherever possible, the Project will provide
transparency and create an inviting, safe and accessible
ground-level experience for pedestrians. Section 3.4.1
describes the Garage West building design and includes
details related to the ground floor space along Stuart
Street.
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Add value, create a prosperous
environment...attract visitors, tourists,

Please refer to Section 1.5 for a summary of the Project's

30.13 shoppers, lunch time office workers, ublic benefits
residents, and yes pan-handlers. Add real P ’
value to adjacent developments.
Extend the Dartmouth Mall/Greenway to
Copley Square and even to the Esplanade
(at least long term). Instead of zero vision, Please refer to Sections 4.7 and 4.13 for proposed roadway
apply Vision Zero to the intersection from improvements to mitigate Project-related impacts. Please
30.14 hell at Dartmouth and Stewart Streets. see also Section 3.5 and Figures 3.8a-f and 3.9a-b for site
Slow traffic. Divert traffic. Study depressing | design, pedestrian realm improvements and site circulation
Stewart Street below the new Dartmouth and access plans.
Mall/ Greenway to allow for a pedestrian
mall overpass.
I ine the unfoldi i Ik . . o
Magine the Untoding view as you wa Please refer to Section 3.5.1 for a detailed description of
north on the Dartmouth Mall. This would . . .
30.15 L the Project's pedestrian realm improvements, and to
preserve and enhance those civic values . . .
; . ) . Figures 3.8a-f for pedestrian realm improvement plans.
inherent in Boston's development history.
Use this Dartmouth Mall to more elegantly | Please refer to Section 3.5.1 for a detailed description of
30.16 integrate the eight modes of transit the Project's pedestrian realm improvements, and to
present. Figures 3.8a-f for pedestrian realm improvement plans.
h ley Place horses...... i .
Save the Copley Place horses...... bring The Proponent does not control this artwork or the open
30.17 them out to the Dartmouth Mall open L L
space within which it sits.
space.
. As described in Section 3.4.1, G it
And of course do not mindlessly dump > described In section a new fsarage extt on
. . Dartmouth Street is necessary under the Base Scheme,
vehicles onto dart with a new ramp from a .
30.18 where the On-Ramp remains open. The Proponent has
(needlessly) restored West Hancock . . . .
Garage.! provided pedestrian and vehicle mitigation measures at the
h proposed exit
Do a valid wind tunnel test... especially of
th destri t Dart th and . .
© pedestrian zone at Jartmouith an Please refer to Section 6.2 for a summary of the Project's
Stewart Streets...and scale up the model to . L .
30.19 . pedestrian level wind impacts. See Appendix I for a copy of
say 1 to 40 for a meaningful result. Test for the full pedestrian wind report
northwest winds which are the most brutal P port.
in the winter.
Build a turnpike deck to the east of I
30.20 Clarendon onto which some of the The Columbus Center air rights parcels are not part of the

proposed retail can be relocated.

Project.
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Keep the Back Bay Station “basilica” form
with its side aisles - at least at the entrance

Please refer to Section 1.1.1 and Appendix E for a detailed

30.21 L description of the Station Concourse Improvements, which
area. Preserve the clerestory daylighting at is designed to preserve the original architectural intent
the second and third floors. 9 P 9 '
Find more retail area east of the old station
core. Renegotiate with the developers to o

. The Columbus Center air rights parcels are not part of the

30.22 encourage retail further east and perhaps Proiect
over a new deck east of Clarendon Street Ject
(it is wasted now).

As described in Section 3.4 with the development of the
And keep a curved arch over the Clarendon escht ! ! it v p. .
. Station East Parcel, a new Station entrance with a public

30.23 Street station entrance to reflect the West . . ) o

; plaza will be delivered, ensuring the civic presence of the
end of the station (at a smaller scale). .
Station on Clarendon Street.
Ventilation of the station is welcome. Of Please refer to Section 1.1.1 and Appendix E for a detailed

30.24 course the ultimate answer is description of the Station Concourse Improvements,

) Electrification. Note how everything in including the MBTA track-level ventilation improvement
interconnected. project.

Letter 31 Heyward Parker James

Please refer to Section 1.1.1 and Appendix E for a detailed

description of the Station Concourse Improvements, which

increase capacity in ingress/egress, platform access, waiting
The Back Bay Station should be designed area and seating. Please see also Figures E.1-E.5. A public

31.1 to function as a transit hub, not converted meeting was held on September 26, 2016 to present the

to a retail concourse. Station Concourse Improvements and MBTA track-level
ventilation project and to receive community feedback.
This same information was also presented to the CAC on
October 6, 2016.
Please refer to Section 1.1.1 and Appendix E for a detailed
The Station needs to be redesigned in a description of the Station Concourse Improvements, which
31.2 manner that can accommodate much increase capacity in ingress/egress, platform access, waiting
larger numbers of future. area and seating. Please see also Figures E.1-E.5 and
Figures E.7-E.10.
. . Pl fer to Section 1.1.1 and A dix E for a detailed
The public service area of the Back Bay ease Terer to section and Appendix & for a detar’e
. . description of the Station Concourse Improvements, which
Station should be expanded and improved | . L o
31.3 increase capacity in ingress/egress, platform access, waiting

both in terms of functionality and
appearance.

area and seating. Please see also Figures E.1-E.5 and
Figures E.7-E.10.
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Boston Properties plans to privatize some

Please refer to Section 1.1.1 and Appendix E for a detailed
description of the Station Concourse Improvements, which

314 10,000 square feet of public service area increase capacity in ingress/egress, platform access, waiting
should not be allowed to happen. area and seating. Please see also Figures E.1-E.5 and
Figures E.7-E.10.
Much attention should be paid to improve
the statlon.s breathlng en\{lronment. The Please refer to Appendix E for information on the MBTA's
31.5 diesel particulates in the air there are both S . .
track-level ventilation improvement project at the Station.
unpleasant unhealthful. Improved
ventilation is essential.
As described in Section 3.4.1, a new Garage exit on
. Dartmouth Street is necessary under the Base Scheme,
31.6 No garage entrance or exit ramps should where the On-Ramp remains open. The Proponent has
be allowed on Dartmouth St. . . . e
provided pedestrian and vehicle mitigation measures at the
proposed exit
As described in Section 1.2.3, independent of the Project
proposed by the Proponent, MassDOT is studying the
safety and utility of the On-Ramp at Clarendon Street and
The Clarendon St. side of the development | is considering its potential closure. The Proponent notes
should be redesigned in a more thoughtful | that MassDOT will be submitting an Interchange
manner. Modification Report (IMR) to the Federal Highway
317 -The Clarendon St. entrance to the Mass. Authority (FHWA) in early 2017. The Proponent has made
Turnpike should be eliminated. considerable efforts to include the creation of a new 11,000
- The Clarendon St. facade of the parking square foot public plaza with the delivery of the Station
garage should have some sort of East Parcel, creating a forecourt to the new Station
architectural screening. entrance and reinforcing its civic nature. Please refer to
Figures 3.2j-m for images of the Clarendon Street side. The
Project does not include the screening of the Clarendon
Street Garage facade.
Letter 32 Jacquelin Yessian
Coordination among the multiple agencies
controlling aspects of the site and
operations on the S.Ite 's imperative. To . Please refer to Section 1.7 for details on Agency
date, we have had little or no contact with Coordination/Community Outreach to date. The Proponent
32.1 the MBTA, MassDOT, BTD, Mass Pike, ’

Amtrak, Federal Highways, for example.
Such coordination is important for the
station design, as well as the analysis of the
traffic around and through the site.

is in regular coordination with MassDOT, the MBTA, BPDA,
and BTD, among other agencies.
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Detailed environmental studies should be

Comment noted. Please see Section 1.5 for a summary of
public benefits the Project will deliver, Chapter 3 for a
detailed discussion of the public realm improvements,

32.2 required and thoroughly examined with Chapter 4 for Transportation and Parking impacts, Chapter
the CAC. 5 for Sustainability and GHG assessment, Chapter 6 for
Environmental impacts, Chapter 7 for Infrastructure impacts
and Chapter 8 for impacts to Historic Resources.
Wind impacts should be studied along
D h I h . .
'artmout and C arendpn Streets to the Please refer to Section 6.2 for a summary of the Project's
river, and to the north side of Boylston . S .
32.3 . pedestrian level wind impacts. See Appendix I for a copy of
Street. How does the wind data relate to . .
. o the full pedestrian wind report.
our perception of the conditions around
the site?
Traffic i houl i h . .
ramc impacts should be Stu.dIEd to the Please refer to Section 4.3.1 and Figure 4.1, for a
river to the north, east to Arlington and - . . . . .
324 . description of the intersections included in the Project
west to Mass Ave, and into the South End
. study area, per BTD and MassDOT requests.
as appropriate.
IIIustra’Fe any.shao.low on ‘nat|onally . Please refer to Section 6.3 for the Project's shadow impacts.
recognized historic buildings and public . .
. . - There is no impact to the courtyard of the BPL. Please refer
32.5 spaces, including shadows on the building . .
. . to Section 8.3.2 for a summary of shadow impacts on the
facades, including the BPL Courtyard S
facades of area historic resources.
facade.
As described in Section 3.4.1, a new Garage exit on
Dartmouth Street is necessary under the Base Scheme,
where the On-Ramp remains open. The Proponent has
Alternative studies to relieve the crowding provided pedestrian and vehicle mitigation measures at the
should be discussed with the CAC. A proposed exit. Please refer to Section 3.4.1 for a discussion
32.6 garage outlet or inlet onto Dartmouth of an alternative internal exit ramp and to Figures 3.3s-u for
Street should be abandoned at this point plans. Please note this alternative is not being pursued as it
and a base scheme proposed without it. eliminates the possibility for a through-block connector
from Stuart Street, the retail space at the corner of Stuart
Street and Trinity Place and compromises the Garage West
building's loading dock.
Please refer to Section 6.6.2 for the results of the
microscale air quality analysis and Sections 5.4.5 and 6.6.3
Air quality, particularly at intersections and | for the results of the mesoscale air quality analysis.
32.7 between streetlights should be studied and | Appendix H also provides additional supporting

reviewed with the Board of Health.

documentation related to air quality. The Project will not
cause or contribute to an exceedance of the National
Ambient Air Quality Standards.
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During Article 80 reviews, we consistently
ask for data on the capacity of public
transportation and have been disappointed
in the responses. Since so much

Please refer to Section 4.10 for a detailed analysis of

328 constriction has been approved in this existing, Future No-Build and Future Build transit capacity.
small area of the Back Bay, the State
should provide this information to the
developer and the public.
Likewise, the capacity of public utilities,
water, sewer, and power, as well as cable
for TV and WI._FI’ should be ma.de. pub|‘|c Please refer to Sections 7.2 through 7.5 for descriptions of
and analyzed in the next submission with L . .
32.9 - existing utilities and proposed future connections. No
respect to the proposed building uses. If capacity issues are anticipated
additional capacity will be required, this pacity P '
should be identified in the next phase of
the project and planned.
Improvements to the public realm, such as | Please refer to Section 3.5.1 for a detailed description of
comfortable sidewalks and adequate the Project's public realm improvements, to Section 3.5.2
32.10 . ) X . X .
outdoor spaces, will be essential to the for an analysis of sidewalk widths and to Figures 3.8a-f for
success of this block. public realm improvement plans.
. The Project incl h i f 11,
[...since the No. 39 bus already has a home € rOJe.Ct inc ude; the creatllon oranew .OOO square
_ . foot public plaza with the delivery of the Station East
on Clarendon,] it is appropriate to study . .
) . Parcel. Please refer to Section 3.5.1 for a detailed
32.11 design alternatives to use the space . s .
. . description of the Project's pedestrian realm
between the residential towers and . . .
improvements, and to Figures 3.8a-f for pedestrian realm
Clarendon Street. .
improvement plans.
The suggesteq bridges above the adjacent Please refer to Section 3.4.1 for a discussion of the Trinity
streets were discussed at BCDC, whose . . .
- . . . Place and Stuart Street bridges and to Figures 3.2h-i. The
guidelines discourage them. High quality, . .
X Proponent notes that there are three such bridges in the
32.12 safe on-grade crossings should be . . S . .
) . immediate vicinity of the Project, each providing an
developed instead to engage life on the . . .
L . . important weather-protected and accessible connection
street, which is most appropriate for this
across the busy thoroughfare of Stuart Street.
urban center.
The architecture of the proposed
residential bU|Id.|ngs 1S Very sketchy. Please refer to Figures 3.2a-m and Figures 3.6a-p for
32.13 Suggest proposing elevation designs that

are clearly residential, providing operable
windows and individual outdoor balconies.

Project Views, and Figures 3.5a-c for Project Elevations.
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Recommend providing additional drawings
to show the whole buildings from the Back
Bay, Dartmouth, and Clarendon Streets.

Please refer to Figures 3.2a-m and Figures 3.6a-p for

2.14 . . . . . .
3 The drawing for the corner of Stuart and Project Views, and Figures 3.5a-c for Project Elevations.
Dartmouth misses the top half of the
building.
A proposal to include all of the affordable
housing on site, and including the required | The Project will provide a variety of new high-quality
32.15 funds from 40 Trinity’s payment to the housing opportunities in compliance with the applicable
Housing Trust, should be developed and Inclusionary Development Policy of the City of Boston.
presented.
The Project includes the creation of a new 11,000 square
. . foot public plaza with the delivery of the Station East Parcel
Excellent publically accessible open space . .
. . and the upgrading of the existing open space on
would a welcome public benefit, as would . . .
. . Dartmouth Street with the delivery of the Station West
desirable improvements to Back Bay .
. . Parcel. Please refer to Section 1.5 for a summary of the
Station. To determine what would be . ) . .
32.16 . Project benefits to the public realm, as well as Section 3.5.1
desirable, please engage the CAC and the e - .
. . . . for the specific description of the pedestrian realm
public very early in the decision-making, as | . . . .
. . . improvements to be delivered with the Project. See also
soon as possible. This has been discussed . . . .
althouah not scheduled Section 1.7 for details regarding the Proponent's outreach
9 ’ efforts with various stakeholders including the CAC, state
and city officials, community representatives and abutters.
Although the Project will achieve zoning compliance
through a PDA amendment, as described in the BPDA
Please prepare a detailed list comparing Scoping Determination, the Project is, in fact, "exemplary in
the project with the Stuart Street Zoning its strong adherence to the Stuart Street Design
and Guidelines and detailed explanation of | Guidelines.” Please refer to Sections 3.3 and 3.4 for more
32.17 all requested zoning relief, i.e. amend the detail about the Project's responsiveness to the vision and
PDA. A PDA amendment should not be planning goals established in the Stuart Street District,
used for relief from Stuart Street Zoning particularly the height and density guidelines. Please also
requirements. see Section 2.2.1 for an analysis of an alternative that is
strictly compliant with the dimensional guidelines of the
Stuart Street District.
The Proponent intends to develop the four Project
Please provide a list of anv potential tax Components using private funds, but will explore the
32.18 P yp possibility of local, state and/or federal public financing

relief for the project.

sources, where appropriate. Please refer to Section 1.9.4 for
a discussion of possible public funding sources.
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How can we be assured that adequate
coordination will take place between the
different agencies involved with the

A public meeting was held on September 26, 2016 to
present the Station Concourse Improvements and MBTA
track-level ventilation project and to receive community
feedback. This same information was also presented to the

. . . .
32.19 project? In partlc.ular, whgn will the public CAC on October 6, 2016. Additionally, the Proponent notes
get an opportunity to review MassDOT . . .
. that MassDOT has coordinated with BTD and will be
plans for the MBTA station and the Mass o e
Pike plans for the Clarendon Street exit? submitting an Interchange Modification Report (IMR) to
' the Federal Highway Authority (FHWA) in early 2017.
Yes, please refer to Chapter 6 for details on Project-related
environmental impacts and steps that will be taken through
Will detailed, state-of-the art studies be de.s‘lgn and management to avoid, minimize, and/or
. . mitigate adverse effects.
conducted on wind, traffic, and shadow
32.20 . . Please refer to Chapter 4 for a summary of the
impacts in and around Copley Square that . . S .
. . transportation and parking aspects of the Project, including
include all of the requested points? e ; . .
proposed mitigation and improvements the Project will
make to help reduce the impacts to the surrounding
neighborhoods.
Will wind impacts be studied along
Dartmouth and Clarendon Streets to the
river and on the north side of Boylston Please refer to Section 6.2 for a summary of the Project's
32.21 Street? Will wind impacts on Copley pedestrian level wind impacts. See Appendix I for a copy of
Square Park be studied, particularly where the full pedestrian wind report.
the Farmer's Markets place tents and
around the fountain?
Will traffic impacts be STUdled to the river Please refer to Section 4.3.1 and Figure 4.1, for a
to the north, east to Arlington and west to . . . . . .
32.22 . description of the intersections included in the Project
Mass Ave, and into the South End as
. study area, per BTD and MassDOT requests.
appropriate?
Wil any shad.ow |.mpac‘ts‘on natlonally. Please refer to Section 6.3 for the Project's shadow impacts.
recognized historic buildings and public . .
. . There is no impact to the courtyard of the BPL. Please refer
32.23 spaces be presented, including shadows on . .
. . ) to Section 8.3.2 for a summary of shadow impacts on the
building facades, including the BPL o
facades of area historic resources.
Courtyard facade?
As discussed in Section 6.3, shadow impacts have been
Will the developer study shaping the minimized to the extent practicable to avoid noticeable
32.24 buildings to completely eliminate new pedestrian impacts, and are in compliance with the specific

shadow on Copley Square?

requirements of the Stuart Street Zoning District, including
the 2-hour shadow limitation on Copley Square.
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Will quantitative and qualitative analyses of

Please refer to Section 4.12 for details of the pedestrian
analysis and to Section 3.5 for a detailed description of site

32.25 pedestrian CIrCL.I|atIOI’\ to an.d from, in and design, including strategies that will be implemented to
around the project be provided? . . )
ensure pedestrian priority. See also figures 3.8a-f.
Please refer to Section 4.12 for details of the pedestrian
32.26 Will the pedestrian analysis be correlated analysis and to Section 3.5 for a detailed description of site
’ with the traffic analyses? design, including strategies that will be implemented to
ensure pedestrian priority. See also figures 3.8a-f.
Please refer to Section 6.6.2 for the results of the
microscale air quality analysis and Sections 5.4.5 and 6.6.3
Will air quality, particularly at intersections for the rgsults of the r.nesoscalle.alr quality angly5|s.
32.27 and between streetlights be studied? Appendix H also provides additional supporting
9 ’ documentation related to air quality. The Project will not
cause or contribute to an exceedance of the National
Ambient Air Quality Standards.
Will we be provided with data on the
32.28 capacity of public transportation to handle | Please refer to Section 4.10 for a detailed analysis of
) all the additional usage expected in the existing, Future No-Build and Future Build transit capacity.
area?
Similarly, how about the capacity of public | Please refer to Sections 7.2 through 7.5 for descriptions of
32.29 utilities, water, sewer, and power as well as | existing utilities and proposed future connections. No
for cable for tv and Wi-Fi? capacity issues are anticipated.
Will the CAC be invited to evaluate Please refer to Section 3.5.1 for a detailed description of
proposed improvements for the public the Project's public realm improvements, to Section 3.5.2
32.30 realm, such as comfortable sidewalks and for an analysis of sidewalk widths and to Figures 3.8a-f for
adequate outdoor spaces to serve the uses | public realm improvement plans. These elements will be
on the site? discussed at a CAC meeting following the DEIR/DPIR filing.
Will design alternatives be discussed with
i ?
the public and the C.AC for the 39 bus? Please refer to section 4.10.2 for a description of the Route
3231 Could one of these include the use of the . . .
: . 39 Bus terminus relocation, and to Figure 4.21 for a plan.
space between the residential towers and
Clarendon Street?
Will information be provided on producing | Please refer to Section 3.5 for a discussion of site design
32.32 safe, on-grade street crossings to engage and pedestrian access. Please also see Figures 3.8a-f and

life on the street, as appropriate in a
vibrant urban environment?

3.9a-b for proposed public realm improvements and site
circulation and access plans.
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Will additional information be provided to

32.33 show all elevations for residential See Figures 3.5a-c for Project elevations.
buildings?
Can additional drawings be provided that
show the whole buildings from the Back
32.34 Bay, Dartmouth, and Clarendon Streets? Please refer to Figures 3.2a-m, Figures 3.6a-p, and Figures
) The current drawing for the corner of 8.2a-j.
Stuart and Dartmouth misses the top half
of the building.
Can additional drawings be provided that
show the view corridor both ways on Please refer to Figures 3.2a-m, Figures 3.6a-p, and Figures
32.35 .
Dartmouth Street, where the Stuart Street 8.2a-j.
Zoning requires a setback.
Can a proposal be oﬁgred that. includes all The Project will provide a variety of new high-quality
of the affordable housing on site and that . e . . .
32.36 . . housing opportunities in compliance with the applicable
includes the funds required from the 40 . - .
. Inclusionary Development Policy of the City of Boston.
Trinity, as well?
Please refer to Section 3.5.1 for a detailed description of
the Project's public realm improvements, to Section 3.5.2
for an analysis of sidewalk widths and to Figures 3.8a-f for
public realm improvement plans. See Section 1.7 for details
Will the public be engaged early in the regarding thg Prop9nent s outreac.h effc?r'Fs with varlou§
rocess on plans concermning the publicall stakeholders including state and city officials, community
32.37 P . P 9 P y representatives and abutters. Please refer to Section 1.1.1
accessible open space and the . . o .
. . and Appendix E for a detailed description of the Station
improvements to the Back Bay station? . . .
renovations. A public meeting was held on September 26,
2016 to present the Station Concourse Improvements and
MBTA track-level ventilation project and to receive
community feedback. This same information was also
presented to the CAC on October 6, 2016.
Although the Project will achieve zoning compliance
through a PDA amendment, as described in the BPDA
Scoping Determination, the Project is, in fact, "exemplary in
Can you prepare a detailed list comparing its strong adherence to the Stuart Street Design
the project with Stuart Street zoning and Guidelines.” Please refer to Sections 3.3 and 3.4 for more
32.38 Stuart Street guidelines and offering a detail about the Project's responsiveness to the vision and

detailed explanation of all requested
zoning relief?

planning goals established in the Stuart Street District,
particularly the height and density guidelines. Please also
see Section 2.2.1 for an analysis of an alternative that is
strictly compliant with the dimensional guidelines of the
Stuart Street District.
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Can you list any potential tax relief that

The Proponent intends to develop the four Project
Components using private funds, but will explore the

32.39 might be requested for the project? possibility of local, statg and/or federal public fir\ancing
sources, where appropriate. Please refer to Section 1.9.4 for
a discussion of possible public funding sources.
Letter 33 John Corey
285 was constructed in 1924, and has had
a rich history. Although the building has
been renovated and modernized over the
years, we are extremely concerned that our | Please refer to Section 8.4 for an analysis of the potential
building, and its 92-year-old foundation, impacts on neighboring historical resources. The
331 may be irreparably damaged by the close Proponent intends to implement best management
proximity to the specific challenges of the practices to protect neighboring properties during the
Station East site. We feel the BRA should construction period. Please see Sections 6.10 and 8.3.4 for
require Boston Properties to undertake a summary.
further study that would alleviate our
concern for the structural integrity of our
beautiful and historic building.
Furthermore, if approved, we are
concerned that the substantial
construction will have great impact on our
quality of life. We would hk.e to I.<now vyhat Refer to Section 6.10 for a description of construction
procedures Boston Properties will put in e . .
o . . mitigation measures and to Section 4.13.4 for a description
33.2 place to mitigate noise, dirt, dust, and . .
debris that this project will create for our pf the Construction Man.agement Plans that will be
. . . o implemented by the Project.
residential community. In addition, we
want to be assured that Boston Properties
minimizes disruptions to our community
and does its' utmost to insure our safety.
As abutters, and neighbors, we are
enthusiastic about potential updates and
modernization, but we have concerns that | The Proponent has designed the Project to be respectful of
33.3 the scope and scale may be excessive the height and density guidelines in the recently enacted

when considered in context of the other
approved projects in our immediate
neighborhood.

Stuart Street District.
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We are concerned that the population
density will increase to levels that will

Please refer to Section 3.3 and 3.4 for the massing and
heights of the proposed buildings, and a description of the
design concept. Please also see Section 3.5 for description

upper floors will also be negatively
impacted, if not lost all together. Light
trespass from the Station East Tower into
the residential windows of our building is
also a concern.

334 become unbalanced in relation to the of the Project's public realm improvements, including open
amount of public, and green space space creation. The data presented in Chapter 4 discusses
available to the area. the impact on cars, pedestrians, and transit due to

additional density on the Site.
The Proponent has made considerable efforts to include
the creation of a new 11,000 square foot public plaza with
. . the deli f the Station East Parcel and th di f
As a major transportation hub we strongly € e. |v.ery ofthe Station tast Farcel and the u.pgra 'ng ©
. . the existing open space on Dartmouth Street with the
urge the BRA to heavily weigh both green . . .

335 . . delivery of the Station West Parcel. Please refer to Section
space, and public space into the Back Bay o . .
Station Pronosal 1.5 for a summary of the Project's benefits to the public

posal realm, as well as to Section 3.5 for a detailed discussion on
site design. Please see also Figures 3.2a-m and Figures
3.8a-f for renderings and public realm/landscaping plans.
We think the remaining space in the rear of | The Proponent has made considerable efforts to include
Back Bay station should be dedicated to the creation of a new 11,000 square foot public plaza with
green space for the public to use in various | the delivery of the Station East Parcel. Please refer to

33.6 capacities. This would also help reduce Section 1.5 for a summary of the Project's benefits to the

) noise and pollution. An additional added public realm, as well as to Section 3.5 for a detailed
benefit would be the arched roof discussion on site design. Please see also Figures 3.2a-m
architecture being visible from the street, and Figures 3.8a-f for renderings and public
which is a hallmark of the station. realm/landscaping plans.

Property lines need to be closely examined
regarding the shared alley/driveway

ling loadi k 2 . - o
enabling loading doc. access to 285, and Please refer to Figure 1.5 for an existing conditions plan

33.7 the rules and regulations that would . L7 .

. . with property line information.
govern this alley/driveway. The current
proposal eliminates a safe pedestrian path
to and from one side of our building.
Building a residential tower directly behind
285 in such close proximity will also cause
significant loss of light. We have . o
. . As the Project Site is located to the north of the 285

tremendous privacy concerns with the . .

. . . Columbus building, it should not experience any loss of
windows of the new tower directly facing . . . -

. . . direct sunlight. Please refer to Section 3.4 for a description
33.8 our residential windows. Views from the

of view corridors through the Site, as well as Section 6.3
and Figures 6.2a-e for shadow analysis. See also Section 6.4
and Figures 6.3a-c for daylight analysis.
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We understand that Boston Properties is
seeking Blight Status for the Back Bay
South End Gateway Project. While we
agree that the station is experiencing

Please refer to Section 1.2.2 for an explanation of the

33.9 . . . . application of the term "blighted open area” and why it is
normal issues associated with aging and L . .
. . appropriate in the redevelopment of the Project Site.
evolving user needs, it is not structurally
unsound; therefore, it does not qualify the
project for blight status.
Letter 34 John Forbes-deWinter
I read with interest the proposal for the
34.1 Back Bay/ South End Gateway Project. The Proponent appreciates your support.
Great idea! Great Proposal!
I'm 100% for the project, except for one
fl h helmi “T" logo. .
aw, t .at.overw eiming orange 099 The Proponent appreciates your support. Please note that
The buildings are crisp and clean; that T o . LT .
sian detracts from the facade and the the orange "T" logo is only an artist's interpretation and
34.2 9 ¢ meant to be evocative of future signage. Actual Station

entire project. When you look at the
buildings, your attention is not drawn to
the building, but your attention is
immediately drawn to that T sign.

signage will be integrated with the building's facade and
designed to MBTA standards.
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Letter 35 Joseph Gertner
M tion is: for how | does Bost o - .
y question I: Tor ROW fong does Boston Under the conditions of the existing lease with MassDOT,
Properties intend to keep running the S
. . . . the Proponent assumed management responsibilities for
35.1 station if no residential or commercial . L
. the Station Concourse for the term of the lease, which is 99
development work is started by the target
years.
date.
Letter 36 Kenneth Kruckemeyer
The success of this project, additional
development in the Stuart Street Corridor,
Iti ly th ity of the City of . . .
and u tlm.ate y the pr.osperlty oft e‘C‘lty ° Please refer to Section 1.1.1 and Appendix E for a detailed
Boston will rely heavily upon the ability of - . .
. . description of the Station Concourse Improvements, which
Back Bay Station to serve the growing . L iy
36.1 . o increase capacity in ingress/egress, platform access, waiting
transportation needs of the district. But, . .
L . area and seating. Please see also Figures E.1-E.5 and
the modifications to the station currently . . . . .
. Section 4.10 for a detailed transit capacity analysis.
proposed by Boston Properties appear to
reduce its functionality and to inhibit its
ability to serve anticipated demand.
Neither the BRA, nor the Commonwealth
should grant approval of the Back Bay
/South End Gateway project until the
public is assured that Back Bay Station will Please refer to Section 4.10 for a detailed analysis of
serve the growth of public transportation Existing, Future No-Build, and Future Build transit capacity.
to this district. Segmentation of these two Please also refer to Section 1.1.1 and Appendix E for a
36.2 interlinked projects should not be allowed. | detailed description of the Station Concourse
If the Gateway project were to be built first, | Improvements, which increase capacity in ingress/egress,
the public function of the station could be | platform access, waiting area and seating. Please see also
severely limited. Similarly, if the station Figures E.1-E.5.
modifications were to proceed as currently
drawn, development of the Gateway and
the district will be highly constrained.
Some additional floor area is gained in the
central space by filling in the openings
around the stairs and escalators which, in . . .
L . - . Please refer to Section 1.1.1 and Appendix E for a detailed
turn, diminishes security, wayfinding, light i . .
. description of the Station Concourse Improvements, which
36.3 and air to the platform. The net result

would be a highly constrained station with
reduced flexibility and redundancy, and
less ability to adapt to increased ridership,
new ticketing, or improved security.

increase capacity in ingress/egress, platform access, waiting
area and seating. Please see also Figures E.1-E.5.

PNF Response to Comments

11-89




Back Bay/South End Gateway Project

DEIR/DPIR

Comment No.

Comment

Response to Comment

36.4

The Boston Properties lease with MassDOT
for control and maintenance of the station
and for air rights above and adjacent is for
99 years. The modifications to the station
and the Gateway buildings must not only
be privately successful, but must serve the
public's transportation needs as they grow
and change for all of those 99 years.

Please refer to Section 1.1.1 and Appendix E for a detailed
description of the Station Concourse Improvements, which
increase capacity in ingress/egress, platform access, waiting
area and seating. Please see also Figures E.1-E.5 and
Section 4.10 for a detailed transit capacity analysis. The
Station Concourse Improvements have been designed with
future flexibility and capacity growth in mind, working
directly with the MBTA.

36.5

The developer has already provided two
schemes for the entire site, dependent
upon whether the Clarendon Street
entrance to the MassPike is eliminated. The
BRA and MEPA Scopes should also require
the developer to provide additional
schemes, developed via a public process,
to achieve the developer's air-rights
objectives while fully preserving and
improving the functionality of Back Bay
Station.

Please refer to Section 2.2 for a description of the
alternatives requested by MEPA.

Letter 37

Lisa Newell

37.1

I am interested in knowing about
upcoming Lotteries (residential) so that I
may apply for any in the near future.I am
handicapped with a spinal cord injury and I
am having difficulties finding an apartment
that attends to a disable persons needs ex:
Elevator and disability apparatuses that I
require in order to be safe in my
apartment.

Please contact the BPDA for information on housing

lotteries. It is anticipated that 5% of the units in the Garage
East Parcel and Station East Parcel residential buildings will
be designed to be accessible, in compliance with 521 CMR.

Letter 38

Lynn Foster

38.1

The project plans to eliminate the current
entrances to the station as well as the
waiting room and pathways to the subway,
all of which create serious questions about
the efficient functioning of the station from
the riders’ perspective and its accessibility
from surrounding streets.

Please refer to Section 1.1.1 and Appendix E for a detailed
description of the Station Concourse Improvements, which
increase capacity in ingress/egress, platform access, waiting
area and seating. Please see also Figures E.1-E.5 and
Figures E.7-E.10.
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The Gateway plan also indicates that piers
will be driven along parts of the train

Please refer Section 4.10.4 for discussion of the impact of

38.2 . . the Station East building's structure to the Station
platforms, squeezing passengers into less
platforms.
space.
And finally, the bus turn-around is . o
o A . Please refer to Section 4.10.2 for a description of the Route
38.3 eliminated with no provision for the . . .
39 Bus terminus relocation, and to Figure 4.21 for a plan.
popular # 39 bus.
. Please refer to Section 1.1.1 and Appendix E for a detailed
I urge you to carefully review the Back . . .
. description of the Station Concourse Improvements, which
Bay/South End Gateway Project to . L "
38.4 . . increase capacity in ingress/egress, platform access, waiting
guarantee that the Back Bay Station with . .
. . area and seating. Please see also Figures E.1-E.5 and
continue to serve the needs of the public. .
Figures E.7-E.10.
Letter 39 Martyn Roetter
I hope it will be possible to develop and
implement some useful and practical ideas
in appreciation of the potential for
improvements that can be implemented in
the short term to enhance the external and
internal environment of the Back Bay
Station and visitors', regular travelers' and
others' experiences within and while Please refer to Section 1.1.1 and Appendix E for a detailed
entering and leaving it. Improvements description of the Station Concourse Improvements, which
39.1 might be directed at waiting, such as increase capacity in ingress/egress, platform access, waiting
) places to sit and even work or find area and seating. Please see also Figures E.1-E.5. Please
amusement (Internet access), as well as the | refer to Section 4.10.2 for a description of the Route 39 Bus
availability and clarity of the information terminus relocation, and to Figure 4.21 for a plan.
travelers need, the ease of their passage to
and from the trains, ticketing, "ambiance"
etc. I note in particular that the future of
the 39 bus, i.e. where it will stop to deliver
passengers to and pick them up from the
station is an important, and still to my
knowledge open question.
MassDOT (MBTA and MTA) as well as BTD Refer to Section 1.7 for a summary of agency coordination
39.2 should participate actively throughout the | and public outreach. The Proponent coordinates regularly

process.

with MassDOT and the MBTA.
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A public process for the improvements to
the station, including the ventilation,
should be undertaken by the State.
Successful examples of train stations with
housing, retail, and office uses, such as St.
Pancras in London, should be explored for
lessons learned. For example, the

Please refer to Section 1.1.1 and Appendix E for a detailed
description of the Station renovations. A public meeting
was held on September 26, 2016 to present the Station

39.3 importance of cultural experiences to Concourse Improvements and MBTA track-level ventilation
enhance the travel experience should not project and to receive community feedback. This same
be under-appreciated. While the train information was also presented to the CAC on October 6,
station is not formally part of the projectit | 2016.
would be reprehensible for the impact of
this project on passengers and the
transport experience not to be given
serious consideration.
One specific concern is the residential The Project will provide a variety of new high-quality
housing about which there is little visibility | housing opportunities in compliance with the applicable
394 at the moment regarding its configuration | Inclusionary Development Policy of the City of Boston. The
(e.g. types and numbers of units, mix of unit types and locations is still under development
affordable housing etc.). at this time.
Parking is always an issue in Boston, which
raises the question of the advisability of
planning no additional parking, given the
great increase in residents and workers on
this site. Granting neighborhood parking
39.5 permits to residents would be undesirable | Please refer to Section 4.9 for a summary of existing and
since it would exacerbate an already proposed parking conditions and Project parking demand.
heavily oversubscribed situation. Also a
new exit from the parking garage onto
Dartmouth Street could exacerbate already
difficult interactions between vehicles and
pedestrians.
The multiple potential bridges envisaged in | Please refer to Section 3.4.1 for a discussion of the Trinity
the project should be vetted early in the Place and Stuart Street bridges and to Figures 3.2h-i. The
39.6 process, since urban bridges harm street Proponent notes that there are three such bridges in the
life. In particular there should be no new immediate vicinity of the Project, each providing an
bridge cross Stuart Street. The existing important weather-protected and accessible connection
bridge is one too many. across the busy thoroughfare of Stuart Street.
There should be further detailed study of
the shadow impacts, not only on Copley
Square Park and the Commonwealth Please refer to Section 6.3 for a detailed shadow analysis
39.7 Avenue Mall, but also on the facade of our | and to Section 8.3.2 and Figures 8.3a-f for a shadow

historic buildings, such as the Boston
Public Library on Dartmouth Street and the
Courtyard, Trinity Church, etc.

analysis on area historic resources.
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The eventual mix of retail and office is
market-dependent, and market conditions
change. Nevertheless it is important to
shed as much light as possible on this issue

The Proponent is discussing opportunities for both short-
and long-term relocation with all existing Garage tenants

39.8 at the outset to avoid changes to the PDA . . . -
. o . .| and will continue to explore options as the Project
in the near future. One point in particular is advances
that the Harvard Vanguard facility on this '
site should be retained given its very
convenient location.
The criteria for affordable housing for this
site, the goal for which is greater for a
Stuart Street site than the Mayor's
initiative, should be a subject for early
discussion. Since this is public land there is | The Project will provide a variety of new high-quality
39.9 precedence for increasing the number of housing opportunities in compliance with the applicable
affordable units. One question is whether Inclusionary Development Policy of the City of Boston.
the offsite affordable housing units from
40 Trinity could be located within one of
the two new residential buildings proposed
for this site.
A question [ have heard ra|§ed by others * | The Proponent regrets that no large interior space is
whether a school could be included on this . ; . .
o . available for public educational purposes. The Site
site, in order to establish an elementary . . . .
. . constraints include minimal terra firma for landing
school in the Back Bay. Constructing . . .
39.10 . foundation elements for each building, and the density of
purpose-built space for the Snowden e s
. . - each building is needed to ensure the Project is
School on the site might allow the existing . . .
. economically viable. Please refer to Section 1.5 for an
Snowden High School to be repurposed . )
overall summary of public benefits.
for an elementary school.
The consequences of the potential loss of
the Stuart Street access to the Mass Pike
should be carefully considered. Traffic
along Berkeley Street going to Storrow As described in Section 1.2.3, independent of the Project
Drive and eventually Route 93 and the proposed by the Proponent, MassDOT is studying the
Mass Pike is already problematic for long safety and utility of the On-Ramp at Clarendon Street and
periods during the day, e.g. especially at is considering its potential closure. The Proponent notes
39.11 the intersections with Beacon Street and that MassDOT will be submitting an Interchange

Back Street. These problems might be
exacerbated further if vehicles that now
use the Stuart Street access to the Mass
Pike westbound are directed towards
Storrow Drive (see also 4 above in which a
path to the Mass Pike via Dartmouth Street
is envisaged).

Modification Report (IMR) to FHWA in early 2017. Sections
4.4 through 4.6 present the traffic analysis of Future No-
Build and Future Build conditions both with and without
the On-Ramp closure.
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Wind impacts are a perennial concern in
this area. Wind monitoring throughout the
district should be implemented to inform
assessment of the realism or level of
accuracy of the findings of the wind study
modeling that has been undertaken and to
design mitigation solutions, if relevant.

Please refer to Section 6.2 for a summary of the Project's
pedestrian level wind impacts. See Appendix I for a copy of
the full pedestrian wind report. Please note the Project

39.12 Clarendon Street is already impassible for imprgves pedestrian-level wind c'onditions ir’1 many
. o .| locations. Please note all the environmental impact
some people under certain conditions. This . . . .
. . . analyses, including the wind analysis include all other
project should be designed to improve the d ect
situation. Wind studies need to show how approved area projects.
project phasing would affect the wind
impacts, taking account of the other large
projects that will be undertaken in the area.
It would also be helpful if information
regarding all financial considerations, The Proponent intends to develop the four Project
including requests for tax abatements and Components using private funds, but will explore the
39.13 public expenditures, were made public in a | possibility of local, state and/or federal public financing
timely way so that it is possible to sources, where appropriate. Please refer to Section 1.9.4 for
understand the cost benefit tradeoffs of a discussion of possible public funding sources.
this ambitious and complicated project.
Letter 40 Ned Flaherty
Despite staffer promises that TPC had been | The Proponent intends to develop the four Project
added to the scope, all of the enormous Components using private funds, but will explore the
40.1 public costs—tax breaks, tax waivers, possibility of local, state and/or federal public financing
grants, loans, bail-outs, etc. —are still totally | sources, where appropriate. Please refer to Section 1.9.4 for
missing. a discussion of possible public funding sources.
This proposal would be built upon public The Proponent intends to develop the four Project
property, and built in public air space, and Components using private funds, but will explore the
40.2 paid for with public dollars, so for possibility of local, state and/or federal public financing
taxpayers, enormous—and secret—public sources, where appropriate. Please refer to Section 1.9.4 for
costs are inexcusable—and intolerable. a discussion of possible public funding sources.
I urge Governor Baker and Mayor Walsh to:
1. Immediately add financial disclosure The Proponent i.ntend.s to develop the four Project
(expenses, revenue, profit, Total Public Compgr\ents using private funds, but will ex.plo.re thg
40.3 possibility of local, state and/or federal public financing

Cost) to the scope, as promised.

2. Immediately explain how much these 6
skyscrapers will cost taxpayers after the 99
year lease ends.

sources, where appropriate. Please refer to Section 1.9.4 for
a discussion of possible public funding sources.
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Letter 41

Nina Garfinkle

41.1

I'm happy management of the station will
improve. Based on the current plans, I'm

very concerned there is not enough room
for circulation and waiting-for the current
number of users and nor for the projected
numbers. I understand the desire to make
retail support it, but if there isn't enough

room for people, the retail will fail as well.

Please refer to Section 1.1.1 and Appendix E for a detailed
description of the Station Concourse Improvements, which
increase capacity in ingress/egress, platform access, waiting
area and seating. Please see also Figures E.1-E.5.

41.2

There were some very smart things built
into the original design [heated seats since
you can't close off the cold weather,
protective areas to guard against rain and
wind for people, beautiful sculpture that
was a beacon/landmark to help direct
people to and delight others. I suggest you
reach out to Ken Kruckemeyer who could
share some of the thinking that many may
not know of. It could make the difference
between a great space and debacle.

Please refer to Section 1.1.1 and Appendix E for a detailed
description of the Station Concourse Improvements. Please
see also Figures E.6-12 for planned thermal comfort
features and renderings.

41.3

Station signage and usage:

- Bring back old light sculpture-great
landmark and easy to direct people to.
Helped create a "great public space”

- Use icons for "tickets" and "$" so
foreigners can understand

- Need a T sign perpendicular to station
that sticks out so people can see it from
Stuart and Dartmouth

- Clearly visible track numbers/signage
- Waiting area vs Circulation area [these
cannot be shared areas]

- Easier doors to open [properly
balanced] not two to go through making it
hard for people [cold and birds will come
in through the tracks regardless]

- Intermodal connections/ease of
transfers

Please refer to Section 1.1.1 and Appendix E for a detailed
description of the Station Concourse Improvements,
including Wayfinding and Signage. Please also refer to
Figures E.8 and E.9.
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41.4

Crossings

- How does it align with SWCP

- Curb cuts and cuts in medians should
be WAY wider [put a bollard if worried
about U-turns]. Walkers are always having
to line up to cross the street. Need room
for bikes to come through from SWCP, will
help get peds across faster leaving more
time for cars. Also a great place for people
to perch if needed while waiting for the
light [elderly, handicapped, etc.]

- Narrow Stuart Street so traffic flows
better [equal to block in from of John
Hancock] the block below and crossing
distance is shorter.

- Car exit on Stuart Street -OK to
inconvenience 550 drivers in a TOD/ ped
environment

- When there is a driveway, not only
should the sidewalk be level across it, but
the paving should continue the sidewalk so
the drivers realize they are crossing a
pedestrian area. Great visual cue.

Please refer to Section 3.5.1 for a detailed description of
the Project's public realm improvements and to Figures
3.8a-f for public realm improvement plans.

41.5

Where will the following be:

- Newsstand guy

- free news boxes

- taxis

- buses

- Hubway

- trash cans

- food trucks

and how/where will people be able to
interact and gather to use all these services
without disturbing circulation

Please refer to Section 3.5.1 for a detailed description of
the Project's public realm improvements and to Figures
3.8a-f for public realm improvement plans.
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Letter 42

Pamela Humphrey

42.1

Pedestrian traffic: critical times of the day
the foot traffic in the area (and with the
added traffic of the other new buildings in
the block) is, and will be more so and
significant. Dartmouth Street and
Clarendon Streets are narrow. Particularly
on Clarendon Street, individuals walk in the
street to get around the crowds on the way
to the BB station during rush hours. The
residential buildings are being built in a
way that, given this issue (Dartmouth has
wider sidewalks-will they stay that way?)
will become an even bigger problem. How
do you plan to handle that?

Please refer to Section 3.5.1 for a detailed description of
the Project's pedestrian realm improvements, and to
Figures 3.8a-f for pedestrian realm improvement plans.
Please also see Section 4.12 for a pedestrian analysis.

42.2

Drop off capability at both the Back Bay
Station and the residential buildings: The
way that the drawings are currently drawn
for this project - there is no, or extremely
limited, drop off space for both the station
and residential building I locations. Current
plans suggest limited curb indent to
accommodate some. It is extremely tight
on that street and what little might be
provided currently won't be nearly enough
given the increased traffic and gridlock on
Clarendon and Dartmouth-particularly
during rush hour. What is being done? Will
you consider internal drop off/turn around
at the residential buildings rather than
street curb drop off? Same at the Station
along with bus entry/turnaround?

Please refer to Section 3.5.1 for a detailed description of
the Project's pedestrian realm improvements, and to
Figures 3.8a-f for pedestrian realm improvement plans.
Please refer to Section 3.5.3 and Figures 4.18a-b for details
on proposed drop-off locations and curbside uses.
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Bus 39 entry and drop off at Back Bay
Station: as currently designed there is no
drop off/waiting space for this double
length bus. Currently there is NO turn off
or turn around space the way it is currently
designed. Will there never be the need for

Please refer to Section 4.10.2 for a description of the Route

42.3 add.ltlonal bgsses using the Eack Bay 39 Bus terminus relocation, and to Figure 4.21 for a plan.
station for pick up/drop off in the future?
Should we plan for that given limited bus
stop capability in the area (current bus
stops add to gridlock) and need to
increase/encourage public transportation
use?
Entry and Exit into/out of garage: Current The full-service entry/exit on Clarendon Street will remain.
exit onto Clarendon stays? or does that As described in Section 3.4.1, a new Garage exit on
become an entrance only? - We now have | Dartmouth Street is necessary under the Base Scheme,
heavily increased foot traffic. Exit onto where the On-Ramp remains open. The Proponent has
Dartmouth would be - I don’t want to even | provided pedestrian and vehicle mitigation measures at the
42.4 think about it. The least objectionable proposed exit. Please refer to Section 3.4.1 for a discussion
would be to exit onto Stuart Street, which of an alternative internal exit ramp and to Figures 3.3s-u for
provides several directional egresses to plans. Please note this alternative is not being pursued as it
Mass Pike and Storrow Drive and is a wider | eliminates the possibility for a through-block connector
street. What is the thinking about this and from Stuart Street, the retail space at the corner of Stuart
does anything work effectively that is Street and Trinity Place and compromises the Garage West
currently not considered? building's loading dock.
There was public art in the Back Bay
station. It was, apparently in poor repair
and is now .stored. The city pa'ld fo.r this art Please refer to Section 1.1.1 and Appendix E for a detailed
42.5 for the Station. Whether. one likes it or r.10.t description of the Station Concourse Improvements,
it is by a well-known artist whose work is in including a discussion of public art
Moma and many other museums. What are '
we going to do about it? We are a city of
the arts.
It is generally accepted by most The Proponent has made considerable efforts to include
knowledgeable urban planning and the creation of a new 11,000 square foot public plaza with
environmental professionals, as well as the delivery of the Station East Parcel and the upgrading of
most rational people that, by and large, the | the existing open space on Dartmouth Street with the
42.6 reduction of fossil fuel based vehicles is delivery of the Station West Parcel. Please refer to Section

urgently required for the good of
humankind and planet earth. We are
curious to know if your firm agrees with
this near universal conclusion?

1.5 for a summary of the Project's benefits to the public
realm, as well as to Section 3.5 for a detailed discussion on
site design. Please see also Figures 3.2a-m and Figures
3.8a-f for renderings and public realm/landscaping plans.

PNF Response to Comments

11-98




Back Bay/South End Gateway Project

DEIR/DPIR

Comment No.

Comment

Response to Comment

Shadows - Copley Place is a wonderful
place of sunshine and open air. Already,
although, apparently within allowable

As discussed in Section 6.3, shadow impacts have been
minimized to the extent practicable to avoid noticeable

42.7 . . o pedestrian impacts, and are in compliance with the specific
limits, the Neiman Building is already . . e .
. . requirements of the Stuart Street Zoning District, including
creating shadows. Now what with these N
. . . . the 2-hour shadow limitation on Copley Square.
other two immense projects adding to it?
Flexibility in the renovation of the Back Bay
Station: what is being planned for future
improvements and expansion of public Please refer to Section 1.1.1 and Appendix E for a detailed
transportation needs in the future? Will it description of the Station Concourse Improvements, which
42.8 be designed in a way that accommodates increase capacity in ingress/egress, platform access, waiting
future expansion/upgrade so desperately area and seating. Please see also Figures E.1-E.5 and
needed and for sure will be needed in the Section 4.10 for a detailed transit capacity analysis.
future with the massive increase of
population in this compact space.
Density created by these large buildings:
Clarity on the impact of the addition of
42.9 huge numbers of people in this small area Please refer to Chapter 4 for a detailed analysis of potential
and future increased traffic that they will transportation impacts and proposed mitigation.
bring. It seems naive to believe that this
won't be a huge problem.
Public transportation infrastructure: It is
short sighted to believe that any attempt
to limit parking without proper public
transportation infrastructure and increased
capability will mitigate the impact of these
dense building will have. Boston has a
desperate need for upgrading of its
42.10 infrastructure and has limited or no current | Please refer to Section 4.10 for a detailed analysis of

funds to expand it to accommodate this
influx of traffic and people. Do taxes from
these projects cover what is needed in
addition to other services? What is the
thinking to mitigate - which at the moment
seems quite impossible. (The Orange Line,
during rush hour has a hard time handling
what currently exists).

Existing, Future No-Build and Future Build transit capacity.
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If the exit to this new development turns
out to be onto Stuart, and partially onto
this side street to get to the Mass Pike, that

Please refer to the traffic analysis presented in Chapter 4

42.11 will increase traffic on this side street and for a detailed analysis of traffic impacts in the study area,
Stuart multiple fold. How, during rush including Trinity Place, Stuart Street and St. James Avenue.
hour, and moving onto St. James is this
possibly going to be handled?

With this additional density how do you
42.12 see handling the gridlock with this Please refer to Chapter 4 for a detailed analysis of potential
) increased traffic caused by the density transportation impacts and proposed mitigation.
created by this and other buildings?
The current process for approvals,
community input, coordination of
I .
dgpartmgnts appears to be extremely Please refer to Section 1.6, Regulatory Context, for a
disorganized and cumbersome. To what summary of anticipated permits and approvals as well as
4213 extent does the BRA, DOT, MBTA, Zoning y ot anticipated p PP :
. . the local planning and regulatory controls applicable to the
and other agencies which .
. . . Project.
review/approve/negotiate/decide set
asides, uphold and create zoning laws on
these projects coordinate?
Would very much like to be |nformed Please contact the BPDA Project Manager to be added to

42.14 about your processes as a collective when T . .

. . the distribution list for this Project.
dealing with development.
So, given all this, where are we on the
vision f<§>r development and growth for the Please refer to Section 3.3 for a summary of the Project's
City which does not create large future . e . . :
. h planning principles and design goals. The Project will
issues and problems? On the issues related . L . ) .

. . . reinforce Boston’s "high spine” planning strategy, which
to this particular development? AND, just o

42.15 was developed to preserve the character of the City's

for consideration, does anyone have the
courage to reboot the thinking on
development before the very fabric of this
special City - known for its size, livability,
and character -is turned upside down?

historic neighborhoods by concentrating growth between
them and using new development to stitch disconnected
neighborhoods together into a continuous urban fabric.
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Letter 43 Pamela Petri-Humphrey
The Proponent has made considerable efforts to include
The set asides that the BRA and zoning the creation of a new 11,000 square foot public plaza with
allow to increase space and heights of the delivery of the Station East Parcel and the upgrading of
buildings in Boston to get away from the existing open space on Dartmouth Street with the
43.1 restrictions (the Seaport a great example) delivery of the Station West Parcel. Please refer to Section
are beyond disturbing for a city such as 1.5 for a summary of the Project's benefits to the public
ours. There is so little outdoor space, much | realm, as well as to Section 3.5 for a detailed discussion on
of the "public benefit” space is indoors! site design. Please see also Figures 3.2a-m and Figures
3.8a-f for renderings and public realm/landscaping plans.
The lack of any kind of landscaped area as
a puffer ar]d benefit to the public for these The Proponent has made considerable efforts to include
buildings is another example of . . .
S the creation of a new 11,000 square foot public plaza with
overreaching in my book. Indoor space, no . . .
A the delivery of the Station East Parcel and the upgrading of
matter how anyone wants to justify it at . .
" . s . the existing open space on Dartmouth Street with the
benefit to the public” is hardly that... this . . .
43.2 . . . delivery of the Station West Parcel. Please refer to Section
is a city known for its outdoor spaces and o . .
. . . 1.5 for a summary of the Project's benefits to the public
the feeling of being walkable and livable. . . . .
realm, as well as to Section 3.5 for a detailed discussion on
Indoor space does not answer to that and . . . .
. site design. Please see also Figures 3.2a-m and Figures
surrounds us further with concrete, steel . . .
. . 3.8a-f for renderings and public realm/landscaping plans.
and glass, squeezing our neighborhoods
with walls and towers.
I get development. What I can't accept is
the lack of planning. This city is growing
like topsy and will look like it, with all its
accompany traffic and destruction of
neighborhood character with no Please refer to Section 3.3 for a summary of the Project's
overarching plan. AND what restrictions planning principles and design goals. The Proponent has
433 that there are for height and mass are designed the Project to be respectful of the height and

being set aside and maneuvered around, if
not plain being ignored. It leaves reaction
time of neighbors and citizens to a very
narrow window to plans that have been in
the works for months/years. We are most
often left with a “done deal” and then
scramble to mitigate impact.

density guidelines in the recently enacted Stuart Street
District, which was the product of a lengthy City-led public
planning process.
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43.4

What is going on here in the City? Does
anyone have the where-with-all to have
some kind of coherent process, between
and among agencies, that leaves us
protecting what we have while planning for
the future? What am I missing? Or is this
just government, tunnel vision (my tuf)
bureaucracies as usual?

See refer to Section 1.7 for a summary of the Project's
agency coordination and public outreach.

Letter 44

Paul Johnson

44.1

We are requesting and expecting your firm
to produce, within the near future, the
following:

A) ONE, full scope, comprehensive
Transportation Impact Study:

This study should include an analysis of the
transportation impact from ALL proposed
and approved new structures to potentially
be built proximate to Back Bay Station. In
other words, the study should include your
proposal, of (3) new structures and any
approved additional new structures yet to
be built by other firms.

Please refer to Chapter 4 and all Figures therein for a
detailed analysis of potential transportation impacts and
mitigation. It includes other approved projects in the Stuart
Street corridor.

44.2

[This study] should include a realistic;
empirical data driven analysis regarding
the increased influx of people and vehicles,
into and out of the Back Bay Station Transit
Hub. (We consider the relative information
provided thus far by your firm to be greatly
uninformed and or disingenuous).

Please refer to Section 4.10 for a detailed analysis of
Existing, Future No-Build and Future Build transit capacity.
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[This study] should include meaningful,
applicable data which will outline the
following impacts:

Vehicles:

- Pedestrian safety

- Cyclist safety

- Carbon emissions

- Passenger vehicle traffic congestion
- Passenger vehicle parking

- Construction worker vehicle traffic
congestion

- Construction worker vehicle parking
- Heavy equipment vehicle traffic

Please refer to Chapter 4 and all Figures therein for a

44.3 . detailed analysis of potential transportation impacts and
congestion e
. . . mitigation.
- Heavy equipment vehicle parking
- Delivery Vehicle traffic congestion
- Delivery vehicle parking
- Livery vehicle traffic congestion
- Livery vehicle parking
- Overall increased vehicle traffic impact,
over the potential decade of disruptive
construction, on the people who currently
live and work in the surrounding
neighborhoods from an environmental,
congestion and quality of life perspective
- Permanent increased vehicle traffic and
environmental implications.
The Proponent is a strong supporter of Transportation
Demand Management strategies and continues to make
It is generally accepted by most concerted efforts across its real estate portfolio to take
knowledgeable urban planning and measures to reduce GHG emissions generally. According to
environmental professionals, as well as Boston's Climate Action Plan, transportation accounts for
most rational people that, by and large, the | 26.9% of the City's GHG emissions. Accordingly, the Project
44.4 reduction of fossil fuel based vehicles is has proposed a reduced parking ratio of 0.4 spaces per

urgently required for the good of
humankind and planet earth. We are
curious to know if your firm agrees with
this near universal conclusion?

1,000 SF and .4 spaces per residential unit. In addition,
preferred parking will be provided for fuel efficient vehicles
as well as electric vehicle charging Stations. The Project is
also optimally located to multiple means of public
transportation, ten (10) bus lines, Orange Line, commuter
rail and Amtrak.
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445

Subway Usage:

- Realistic, competently informed metrics
relative to additional subway passengers
during the hours of 7 am - 9:30 am and
4:30 pm - 6:00 pm, Monday through
Friday, 52 weeks per year.

- Usage impacts on MBTA capital
equipment based on large scale, ongoing
increases in passenger trips, growing
exponentially during the construction and
completion of each new structure.

- Increase in usage of power to operate
MBTA equipment.

- Increase in costs to MBTA, absorbed by
fare paying passengers and tax payers who
do not live or work in the area proximate
to Back Bay Station.

Please refer to Section 4.10 for a detailed analysis of
Existing, Future No-Build and Future Build transit capacity.

44.6

Amtrak and MBTA Commuter Rail Impact
studies :

(see " Subway Usage ")

Please refer to Section 4.10 for a detailed analysis of
Existing, Future No-Build and Future Build transit capacity.

44.7

Environmental Impact :

- Massive potential increase in Carbon

Emissions to the Back Bay and South End ...

- Increased refuse due to increase in
transit users and customers for fast food
and drink, such as, but not limited to
Styrofoam cups which take over 500 years
to decompose.

Please refer to Section 5.4 for a summary of the
Greenhouse Gas Emissions Assessment and proposed
mitigation strategies. Please refer to Section 5.3.2 for
details on proposed waste reduction and recycling
strategies.

44.8

B) Detailed Affordable Housing Disclosure:
A clear accounting of the number of
housing units affordable to Boston
Citizens, based on their income levels, the
location of said units and proximity to a
subway stop for the following House Hold
Sizes:

- Individual: That earns 0 - 30% of the
Boston AMI, 30 - 60% of Boston AMI, 60 -
100% of Boston AML

- Household of four: That earns 0 - 30%
of the Boston AMI, 30 - 60% of Boston
AMLI, 60 - 100% of Boston AML

- Household of six: That earns 0 - 30% of
the Boston AMI, 30 - 60% of Boston AMI,
60 - 100% of Boston AMI.

The Project will provide a variety of new high-quality
housing opportunities in compliance with the applicable
Inclusionary Development Policy of the City of Boston.
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assumptions during the planning process?

Letter 45 Paula Griswold
How will the planned design and uses
enhance the use of public transit for the
residents, and employees and customers of | Please refer to Section 4.10 for a detailed evaluation of
45.1 businesses/offices that are part of the potential transit impacts and to Section 4.2 for a
) proposed project, as well as residents of description of transit improvements that are being
the surrounding neighborhoods, and delivered with the Project.
employees and customers of other
businesses/offices that are in the area?
How will the project coordinate with Please see Section 3.4.4 and Figures 3.7c-f for a discussion
MassDOT and the MBTA regarding the and images of the Project's integration with the Station
45.2 Back Bay Station design, especially given Concourse Improvements. Please also see Appendix E for a
the schedules of the planning, design, and | detailed presentation of the Station Concourse
approvals of each Improvements project.
. . . Pl f ions 4. 46 f f th
How will the project affect traffic through ease reter to Sectlons. >and 46 or a summary o the
; Project-generated traffic and to Section 4.7 the for a
the Back Bay neighborhood ( Newbury to . . s
; . summary of the Project-generated traffic with mitigation.
Beacon, Arlington to Charlesgate) - both in . . .
. . Please also refer to Section 4.13.3 for a discussion of short
45.3 the short term with construction and long - . . .
. . . term traffic impacts during construction. Detailed
term with ongoing use - as residents, . .
D Construction Management Plans (CMP) will be developed
employees, visitors/customers try to reach . - .
. . . at the appropriate time for each Project Component as the
other major routes in and out of the city? .
Project advances.
Please refer to Sections 4.5 and 4.6 for a summary of the
What will be the total amount and flow of Project-generated traffic and to Section 4.7 the for a
45.4 traffic including the currently approved summary of the Project-generated traffic with mitigation.
projects along Stuart Street? Please note the analysis includes other approved projects
in the Stuart Street corridor.
Please refer to Sections 4.5 and 4.6 for a summary of the
Project-generated traffic and to Section 4.7 the for a
) e f the Project- ffic with mitigation.
How can traffic be managed/modified to summary o ‘t e Project generatgd traffic wit .mltlgatlon
. - . The underlying assumptions during the planning process
avoid impact on the residential streets of .
. have been thoroughly reviewed and approved by both
45.5 the Back Bay if the actual volume and flow .
. . MassDOT and the Boston Transportation Department
does not match the assumptions during . . . .
the planning process? based on widely recognized analysis methodologies. Please
’ refer to Section 4.13.3 for information on the
Transportation Monitoring Program to be implemented
with the Project.
How can public transit use be enhanced if . . .
Pl f 410 f | | h
45.6 the actual use does not match the ease refer to Section 4.10 for a detailed analysis on the

future capacity of transit services serving the Project Site.
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45.7

What zoning relief has been requested or
is being considered, including
amendments to the PDA, and variances
from the Stuart Street Zoning
Requirements?

The Project will achieve zoning compliance through a PDA
amendment. Please refer to Section 1.6.1.

45.8

Thank you for including the community in
the planning process for this project, given
the significant and potentially permanent

impact on our city and our neighborhood.

Comment noted. The Proponent thanks you for your
support.

Letter 46

Shirley Kressel

46.1

The proponent states that the project will
seek tax and zoning relief under MGL Ch.
121A and 121B, as well as I-Cubed funding.
These tax and regulatory waivers have very
significant and long-lasting impacts on the
city and the state. They are mentioned in
the MEPA filing (screenshots attached) only
by name, without any explanation of how
the project would qualify for them, how
they would be structured, and what would
be the financial cost to the city and the
state taxpayers. Without such full
explanations of these waivers and their
impacts, the BRA, state, City of Boston,
CAC and public reviews of this project
cannot be diligent and complete. I ask that
MEPA mandate these disclosures at the
outset, for public consideration as an
integral part of the project review.

The Proponent intends to develop the four Project
Components using private funds, but will explore the
possibility of local, state and/or federal public financing
sources, where appropriate. Please refer to Section 1.9.4 for
a discussion of possible public funding sources.

46.2

I request that the proponent be mandated
to provide:

-- detailed calculations demonstrating the
need for, and amount of, each granted and
contemplated city and state tax subsidy
(including MassDOT lease and other
financial terms)

The Proponent intends to develop the four Project
Components using private funds, but will explore the
possibility of local, state and/or federal public financing
sources, where appropriate. Please refer to Section 1.9.4 for
a discussion of possible public funding sources.
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| request that the proponent be mandated
to provide (cont)

Please refer to Section 1.2.2 for information regarding
challenges to redevelopment of the site and a discussion of

46.3 — information detailing the speuﬂc the potential use of Chapter 121B for title clearing

regulatory changes to be sought via

Chapter 121B Urban Renewal Plan PUposes.

modifications,

| request that the proponent be mandated

to provide (cont.)

Please refer to Section 1.2.2 for information regarding

46.4 — details of the contemplated Ch. 121B challenges to redevelopment of the site and a discussion of

Section 46(f) Demonstration Project, which | the potential use of Chapter 121B for title clearing

would evidently involve eminent domain purposes.

takings for what the proponent calls “title

clearance.”

I also note that, although the MEPA ENF

was filed on April 14, the CAC members

did not receive it from the BRA until May

27, mid-day Friday of the long Memorial

Day weekend, the day after their most The initial PNF and ENF public comment periods were

recent BRA-scheduled meeting; and extended twice by the Proponent and did not close until
46.5 today's May 31 deadline comes long June 17, 2016. The DEIR/DPIR will be circulated to members

before the next CAC meeting, scheduled of the CAC after the document is filed and during the

for June 15. Thus, the CAC has had virtually | comment period.

no time to review the ENF before today's

comment deadline. This timing, no doubt

inadvertently, precluded the opportunity

for a public CAC discussion of the ENF.
Letter 47 Susan Gilmore

This project is yet another step in

improving the area around the train station .
47.1 ans creat?ng a sense of arrival for daily The Proponent appreciates your support.

commuters and travelers to the city.

The Project has included all other approved Stuart Street

As we think about the project and its corridor projects in its traffic, transportation and other

impact, we need to incorporate the impact | environmental impact studies, in an effort to provide the

of the other projects including Copley public a holistic view of development in the corridor. Please
47.2 Place, 380 Stuart and 40 Trinity. We also refer to Chapters 4 and 6 for a complete analysis. Refer to

need to understand not only the end state
impact but the impacts during the long-
term construction period.

Section 6.10 for a description of construction mitigation
measures and to Section 4.13.4 for a description of the
Construction Management Plans that will be implemented
by the Project.
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I am interested in understanding fully the
parking and traffic impacts. There are some
critical decisions that need to be made to
include the handling of the ramp, parking,
the future of the drums and the traffic flow

Please refer to Section 4.9 for a summary of existing and
proposed parking conditions and to Sections 4.5 through

47.3 and the impacts to the neighborhoods. The | 4,7 for a summary of the Project-generated traffic and
city currently has quite a bit of trafficandI | proposed mitigation to minimize impacts.
think we need to understand how changes
from this project will impact the future
traffic, parking and safety.
W he wind i . . .
€ need to understa.nd the wind impacts Please refer to Section 6.2 for a summary of the Project's
It was very encouraging to hear that the . S .
; . pedestrian level wind impacts. See Appendix I for a copy of
construction of these buildings can have a . . .
47.4 o . ) the full pedestrian wind report. Please note the Project
positive impact - I think we would benefit . . . o .
. . . . improves pedestrian-level wind conditions in many
from further discussion and insight on this .
. locations.
topic.
The discussion of parking is also important
- with all the projects planned, it seems we
should expect more people in the area
475 with a possible need for more parking, at Please refer to Section 4.9 for a summary of existing and
) least in the short term - I think we need to | proposed parking conditions.
be mindful of the neighborhood impact.
We need to understand the current and
future supply and demand.
Please refer to Section 4.2 and Figure 4.23 for a summary
I think we need to understand what public of tr§n5|t |mprovement.s proposgd by the PrOJect.and to
. . Section 4.10 for a detailed transit capacity analysis. Please
transportation enhancements will be made . . .
47.6 . - see also Section 1.1.1 and Appendix E for a detailed
and if they are sufficient to accommodate o . .
. description of the Station Concourse Improvements, which
increased demand. ) o .
increase capacity in ingress/egress, platform access, waiting
area and seating. Please see also Figures E.1-E.5.
I am interested in knowing more about the | Please refer to Sections 1.4 and 3.4.1 for a detailed
47.7 office building on the corner of Stuart and | description of the Garage West Parcel office building.

Dartmouth and its relationship to the train
station and the other development parcels.

Please also see Figures 3.2a-c, 3.2f-i for renderings, Figures
3.3a-r for plans and Figures 3.5a-c for elevations.
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Letter 48 Susan Prindle

While I appreciate the fact that Boston
Properties is respecting the Stuart Street
Guidelines regarding Copley shadow, I
hope that they will be asked to consider
whether the loss of sunshine could be
48.1 ameliorated by changes in the massing of
the proposed structures. Once the
sunshine is gone, the loss cannot be
mitigated. Reduction in shadows on the
Public Library Courtyard should also be
carefully considered.

As discussed in Section 6.3, shadow impacts have been
minimized to the extent practicable to avoid noticeable
pedestrian impacts, and are in compliance with the specific
requirements of the Stuart Street Zoning District, including
the 2-hour shadow limitation on Copley Square. The
shadow impact analysis included all other approved Stuart
Street corridor projects in place. There is no impact to the
courtyard of the BPL.

Any wind study should include
intersections on Clarendon at Boylston and
Newbury Streets, as well as intersections
into the South End.

48.2

Please refer to Section 6.2 for a summary of the Project's
pedestrian level wind impacts. See Appendix I for a copy of
the full pedestrian wind report. Please note the Project
improves pedestrian-level wind conditions in many
locations.

It is unclear how the wind studies will be
managed if the project is built piecemeal.
48.3 Will additional wind studies be required if
the residential buildings are built before
the office building or vice versa?

Please refer to Section 6.2 for a summary of the Project's
pedestrian level wind impacts. See Appendix I for a copy of
the full pedestrian wind report. Please note the Project
improves pedestrian-level wind conditions in many
locations.

Copley Square is especially sensitive to
high winds. Multiple points should be
studied in the park. Areas that are

48.4 comfortable for sitting should be
maximized. Existing conditions should be
verified here and in the Stuart Street area
by real-world testing.

Please refer to Section 6.2 for a summary of the Project's
pedestrian level wind impacts. See Appendix I for a copy of
the full pedestrian wind report. Please note the Project
improves pedestrian-level wind conditions in many
locations.

I believe that overhead pedestrian
walkways are not the answer to moving
people and cars simultaneously. Rather,
the proponent could help Simon Properties
48.5 improve the lighting and signage in the
existing tunnel under Dartmouth.
Widening the Dartmouth Street sidewalk
and improving pedestrian safety and
access should also be considered.

Please refer to Section 3.4.1 for a discussion of the Trinity
Place and Stuart Street bridges and to Figures 3.2h-i. The
Proponent notes that there are three such bridges in the
immediate vicinity of the Project, each providing an
important weather-protected and accessible connection
across the busy thoroughfare of Stuart Street. Please note
that the Dartmouth tunnel is being renovated by Simon
Properties as part of their previously approved project.

I applaud the proponent's efforts to create

48.6 permeability at the site.

The Proponent appreciates your support.
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The Stuart Street Zoning requires the
creation of 2.5% more affordable units
than is required by the applicable Mayor's
Executive Order on Inclusionary

The Project will provide a variety of new high-quality

48.7 Development. Given the crving need for housing opportunities in compliance with the applicable
low ang modérate income{mogsing i the Inclusionary Development Policy of the City of Boston.
city, Will Boston Properties be asked to
comply with this requirement?

Given the amount of new construction in
the Stuart Street area, it would seem
E;ur:ir;]ztoarsecgéﬁrri:o;i(;js\f;l:rdaizj()s:;:l: Please refer to Sections 7.2 through 7.5 for descriptions of

48.8 providersgas ’to how t’hey plan to upgrade existing utilities and proposed future connections. No
their systems to accommodate the new capacity issues are anticipated.
demand. I believe this should be done
before approving the project.

The Stuart Street Guidelines ask that traffic
be studied along Clarendon and Berkeley
Streets all the way to the Storrow Drive Please refer to Section 4.3.1 and Figure 4.1, for a

48.9 intersection. Since 1/3 of the automobiles description of the intersections included in the Project
coming to the Gateway site are projected study area, per BTD and MassDOT requests.
to come from this direction, it is important
that this commitment be fulfilled.

(L]Jcrssnc]r::%eesn:amz z;;g:sf:r Ziélr(:glgej The Proponent does not intend to change the proposed

48.10 would impact traffic counltS' should such a uses for the Project. If a change were proposed in the

) change be bronosed amen,ded traffic future, a Notice of Project Change would have to be filed
studigs willie E:Jriticai and new impact analyses performed.
It is important to have real data on the

48.11 z)s(li:ggeg;‘r;?ri;jre]di:d ltz;apea;l;?,' as well Please refer to Section 4.9 for a summary of existing and

) adjacent garages are aiqregadygfull. how will proposed parking conditions and Project parking demand.

existing parkers be accommodated?
. . Please refer to Section 4.2 and Figure 4.23 for a summary

Will the T | I o .
col etv:ith ?:er?r?curlerzgetjor?de:ri;p?altpiin to of transit improvements proposed by the Project and to
crifical that the broposed statior:O. Section 4.10 for a detailed transit capacity analysis. Please

48.12 brop see also Section 1.1.1 and Appendix E for a detailed

renovations be designed so that they do
not impede vital improvements to mass
transit.

description of the Station Concourse Improvements, which
increase capacity in ingress/egress, platform access, waiting
area and seating. Please see also Figures E.1-E.5.
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Letter 49 Tracy Pesanelli
I understand the present garage will be
redeveloped but I did not hear anything
491 about adding any additional spots? This Please refer to Section 4.9 for a summary of existing and
’ does not seem practical, where are all the proposed parking conditions and Project parking demand.
additional cars that will be created by
these new buildings going to park?
Also, along these lines, today both
Clarendon and Dartmouth are saturated
with traffic, is it reasonable to assume that | Please refer to Chapter 4 for a detailed traffic analysis
either of these streets will be able to including impacts to volumes on Clarendon and Dartmouth
49.2 - ) o . .
handle the additional volume of traffic that | Streets. The analysis includes neighboring approved
will surely be generated by these new projects.
towers...never mind the already approved
projects at Copley Place and Trinity Place?
Letter 50 William Clendaniel
Many of us were upset to learn that there
tob bli f . . .
appears (.) € No public process for Please refer to Section 1.1.1 and Appendix E for a detailed
commenting on the proposed changes to - . . . .
. . . description of the Station renovations. A public meeting
the station. I find many of them attractive, .
was held on September 26, 2016 to present the Station
but clearly what happens there greatly o
50.1 . . Concourse Improvements and MBTA track-level ventilation
impacts the Boston Properties (BP) . . . .
. . project and to receive community feedback. This same
gateway project next door to say nothing ; .
. . information was also presented to the CAC on October 6,
of the neighborhood. The two projects
. : 2016.
need to be reviewed by the public
together.
Th ion’ I i . . .
@ station’s streetscape/ andscap.lng Please refer to Section 4.10 for a detailed analysis of
needs to relate to the gateway project. The . . . . .
. . . existing, Future No-Build and Future Build transit capacity.
users of the BP buildings, either office or . . .
. . . . Please refer to Section 1.1.1 and Appendix E for a detailed
50.2 residential, are going to use the station . . .
. . . description of the Station Concourse Improvements, which
and thus impact its design. The two . L i,
. ; increase capacity in ingress/egress, platform access, waiting
projects really can't be separated from an . .
. . . area and seating. Please see also Figures E.1-E.5.
urban design point of view.
50.3 CAC with information about how the MBTA pacity 9 ) '

will handle this influx of customers.

The Proponent has consulted with the MBTA and CTPS in
developing this analysis.
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Letter 51

Yan Medice

51.1

I'm writing to ask about Community
Benefits associated with the Back Bay/
South End Gateway project and whether
Women's Lunch Place may be considered
for funding, and if there is an application
process.

Please refer to Section 1.5 for a detailed summary of the
Project benefits to the public realm.

Letter 52

Yuri Ostrovsky

52.1

As a resident of the building immediately
adjacent and looking upon the planned
tower construction in the current bus turn-
around behind Back Bay station (285
Columbus Ave), I and my fellow residents
have grave concerns about the impact of
several aspects of the construction project:
1. The impact on natural lighting for units
facing the construction. 2. The privacy
implications, with windows facing our
windows in very close proximity. 3. The
impact of loud construction literally a few
dozen feet or less from our units,
potentially lasting for years. 4. The impact
of construction pounding on the structural
integrity of our building, a somewhat
historical building with an old foundation,
which already shakes from train
movement. 5. The impact on our access to
our rear loading dock, which currently has
an easement with the MBTA property.
Having attended the public comment
meeting recently, these concerns did not
seem to have been considered.

Refer to Section 6.10 for a description of construction
mitigation measures and to Section 4.13.4 for a description
of the Construction Management Plans that will be
implemented by the Project.

52.2

At the very least, there should be talk of
mitigation alternatives. The lack of this
acknowledgment brings up grave
concerns, and I can speak for at least
several of my co-residents.

Refer to Section 6.10 for a description of construction
mitigation measures and to Section 4.13.4 for a description
of the Construction Management Plans that will be
implemented by the Project.
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Letter 53 Robert Tillerman
Philosophical: how much continued
development is desirable: development is
driving out the middle class, leaving the
rich, who can afford the rents; and the
53.1 poor, who cannot afforc! to move. Thg Comment noted.
middle class has to live in less expensive
housing outside Boston, adding to
passengers on the MBTA. Does Boston
need the development over Back Bay
Station?
Communication: The BRA's communication
with the public is poor. This author was not
| he ti lace for the fi . . .
ab e.to gett' etime a.md place or the first CAC and public meetings for the Project are regularly
public meeting on this project from the . .
53.2 ) . communicated by the BPDA to members of the public who
BRA office. All the person answering the . . . I
have provided their email addresses for notification.
phone could suggest was to go on the
Web. Whatever happened to being able to
call up an agency and get an answer?
Is this area reallyl @ bllghted area, with a Please refer to Section 1.2.2 for an explanation of the
bank and a medical office building on the . ot . .
53.3 . application of the term "blighted open area” and why it is
site, and Copley Place across Dartmouth L . .
Street? appropriate in the redevelopment of the Project Site.
. - . The rehabilitation of the sidewalk in front of the Station's
When are they going to fix sidewall in front . . .
53.4 . k Dartmouth Street entrance will be delivered with the
of station? It is a hazard to walk on now. .
development of the Station West Parcel.
Traffic and parking: The front of Back Bay Please r.efe'r to Se.ctlon 3.5:l for a detailed descrlptlon of
L . the Project's public realm improvements, to Section 3.5.2
Station is congested now. What will . . . .
happen when more offices. residential and for an analysis of sidewalk widths and to Figures 3.8a-f for
53.5 bP ' public realm improvement plans. Please refer to Section

commercial development is added? The
area is very hazardous for bicycles-what
will be done to make it safer for bicycles?

4.11 for a complete discussion of the Project's proposed
bicycle accommodations and to Figure 4.22 for the
proposed bicycle parking plan.
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What will happen to Harvard Vanguard
offices? This office moved from New
England Power Building to its present
location when the New England Power
Building was redeveloped. Moving the

The Proponent is discussing opportunities for both short-
and long-term relocation with all existing Garage tenants

53.6 office any distance from its present . . . ;
location will inconvenience a lot of patients and will continue to explore options as the Project
and staff. Harvard Vanguard should not advances.
have to pick up the tab for the move. It
should be scheduled so as not to
inconvenience staff or patients.
Water and Sewer: are present water and
sewer lines adequate for additional
loading? This area is at the top of a rise,
sewage might flow out of the building
adequately, but additional loading may Please refer to Sections 7.2 through 7.5 for descriptions of
53.7 create flooding downstream at changes in existing utilities and proposed future connections. No
grade. If sewers are not adequate, what will | capacity issues are anticipated.
developer do about them? Are present
water mains adequate, both for normal
water supply, and for fire protection? If not,
what will developer do about them?
Gas: .IZ thhe preser;t gla:cs supply ad§c||uate to Please refer to Sections 7.2 through 7.5 for descriptions of
53.8 provi e. eat,l or L;f ora EOter.lltlla co- existing utilities and proposed future connections. No
gzczlfs:rndzaanki)utnif?tl what wi capacity issues are anticipated.
Is the electric power supply adequate? If PIe;a;e refe.r‘t.o Sections 7.2 through 7.5 for dgscriptions of
53.9 not, what will the developer do about it? existing utilities and proposed future connections. No
' ’ capacity issues are anticipated.
This project will be energy-intensive. What Please refer to Sec'Fion 5.4.1.2 for preliminary energy model
steps will the developer take, over and res‘ult's and to Sectlgh 5.4.4 for a summary of proposed
53.10 above what is shown on thei,r website. to bwldmg' energy efflcn.anc.y measures. Please see also
reduce energy use. ' Appendlx H for a preliminary energy model report for each
Project Component.
Please refer to Section 5.4.1.2 for preliminary energy model
What steps will the developer take o res'ult.s and to Secti.oh 5.4.4 for a summary of proposed
53.11 reduce electric power use, especially utility bwldmg. energy efﬂagnq measures. Please see also
power used for electric heating? Appendlx H for a prellmlnar)_/ energy model rgport for gach
Project Component. The Project does not anticipate using
electricity for heating.
53.12 l’:?::‘jgzl;zzzlslggz:s:z:g;zggirgy Please refer to Section 5.4.4 for a summary of proposed

propose to employ in this development?

building energy efficiency measures.
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Letter 54

Arts Boston

54.1

On behalf of ArtsBoston's 175 arts member
groups, tens of thousands of audience
members, and community partners who
realize that a vibrant cultural life is
essential to Boston's position as a world-
class city, we are honored to ask for an
investment of $75,000 from the SRA's
community benefit funds relating to the
Back Bay/South End Gateway Project.

The Proponent will consider your request in consultation
with the BPDA.

54.2

This support will enable ArtsBoston to
complete and launch a facilities
improvement and programming plan for
ArtsBoston's iconic Copley Square cultural
information and ticketing booth. It would
leverage a planning investment from the
Massachusetts cultural Facilities und, a s
well as $50,000 in community benefit funds
from the BRA's) ohn Hancock building
project at 380 Stuart Street. As a
longstanding neighbor of Back Bay Station,
ArtsBoston and its Copley Square booth
represent an important resource

for residents, workers, and visitors, and a
high profile partner in efforts to transform
this critical welcoming point for two of
Boston's most dynamic areas.

The Proponent will consider your request in consultation
with the BPDA.

Letter 55

BPDA Urban Design — David Carleson

55.1

The Proponent's intent to renovate and
restore the Station is laudable and
represents a significant public benefit
resulting from this project.

The Proponent appreciates your support.

55.2

The Proposed Project should meet the
'performance standard' of generally having
the same or a lesser degree of
environmental impacts than either the full
'as-of-right' build-out or existing
conditions, whichever are most impactful.

Please refer to Chapter 2 for a description of the no build
and as-of-right alternatives. Please also refer to Chapters 4-
8 which provide details on the Project-related impacts and
discuss steps that will be taken to avoid, minimize, and/or
mitigate adverse effects.
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That is to say, criteria such as daylight,
shadows, and wind should be at least
neutral or improved on average,

Please refer to Section 6.2 for a summary of the Project's
pedestrian level wind impacts, to Section 6.3 for a summary

55.3 . . of the shadow analysis, and to Section 6.4 for a summary of
recognizing that some elements or points . . . .
. the Project's daylight analysis. See Appendix I for a copy of
may be worse, but proving that the whole h .
. . the full pedestrian wind report.
is better as a Project.
. . e Pl f ion 1.5 f f Proj
We will expect in fact that mitigations or case reter to Section 1.5 for a summary o .rOJect .
-, o . Benefits. Please also refer to Chapters 4-8 which provide
positive urban benefits will result from this . . . .
55.4 . . . details on the Project-related impacts and discuss steps
Project and in balance far outweigh any . . L o
o that will be taken to avoid, minimize, and/or mitigate
negative impact.
adverse effects.
We will expect that the Proposed Project as
represented in the DPIR will have taken
int t itigati . . .
Into account any ljeces.sary m! !ga "9 Please refer to Chapters 4-8 which provide details on the
factors, for scenarios with densities and ] . . .
55.5 . . Project-related impacts and discuss steps that will be taken
heights beyond those alternatives, . S L
. to avoid, minimize, and/or mitigate adverse effects.
discovered as a result of
environmental and other studies by the
Proponent.
. . Pl f h f | i i
DPIR design alternatives or development ease reter to ¢ ap’Fer > fora comp ete dlSCUS?IOﬂ on
; . . . sustainable and resiliency strategies for the Project. See
should bring a high degree of innovation . . .
. - also Section 5.3.3 for LEED checklists and detailed
and achieve LEED Gold at a minimum, . .
. . . narratives for each parcel. While currently at a conceptual
preferably Platinum. This Project should set . .
. . . design level, the Project expects the Garage West Parcel to
the bar very high for projects in the Stuart . e .
55.6 . achieve Gold certification and the remaining parcels to
Street Study Area, and incorporate bold . . . . .
. . . achieve Silver certification at a minimum. The Proponent is
energy, recycling, daylight/quality of . . . I
. . committed to improving those certification levels wherever
environment, green roofs and plantings, . - . . .
) . . possible. The Project will comply with Article 37
innovative connections to the water, and . . e .
transportation initiatives requirements by committing to certifying each parcel with
P ’ the USGBC.
When sufficient progress in preparation of
a Preferred Alternative in the DPIR in
response to the Scoping Document has
been made on the design pursuant to
55.7 preliminary BCDC, CAC, and BRA staff Comment noted.
comments, BCDC Design Committee
meetings should be scheduled by
contacting David Carlson, Executive
Director of the BCDC.
It should be noted that we will expect a
i her th | di . . .
55.8 design, rather than a conceptual diagram, Please refer to Chapter 3 and associated Figures therein.

however well conceived, which will allow
more in-depth comment at the DPIR stage.
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In general, we will ask for studies related to
any and all requested alternatives, with

Please refer to Chapter 2 for a qualitative and quantitative

55.9 certain modifications, as well as . . .
. L o comparison of Project Alternatives.

comparisons to both existing conditions

and an 'as-of-right' alternative.

The project is exemplary in its strong

adherence to the Stuart Street Design

Guidelines, which includes "Creating a The Proponent appreciates your recognition and has made

vibrant street level pedestrian experience” concerted efforts to ensure the Project will have a lively

as a core objective. To that end, the BRA streetscape. Please refer to Section 3.5.1 for a detailed
55.10 recommends that resources be focused on | description of the Project's public realm improvements and

the design of at-grade crossings for to Figures 3.8a-f for public realm improvement plans.

pedestrians around the entire perimeter of | Please note the Station tunnel is being renovated by Simon

the project and for enhancement to the Properties as part of their previously approved project.

existing underground tunnel connecting

Back Bay Station to Copley Place.

Similarly, a key urban design objective for

the project as defined in the PNF is the

following: "Design multiple ground level Please refer to Section 3.4 for a discussion of the proposed

pedestrian through-block connections to through block connectors to be delivered with the Garage

create permeability through the Site, and West and Station East Parcels. Please see Figures 3.2h-iand
55.11 connectivity to surrounding Back Bay and 3.7d for renderings of the connectors and Figures 3.9a-b

South End and Bay Village for circulation and access plans. Please refer to Section 3.5

neighborhoods." This should be and Figures 3.8a-f for a detailed description of the Project's

accomplished through exterior pedestrian realm improvements.

enhancements and through ground level

interior building porosity, where possible.

While Dartmouth Street is the recognized

front door, .t.here should still be a . The Proponent has made considerable efforts to include a

celebrated civic entrance to the Station . . .

. R public plaza with the Station East Parcel to serve as a
from Clarendon Street. A recessed "door .
. forecourt to the new Station Entrance off Clarendon Street.

55.12 must still have a perceptual presence

directly on Clarendon Street, using
innovative design strategies, public art,
landscaping, and/or other public realm
improvements.

In addition, the building's architecture is designed to create
a civic presence for the new Station Entrance. Please see
Figures 3.2I-m and 3.8e.
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Greater consideration to the Clarendon
Street entrance must be made going
forward, in combination with an improved
streetscape design for Clarendon Street.

The Proponent has made considerable efforts to include a
public plaza with the Station East Parcel to serve as a
forecourt to the new Station Entrance off Clarendon Street.

55.13 . . o L . . .
Opportunities for additional open space In addition, the building's architecture is designed to create
and the relationship to the immediate a civic presence for the new Station Entrance. Please see
context should inform design strategies on | Figures 3.2I-m and 3.8e.
the Clarendon side.

. Th -off | h i i ial
.the drop-off zone in front of the new e drop-off lane serves as both Station an'd residentia
. lobby drop-off but also as a necessary service access for
Station entrance should only supply the .
the Station East Parcel. The Proponent has made great
amount of space needed for the . .
. " efforts to include the creation of a new 11,000 square foot
residences. The proposed additional drop- . . . .

55.14 . public plaza with the delivery of the Station East Parcel and

off lane for the Station would be better . . .
. to create a pedestrian friendly environment. Please refer to
repurposed as either landscaped space or . . e o
. . Section 3.5 and Figures 3.8a-3.9b for a specific description
a shared space, in line with the other goals . L :
. of the pedestrian realm and pedestrian circulation and
of the project.
access plans.
While the Dartmouth Street Entrance is . .
. . o Please refer to Sections 3.1 and 3.5 and Figures 3.8a-f for a
being respectfully refurbished, additional . o - .
. detailed description of the Project's pedestrian realm
enhancements to the surrounding . .
. improvements. The Project proposes to upgrade the open
streetscape are warranted. As a terminus to : L

55.15 . . space, creating a plaza, and to substantially increase the

the Southwest Corridor Park, the project is .
- . width and relocate the Dartmouth Street crosswalk at the
to carry the spirit of well-designed open . . . .
cpace and pedestrian primacy across the Station entrance with delivery of the Station West Parcel,
P p p' y creating a fitting terminus for the Southwest Corridor Park.
street and into the Station.
The Proposed Project repeatedly
champions building porosity and
neighborhood connectivity. This is already
demonstrated with two crossings in place
at street level and below grade to assist
with station traffic across Dartmouth Street .
. The Proponent has eliminated the Dartmouth Street
into Copley Place and the Southwest . . .
. . pedestrian bridge. Please refer to Section 3.4.1 for a
Corridor. For this reason, we are concerned . . L .
o . . discussion of the Trinity Place and Stuart Street bridges and
that an additional connection that is . .
55.16 to Figures 3.2h-i. The Proponent notes that there are three

elevated would take away from the street
life on Dartmouth Street. We do not see
this as a necessary connection, as it would
diminish the goal of activating the corridor.
If an elevated pedestrian bridge across
Dartmouth Street is to be pursued, further
evidence needs to be presented showing
how this would have a positive impact on
the public realm.

such bridges in the immediate vicinity of the Project, each
providing an important weather-protected and accessible
connection across the busy thoroughfare of Stuart Street.
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55.17

The safety and security of pedestrians are
better served by improved crosswalk
design, which may include tabled
intersections and other enhanced crossings
(see Boston's Complete Street Guidelines).

Please refer to Sections 3.1 and 3.5 and Figures 3.8a-f for a
detailed description of the Project's pedestrian realm
improvements, including crosswalks. Please refer to Figure
3.9a-b for circulation and access plans. Please also see
Section 4.12 for a detailed pedestrian facilities analysis.

55.18

The existing underground connection is a
latent design opportunity that should be
enhanced in tandem with the
refurbishment of the Station. This tunnel is
rightfully designed to privilege transit
riders whose volumes far exceed users of
the garage and whose numbers are
projected to grow. As Boston's recent
planning efforts (Go Boston 2030 and
Imagine Boston 2030) plan for growth, it is
increasingly important that the space of
the street be multimodal to accommodate
various users.

Please note the Station tunnel is being renovated by Simon
Properties as part of their previously approved project. The
tunnel is surrounded by rail lines on either side and cannot
be enlarged.

55.19

To facilitate improved at-grade crossings
and pedestrian mobility generally, BRA
Urban Design supports the closure of the
1-90 ramp should the Commonwealth
deem it acceptable, as it will allow for
vehicles to exit from Trinity Place rather
than Dartmouth Street.

The Proponent notes your support of MassDOT's potential
On-Ramp closure.

55.20

Though an engineering challenge,
structure must be threaded with minimal
impacts to the already constrained rail
platform below. We recommend that any
impacts to the platform should be
counterbalanced by improvements to the
platform seating and design configuration,
as well as improvements to the
underground tunnel connecting the
platform across Dartmouth Street to
Copley Place.

Structure locations are being carefully coordinated with the
MBTA. Please refer to Section 4.10.4 for an analysis on
platform impacts. Please note that the tunnel connecting
the platform to Dartmouth street is being improved by a
different previously approved Project.
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55.21

The corner of the Garage West parcel (at
the intersection of Stuart and Dartmouth
Streets) is the dominant and most visible
corner of the project and will need further
design refinement. The impacts of the
garage plinth can and should be
ameliorated through facade strategies, but
the design of the retail and streetscape is
most important. Large pedestrian volumes
make the design of ample sidewalk widths
and high quality public realm
improvements paramount. Moreover, it is
crucial that the design works with the
proposed reconfigured intersection design.

Please refer to Section 3.5.1 for a detailed description of
the Project's public realm improvements, to Section 3.5.2
for an analysis of sidewalk widths and to Figures 3.8a-f for
public realm improvement plans.

55.22

Tremendous work has been done to
remove some major elements/interfaces of
the existing garage. The amount of
parking, in general, should be minimized.
Submit information which justifies the scale
and amount of parking proposed by
analyzing both current levels of use and
projected future levels with an expectation
of expanded alternative modes of transit.

Please refer to Section 4.9 for an in-depth parking analysis.

55.23

The BRA expects that all revised
transportation elements will be designed in
harmony with the architectural treatments
and integrated into the design.

Noted.

55.24

Since retention of the above-grade garage
floors cannot be avoided, garage uses are
ideally completely covered, with active
program uses, if possible, on all sides
fronting primary streets. Treatment of any
remaining directly visible portions of the
garage will be presumed to be
transformative, and should be of a high
architectural character with robustly
convincing detail.

Please refer to Figures 3.2b-c for renderings showing
treatment of the garage facade on Dartmouth and Stuart
Streets, which is captured within the Garage West office
building's footprint. Figures 3.2j-k show the proposed
condition of the garage facade on Clarendon Street. The
Proponent is not proposing to alter the Clarendon Street
side.

PNF Response to Comments

11-120




Back Bay/South End Gateway Project

DEIR/DPIR

Comment No.

Comment

Response to Comment

55.25

The architectural expression of the tower
elements should be clarified. They should
be sufficiently differentiated, and shaped
as part of the skyline, but not necessarily
read as one 'complex’. Consider the view
studies requested in the list of materials
later to achieve a massing and orientation,
which begins to break the scale of the
towers and podium elements down to that
of the appropriate scale-giving datum
elements in the area. This effect will be
most noticeable from the intermediate
range of direct views, including views from
nearby neighborhoods, the Southwest
Corridor, Columbus Avenue, and
Clarendon and Dartmouth Streets. The
grouping of towers will act as a signifier of
Back Bay Station in the Boston cityscape.

Please refer to Section 3.4 for a detailed description of each
Project Component's building design including, height and
massing, character and exterior materials and signage.
Please also see Figures 3.2a-m and Figures 3.6a-p.

55.26

Special attention should be paid to public
art, both indoor and outdoor. The
Proposed Project presents an opportunity
to connect interior and exterior space, and
we encourage the Proponent to consult
with local artists during the design period
to allow for an integrated aesthetic effect.

Please refer to Section 3.5.1 for a summary of pedestrian
realm improvements, including areas with public art
opportunities.

55.27

To reiterate comments from the Boston
Transportation Department, the relocation
and accordant redesign of the MBTA Bus
No. 39 stop must be clarified. The design
of this stop must include adequate space
for passenger queuing and general
pedestrian circulation.

Please refer to section 4.10.2 for a description of the Route
39 Bus terminus relocation, and to Figure 4.21 for a plan.
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55.28

It is critical that wind impacts to public
spaces be minimized using trees and other
windbreak strategies, including the formal
shaping of the building(s) and public
spaces themselves. Regarding potential
future studies, all wind tunnel test points
shall be approved by BRA staff before
conduction of testing. Wind analysis may
be requested at

points within several blocks of the
property(ies) in question; where
contiguous or proximate to open space,
analysis may extend to likely bounds of no
impact. Depending upon results of the
wind tunnel testing, the BRA reserves the
right to request further study, including
further tunnel work, or a delta analysis if
results are unclear.

Please refer to Section 6.2 for a summary of the Project's
pedestrian level wind impacts. See Appendix I for a copy of
the full pedestrian wind report. The number and location of
study points was reviewed and approved by the BPDA.

55.29

Project shadows appear to be in
compliance with the Stuart Street Design
Guidelines, but will continue to be studied
as part of standard design review
processes. All shadow analysis should be
provided in electronic rather than paper
form, except as conclusion discussions,
using continuous dawn-to-dusk shadow
animations. Do not duplicate studies for
months in which the information is
identical (i.e,, a single animation for
November/January, or May/July). All net
new shadows, in general, shall be defined
as outlined elsewhere either by a
contrasting tone or different color and
shall be clearly shown to their full plan
extent, whether on street, park, or rooftop.
A specific shadow analysis should assess
the time range of any new impacts on the
Southwest Corridor Park, defining rough
extent and duration in terms of hours and
time of year. Particular attention should be
given to the period from March 21st to
October 21st. If overall duration is greater
than one hour, provide an overlap study,
which defines any area impacted by
shadows for a period greater than one
hour.

Please refer to Section 6.3 for an analysis of the Project's
shadow impacts, including to adjacent public spaces.
Please refer to Section 8.3.2 for a summary of shadow
impacts on the fagades of area historic resources.
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Certain project elements deviate from the
zoning, primarily at the Garage West
parcel:

- Service and parking areas must be set
back a minimum of 20" from the building

The Project will achieve zoning compliance through a PDA
amendment. Please refer to Figures 3.2b-c for renderings

55.30 . . of the Garage fagade on Dartmouth and Stuart Streets.
face; because of the garage dimensions, . . . .
S \ Figures 3.2j-k show the Clarendon Street side, which the
this will only be between 1 and 4'. Our Proponent is not proposing to alter
recommendation to abate this will be to '
continue to explore creative options for
screening the garage.
(Certain project elements deviate from the
zoning, primarily at the Garage West
parcel)
- The maximum floor plate for commercial
uses is 30,000-SF; the project proposes two The Project will achieve zoning compliance through a PDA
55.31 floors above the garage that are amendment
approximately 36,000-SF and 38,000-SF, '
respectively. The remaining commercial
floors are in compliance, with an average
square footage ranging from
approximately 22,000-SF to 26,000-SF.
(Certain project elements deviate from the
zoning, primarily at the Garage West
parcel)
- The project exceeds the recommended The Project will achieve zoning compliance through a PDA
55.32 25' setback on Dartmouth Street; the amendment. The Proponent is committed to creating an
massing of the building varies from 15-27'. | active and pedestrian friendly streetscape. Please refer to
We urge the proponent to prioritize the Section 3.5 for a discussion of the Project's site design.
pedestrian experience in the design of the
streetscape, as noted elsewhere in this
comment letter.
The Project will achieve zoning compliance through a PDA
(Certain project elements deviate from the af“e”df"e”t' PIease‘ refer to Chap.tt‘er > fora complete
zoning, primarily at the Garage West d|59u55|on on sustalngble and resiliency stratggles for the
Project. See also Section 5.3.3 for LEED checklists and
parcel) detailed narratives for each parcel. While currently at a
- The LEED target of Gold is instead . -
55.33 orojected to be Silver for the Garage East, conceptual design level, the Project expects the Garage

Station East, and Station West parcels. The
commercial tower (Garage West) is
projected to achieve LEED Gold
equivalence.

West Parcel to achieve Gold certification and the remaining
parcels to achieve Silver certification at a minimum. The
Proponent is committed to improving those certification
levels wherever possible. The Project will comply with
Article 37 requirements by committing to certifying each
parcel with the USGBC.
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The BRA recognizes that the zoning for this
project will be pursued through an

55.34 amendment to the existing PDA for the Comment noted.
garage, as envisioned during the Stuart
Street Planning Study.
Though Back Bay Station proper is not
under the express purview of BRA Planning
and Urban Design staff, we nevertheless
include the following comments: Please refer to Section 3.4.1 for a summary of the proposed
55.35 * Improved connectivity and porosity public through-block connector to the Station at the corner
to/from the Station is desirable. In of Stuart Street and Trinity Place. See also Figures 3.7a-b.
particular, the new station entrance on the
Stuart Street side should be designed with
visibility and accessibility in mind.
A strong connection is proposed, through use of floor
materials and entrance designs that emphasize the axial
relationship of the Clarendon and Dartmouth street
. . entrances. Please refer to Section 3.4 for a discussion of the
« The strong pedestrian connection and . .
. h . proposed through block connectors to be delivered with
axial procession through the Station .
55.36 . the Garage West and Station East Parcels. Please see
should be continued strongly through to . . .
. Figures 3.2h-i and 3.7a-b for renderings of the connectors
the Clarendon Street side. . . .
and Figures 3.9a-b for circulation and access plans. Please
refer to Section 3.5 and Figures 3.8a-f for a detailed
description of the Project's pedestrian realm
improvements.
S . . . Please refer to Section 1.1.1 and Appendix E for a detailed
 Minimizing clutter (ticketing machines, . .
. - . . description of the Station Concourse Improvements.
signage, retail kiosks) in the Station should . . - .
55.37 . . . . . Removing clutter, clarifying wayfinding and revealing the
be a primary design driver, particularly in L -
civic nature of the Central Hall are major goals of the
the central hall. . ;
Station Concourse Improvements project.
« Any proposed additional retail should not
|nterrupjc the sense Qf space from é Please refer to Section 1.1.1 and Appendix E for a detailed
connective standpoint. Additionally, the - .
. description of the Station Concourse Improvements. See
proposed retail should not reduce the also Section 3.4.4 for a discussion of the Project's
55.38 effective daylighting produced by the o )

upper hall and clerestory areas. Neither
should the simplicity and purity of the
restored station's space be compromised
by upper encroachments or penetrations.

integration with the Station. The additional level of retail
will have skylights so as to preserve the clerestory windows'
access to natural light.
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55.39

Embracing new technology to facilitate
expedited ticketing and gating is desirable
insofar as the resultant space should allow
for improved circulation and well-placed
and numerous accommodations for
seating.

Please refer to Section 1.1.1 and Appendix E for a detailed
description of the Station Concourse Improvements, which
increase capacity in ingress/egress, platform access, waiting
area and seating. Please see also Figures E.1-E.5.

55.40

The following urban design materials for
the Proposed Project's schematic design
must be submitted

for the DPIR:

1. Written description of program elements
and space allocation (in square feet) for
each element, as well as Project totals.

Please refer to Table 1-1 in Section 1.4.1 for a detailed
description of the program and dimensional information of
each Project Component.

55.41

2. Neighborhood plan, elevations and
sections at an appropriate scale (1"=100'
or larger as determined by the BRA)
showing relationships of the proposed
project to the neighborhood context:

a. Massing

b. Building height

c. Scaling elements

d. Open space

e. Major topographic features

f. Pedestrian and vehicular circulation
g. Land use

Please refer to Chapter 3, Urban Design and all associated
figures.

55.42

3. Color, or black and white 8"x1 O"
photographs of the site and
neighborhood.

Please refer to Figures 1.4a-d for existing conditions
photographs.

55.43

4. Sketches and diagrams to clarify design
issues and massing options.

Please refer to Section 3.4 for massing and height
descriptions of each Project Component, as well as to
Figures 3.6a-p.
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55.44

5. Eye-level perspective (reproducible line
or other approved drawings) showing the
proposal (including main entries and public
areas) in the context of the surrounding
area. Views should display a particular
emphasis on important viewing areas such
as key intersections, pathways, or public
parks/attractions. Some of these
viewpoints have already been suggested
and used in presentations to the public.
Long-ranged (distanced) views of the
proposed project must also be studied to
assess the impact on the skyline or other
view lines. At least one bird's-eye
perspective should also be included. All
perspectives should show (in separate
comparative sketches) at least both the
build and no-build conditions; any
alternatives proposed should be compared
as well. The BRA should approve the view
locations before analysis is begun. View
studies should be cognizant of light and
shadow, massing and bulk.

Please refer to Figures 3.2a-m for eye level perspectives, to
Figures 3.6a-j for long range views, and Figures 3.6k-p for
additional birds-eye perspectives. Please see also Figures
8.2a-j for views from area historic resources.

55.45

6. Additional aerial or skyline views of the
project, if and as requested.

Please see Figures 3.6a-j for skyline views and Figures 3.6k-
p for aerial views.

55.46

7. Site sections at 1"=20" or larger (or other
scale approved by the BRA) showing
relationships to adjacent buildings and
spaces.

Please refer to Figures 3.4a-f for Site sections.
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55.47

8. Site plan(s) at an appropriate scale (1
"=20'" or larger, or as approved by the BRA)
showing:

a. General relationships of proposed and
existing adjacent buildings and open
spaces

b. Open spaces defined by buildings on
adjacent parcels and across streets

¢. General location of pedestrian ways,
driveways, parking, service areas, streets,
and major landscape features

d. Pedestrian, handicapped, vehicular and
service access and flow through the parcel
and to adjacent areas

e. Survey information, such as existing
elevations, benchmarks, and utilities

f. Phasing possibilities

g. Construction limits

Please refer to Figures 1.5 and 1.6a-b for existing
conditions survey and Projct Site plans, respectively. Please
also see Figures 3.8a-f for public realm plans and 3.9a-b for
site circulation and access plans.

55.48

9. Massing model (ultimately in basswood)
at 1 ":40'0" for use in the Authority's
Downtown Model.

The Proponent understands this is not part of the DPIR
submission, and will be happy to provide it at a later date.

55.49

10. Study model(s) at 1" = 16' or 1" = 20'
showing preliminary concept of setbacks,
cornice lines, fenestration, facade
composition, etc. are recommended.

The Proponent understands this is not part of the DPIR
submission, and will be happy to provide it at a later date.

55.50

11. Drawings at an appropriate scale (e.g.,
1"16'0", or as determined by BRA)
describing architectural massing, facade
design and proposed materials including:
a. Building and site improvement plans

b. Neighborhood elevations, sections,
and/or plans showing the

c. Development in the context of the
surrounding area

d. Sections showing organization of
functions and spaces, and relationships to
adjacent spaces and structures

e. Preliminary building plans showing
ground floor and typical upper floor(s).

f. Phasing, if any, of the Proposed Project

Please refer to Chapter 3, Urban Design and all associated
figures.
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12. A written and/or graphic description of
the building materials and its texture, color,

Please refer to Section 3.4 for a summary of building
character and exterior materials and to Figures 3.2a-m. The

55.51 . . Proponent notes that more detailed information will be
and general fenestration patterns is . . .
required for the proposed development. mac.ie available for review by the BPDA as the Project

design develops.

55.52 13. Electronic files describing the site and An electronic copy of this submission will be provided by
Proposed Project. the Proponent as requested.

14. Full responses, which may be in the

formats listed above (and more), to any

urban design related issues raised in

preliminary reviews or specifically included | Please refer to Chapter 3 for a full discussion of the

55.53 in the BRA scoping determination, Project's urban design. All urban design related issues will
preliminary adequacy determination, or be addressed through appropriate documentation during
other document requesting additional the Article 80 process.
information leading up to BRA Board
action, inclusive of material required for
Boston Civic Design Commission review.

The Proponent notes that design-related materials will be

55.54 15. Proposed schedule for submission of all | submitted to the BPDA for review as the Project design
design or development-related materials. develops and there is more visibility on the execution

schedule.
16. Diagrammatic sections through the
neighborhood (to the extent not covered

55.55 in item #2 above) cutting north-south and Please refer to Figures 3.4a-f for Site Section diagrams.
east-west at the scale and distance
indicated above.

17. True-scale three-dimensional graphic
represer)tatlons of Fhe area |nd.|cated Please refer to Figures 3.2a-m for Project renderings and
55.56 above either as aerial perspective or

isometric views showing all buildings,
streets, parks, and natural features.

3.6k-p for Ariel perspective views.
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55.57

If not defined elsewhere, a daylight
analysis for both build and no-build
conditions shall be conducted by
measuring the percentage of sky dome
that is obstructed by the Proposed Project
building(s) and evaluating the net change
in obstruction. If alternative massing
studies are requested or result as part of
the Article 80 development review process,
daylight analysis of such alternatives shall
also be conducted for comparison. The
study should treat three elements as
controls for data comparisons: existing
conditions, the 'as-of-right' (defined in this
case as the recent Stuart Street zoning),
and context examples. The areas of interest
include Dartmouth, Stuart, and Clarendon
Street, and Trinity Place. Daylight analyses
should be taken for each major building
facade fronting these public ways. The
midpoint of each public accessway or
roadway should be taken as the study
point. The BRADA program must be used
for this analysis.

Please refer to Section 6.4 for a summary of the Daylight
analysis.

55.58

If a Proponent wishes to substitute a more
contemporary computer program for the
1985 BRADA program, its equivalency must
first be demonstrated to the satisfaction of
BRA staff before it is utilized for inclusion
in the DPIR, and it must be commonly
available to Boston development team
users.

Please refer to Section 6.4 for a summary of the Daylight
analysis.

55.59

The discussion of Proposed Project impacts
on infrastructure systems should be
organized system-by-system as suggested
below. The applicant's submission must
include an evaluation of the Proposed
Project's impact on the capacity and
adequacy of existing water, sewerage,
energy (including gas and steam), and
electrical communications (including
telephone, fire alarm, computer, cable, etc.)
utility systems, and the need reasonably
attributable to the proposed project for
additional systems facilities.

Noted. Please refer to Chapter 7 for a complete
infrastructure analysis.

PNF Response to Comments
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Any system upgrading or connection
requiring a significant public or utility
investment, creating a significant
disruption in vehicular or pedestrian
circulation, or affecting any public or
neighborhood park or streetscape

The Proponent confirms that all Stuart Street corridor
approved projects were included in the environmental
analyses of the Project. Please refer to Chapters 4-8 which

. i \ i i hich . . . . .
55.60 |mproveme.n.ts comprises an impact w N provide details on the Project-related impacts and discuss
must be mitigated. The DPIR must describe . . o .
- . S steps that will be taken to avoid, minimize, and/or mitigate
anticipated impacts in this regard,
. . e adverse effects.
including specific mitigation measures, and
must include nearby Proposed Project (i.e.
40 Trinity, 380 Stuart, Copley Expansion, et
al.) build-out figures in the analysis.
Utility Systems and Water Quality:
a. Estimated water consumption and
tion f the P d .
55.61 sewage genera |on. rom the roppse Please refer to Sections 7.5 and 7.6.
Project and the basis for each estimate.
Include separate calculations for air
conditioning system make-up water
b. Description of the capacity and . _
rpt pacity Please refer to Sections 7.2-7.5 for descriptions of the
adequacy of water and sewer systems and L . .
. . existing utilities, proposed future connections, and
an evaluation of the impacts of the e = . .
. mitigation measures as applicable. The Proponent will
55.62 Proposed Project on those systems; sewer . . -
. . comply with sewer and storm drain regulations as
and storm drain systems should include a . . .
. . . mandated by BWSC, and will be subject to the Site Plan
tributary flow analysis as part of this .
e review and approval process.
description
¢. Identification of measures to conserve
55.63 resources, including any provisions for Please refer to Section 5.3.2 for a summary of proposed
) recycling or 'green’ strategies, including resource conservation measures.
green roofs
d. Description of the Proposed Project's
impacts on the water quality of Boston . -
55.64 . No impacts are anticipated.
Harbor or other water bodies that could be P P
affected by the Project, if applicable
e. Description of mitigation measures to Please refer to Sections 7.2 and 7.4 for information on the
55.65 reduce or eliminate impacts on water Project's efforts to reduce or eliminate water quality
quality impacts.
_ . . Please refer to Section 7.4 for a summary of existing and
f. Description of impact of on-site storm .
55.66 proposed storm water management infrastructure systems

drainage on water quality

for the Project
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g. Information on how the Proposed
Project will conform to requirements of the

Please refer to Section 7.4.3 for a detailed description of

55.67 Ground Water Trust under Article 32, if the Project's intended compliance with the City's
applicable, by providing additional Groundwater Conservation Overlay District.
recharge opportunities
. . Pl f ions 7.2-7.5 f ipti f th
h. Detail methods of protection proposed ease re evr.t'o Sections > for descrlptlons of the
. . existing utilities, proposed future connections, and
for infrastructure conduits and other o . .
. . . mitigation measures as applicable. The Proponent is and
55.68 artifacts, including the MBT A tunnels and . L . .
. . will be coordinating extensively with MassDOT and the
station structures, and BSWC sewer lines . .
. . . MBTA on temporary impacts and protection of
and water mains, during construction . . .
transportation infrastructure during construction.
Please refer to Section 5.4.1.2 for preliminary energy model
i. Detail the energy source of the interior results and to Section 5.4.4 for a summary of proposed
55.69 space heating; how obtained, and, if building energy efficiency measures. Please see also
applicable, plans for reuse of condensate. Appendix H for a preliminary energy model report for each
Project Component.
Please refer to Sections 7.2-7.5 for descriptions of the
existing utilities, proposed future connections, and
mitigation measures as applicable. The Proponent will
Thorough consultation with the planners comply with sewer and storm drain regulations as
and engineers of the utilities will be mandated by BWSC, and will be subject to the Site Plan
55.70 ) . .
required, and should be referenced in the review and approval process. The Proponent has
Infrastructure Component section. continuously consulted with the various utilities and related
agencies throughout the permitting and conceptual design
process, and will continue to do so to ensure a proper
design is delivered for approval.
Please refer to Section 5.4.1.2 for preliminary energy model
Energy Systems: results, Section 5.4.4 for a summary of proposed building
55.71 a. Description of energy requirements of energy efficiency measures and Section 5.4.3 for the On-
) the project and evaluation of project Site Clean and Renewable Energy Analysis. Please see also
impacts on resources and supply Appendix H for a preliminary energy model report for each
Project Component.
b. Description of measures to conserve Please refer to Section 5.4.1.2 for preliminary energy model
energy usage and consideration of the results, Section 5.4.4 for a summary of proposed building
55.72 feasibility of including solar energy energy efficiency measures and Section 5.4.3 for the On-

provisions or other on-site energy
provisions, including wind, geothermal,
and cogeneration.

Site Clean and Renewable Energy Analysis. Please see also
Appendix H for a preliminary energy model report for each
Project Component.
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55.73

Additional constraints or information
required are described below. Any other
system (emergency systems, gas, steam,
optic fiber, cable, etc.) impacted by this
development should also be described in
brief.

Please refer to Sections 7.2 through 7.5 for descriptions of
existing utilities and proposed future connections. No
capacity issues are anticipated.

55.74

The location of transformer and other
vaults required for electrical distribution or
ventilation must be chosen to minimize
disruption to pedestrian paths and public
improvements both when operating
normally and when being serviced, and
must be described. If necessary, storm
drain and sewage systems should be
separated or separations provided for in
the design of connections.

Utility company network transformer vaults will be located
within building footprints. See Sections 7.4 and 7.5 for
discussion on stormwater management and sanitary
sewage.

55.75

This proposal calls for the radical
modification of older air rights Projects
that were basically the reconstruction and
repair of railroad and highway
infrastructure. The balance of the notion of
‘embedded energy' as balanced with the
long-term energy savings proposed by this
Project should be discussed. The
Proponent should investigate energy
strategies that take advantage of this scale
of construction, including those that
incorporate green roof strategies as well as
solar orientation and materials/systems
that maximize efficiencies, daylighting
strategies, wind, solar, and geothermal
systems, and cogeneration.

Please refer to Section 5.3 for a summary of the Project's
multiple sustainability strategies.

Letter 56

Interagency Green Building Committee

56.1

The IGBC accepts the rating system
selections and encourages the project
team to continue to pursue additional
LEED credits, including but not limited to
the feasibility of implementing features of
the WELL Building Standard.

The Proponent is committed to pursuing additional LEED
credits related to a variety of sustainability goals.

PNF Response to Comments
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Comment No.

Comment
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56.2

In support of the City of Boston's
Greenhouse (GHG) emissions reduction
goals, the IGBC requests that the project
make full use of utility and state-funded
energy efficiency and clean/renewable
energy programs designed to minimize
energy use, GHG emissions and adverse
environmental impacts.

Noted, please refer to Section 5.4.4 for a discussion of the
Project's approach to incorporating utility and energy
efficiency incentives.

56.3

Please note that prior to the Inspectional
Services Department's (ISD) issuance of a
building permit, all projects must
demonstrate compliance with Article 37
and have obtained approval of the
requisite submissions from the IGBC. In
order to demonstrate compliance, the
IGBC requires that you provide an updated
submission including a Design Green
Building Report (Design Report). The
Design Report shall provide a
comprehensive narrative describing in
detail proposed strategies and paths that
will be used to meet LEED prerequisites
and achieve the selected credits.

Noted, the Project will comply with Article 37 and file the
required submissions in advance of obtaining a building
permit. Please refer to Section 5.3 for discussion of the
Project's sustainability measures and Figures 5.1a-d for
preliminary LEED checklists. See also Appendix J for the
Climate Change Preparedness and Resiliency Checklist.
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Appendix A: DEIR Distribution List

In accordance with the MEPA regulations at 301 CMR 11.16, the Proponent is circulating this Draft
Environmental Notification Form (DEIR) for the mixed-use redevelopment of four Air Rights
Development Parcels above and adjacent to Back Bay Station to the public agencies and
interested stakeholders listed below.

It is anticipated that notice of availability of this DEIR will be published in the February 8™ edition
of the Environmental Monitor, initiating a 30-day public comment period that will end on March
10, 2017. The Secretary is scheduled to issue a determination on March 17, 2017.

Federal

US Environmental Protection Agency
New England, Region 1

Attention: NPDES Permit Division

5 Post Office Square, Suite 100
Boston, MA 02109

Federal Aviation Administration
Attn: Richard Doucette

New England Region

1200 District Avenue
Burlington, MA 01803-5299

Commonwealth of Massachusetts

Executive Office of Energy and DEP/Northeast Regional Office
Environmental Affairs (EEA) Attn: John D. Viola

Attn: Matthew A. Beaton 205B Lowell Street

100 Cambridge Street, Suite 900 Wilmington, MA 01887

Boston, MA 02114
Massachusetts Department of Environmental

Department of Environmental Protection Protection

Bureau of Air and Waste Waterways/Chapter 91 Program
Air and Climate Program Attn: Ben Lynch

Attn: Christine Kirby One Winter Street

One Winter Street Boston, MA 02108

Boston, MA 02108

DEIR Distribution List

A-1
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Massachusetts Department of
Transportation

Public/Private Development Unit
Attn: J. Lionel Lucien

10 Park Plaza, Suite 4160
Boston, MA 02116

MassDOT - District #6
Attn: Linda Smith

185 Kneeland Street
Boston, MA 02111

Massachusetts Department of Energy

Resources

Attn: Paul Ormond

100 Cambridge St. Suite 1020
Boston, MA 02114

The Massachusetts Historical Commission

Attn: Brona Simon

The MA Archives Building
220 Morrissey Boulevard
Boston, MA 02125

Metropolitan Area Planning Council

Attn: MEPA Coordinator
60 Temple Place, 6th floor
Boston, MA 02111

Massachusetts Bay Transit Authority

Attn: MEPA Coordinator
10 Park Plaza, Suite 3910
Boston, MA 02116

Massachusetts Water Resource Authority

Attn: Marianne Connolly
100 First Avenue
Charlestown Navy Yard
Boston, MA 02129

DEIR Distribution List

A-2

Executive Office for Administration &
Finance

State House, Room 373

Boston MA, 02133

MassDevelopment
Attn: David Bancroft
99 High Street
Boston, MA 02110

Massachusetts Architectural
Access Board

Attn: MEPA Coordinator

One Ashburton Place, Room 1310
Boston, MA 02108

Massachusetts House of Representatives
Representative Byron Rushing
Massachusetts State House, Room 481
Boston, MA 02133

Massachusetts House of Representatives
Representative Aaron Michlewitz
Massachusetts State House, Room 254
Boston, MA 02133

Massachusetts House of Representatives
Representative Jay Livingstone
Massachusetts State House, Room 186
Boston, MA 02133

Massachusetts Senate

Senator William Brownsberger
Massachusetts State House, Room 504
Boston, MA 02133
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City of Boston

Boston Planning and Development
Agency

Attn: Brian P. Golden, Director
One City Hall Square, 9th Floor
Boston, MA 02201

Office of Environment, Energy & Open
Space (City of Boston)

Attn: Austin Blackmon, Chief

One City Hall Square, Room 709
Boston, MA 02201

Boston Transportation Department
One City Hall Square, Room 721
Boston, MA 02201

Boston Conservation Commission
One City Hall Square, Room 709
Boston, MA 02201

Boston Landmarks Commission
One City Hall Square, Room 709
Boston, MA 02201

Boston Commission for Persons with
Disabilities

One City Hall Square, Room 967
Boston, MA 02201

Boston Public Works Department
One City Hall Square, Room 710
Boston, MA 02201

Other Interested Parties

Charles River Watershed Association
Attn: Margaret Van Deusen

190 Park Road

Weston, MA 02493

DEIR Distribution List

A-3

Boston Parks and Recreation
Commissioner Chris Cook

1010 Massachusetts Avenue, 3rd Floor
Boston, MA 02118

Boston Water and Sewer Commission
Attn: John P. Sullivan, P.E.

980 Harrison Avenue

Boston, MA 02119

Boston Groundwater Trust
Attn: Christian S. Simonelli
229 Berkeley St.

Boston, MA 02116

Boston City Council

Josh Zakim

1 City Hall Square, 5™ Floor
Boston, MA 02201-2043

Boston City Council

Bill Linehan

1 City Hall Square,5"Floor
Boston, MA 02201-2043

Boston Public Library
Central Library

700 Boylston St.
Boston, MA 02116

Boston Public Library
South End Branch
685 Tremont St,
Boston, MA 02118

Ellis South End Neighborhood
Association

Betsy Hall

P.O Box 170731

Boston, MA 02116
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Neighborhood Association of

The Back Bay

Vicki Smith/Barry Solar

160 Commonwealth Avenue, #L-8,
Boston, MA 02116-2749

Bay Village Neighborhood Association
Dr. P. MacKenzie Bok and Sarah Herlihy

Planning Co-Chair
35 Melrose St.,
Boston, MA 02116

St. Botolphe Neighborhood Association

Attn: Scott Mustard
10 Durham Street
Boston, MA 02115

WalkBoston
Wendy Landman
Old City Hall

45 School Street
Boston, MA 02108

Residents:

Tracy Pesanelli

Pamela Humphrey
Kenneth E. Kruckemeyer
Shirley Kressel

Paula Griswold

Pamela Lassiter

MEPA Distribution List

A-4

Ann Hershfang

Susan Prindle

Gerry Ives

Anne Swanson

Lynn Foster

Heyward Parker James
Jacquelin S. Yessian

Community Advisory Committee
Members:

Brendan Ahern

Ann Beha

Kenzie Bok

Damien Chaviano
Jim Cochener

Jackie Cox Crite
Cathy Doran

Jack Fitzgerald

Susan Gilmore

Elliot Laffer

Meg Mainzer Cohen
Mayra Negron Rivera
Ted Pietras

Russ Preston

Patrick Sarkis

Jackie Yessian

Scott Mustard
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The Commonwealth of Massachusetts
Executive Office of Energy and Environmental Affairs
100 Cambridge Street, Suite 900
Boston, MA 02114

Charles D. Baker
GOVERNOR

Karyn E. Polito

LIEUTENANT GOVERNOR Tel: (617) 626-1000

Matthew A. Beaton Fax: (617) 626-1081
SECRETARY http://www.mass.gov/eea

June 24, 2016

CERTIFICATE OF THE SECRETARY OF ENERGY AND ENVIRONMENTAL AFFAIRS
ON THE
ENVIRONMENTAL NOTIFICATION FORM

PROJECT NAME : The Back Bay/South End Gateway Project
PROJECT MUNICIPALITY : Boston

PROJECT WATERSHED : Boston Harbor/Charles River

EEA NUMBER : 15502

PROJECT PROPONENT : BP Hancock LLC

DATE NOTICED IN MONITOR  : April 20, 2016

Pursuant to the Massachusetts Environmental Policy Act (M.G.L. c. 30, ss. 61-621) and
Section 11.03 of the MEPA Regulations (301 CMR 11.00), | hereby determine that this project
requires the preparation of a mandatory Draft Environmental Impact Report (DEIR).

The project proposes a major air rights development in the Back Bay and South End of
Boston. It will include up to 1.2 million square feet (msf) of commercial, residential and retail
space built over and around the Massachusetts Bay Transportation Authority’s (MBTA) Back
Bay/South End Station, Interstate-90/Massachusetts Turnpike (1-90) and the 100 Clarendon
Street Parking Garage (Garage).

This transit-oriented development provides an opportunity to enhance the public realm
and vital transportation resources while providing economic development and new housing
consistent with the Commonwealth’s economic, environmental and transportation goals. It will
develop high-density office, residential uses and retail adjacent to the MBTA Station. It is
intended to revitalize the area and create a better connection between the Back Bay and South
End neighborhoods by integrating the site and its uses with the neighborhood and street-level
activity. Underutilized ground level areas along Stuart Street and the bus turn-around on
Clarendon Street will be replaced with more active uses.

A common theme of comment letters is ensuring that the project provides a balanced
development that places an appropriate emphasis on preserving and improving the public realm.
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Comment letters express concern with the impact of the project on the urban environment and
historic resources, including the effects of wind and shadow. A particular concern is the potential
impact of the project and proposed vehicular access on transit operations and pedestrian access.
To conform with the Commonwealth’s and the City’s urban design and development goals, the
project must strive not only to preserve and improve operations and access but to increase
capacity to the extent possible to support increased ridership that will be generated by this
project. These concerns are similar to those that have been identified and addressed on other
major redevelopment projects around transit hubs, including the Boston Garden project (EEA#
15052) at North Station and the South Station Air Rights project (EEA# 9131) at South Station.

As described in the Environmental Notification Form (ENF), the project consists of the
construction of approximately 1.2 msf of mixed use development, including 575,000 sf of
commercial office space, 100,000 sf of retail/restaurant space, and 600 residential units. It will
include parking, loading and service areas. It includes the demolition of an existing parking
garage and construction over ground and air rights covering the MBTA station. The project is
comprised of four severable components that may be undertaken in phases by individual owners
or developers:

1. Garage West Parcel: The existing western garage drum and a portion of the garage
will be demolished. A new 26-story building with 575,000 sf of commercial office
space, up to 27,000 sf ground floor retail/restaurant uses, and approximately 200,000
sf of parking (up to 2,013 spaces) will be constructed. Most of this project
component will be constructed over 1-90. The Proponent has developed design
alternatives for the development of this parcel with and without closure of the
existing on-ramp that connects Clarendon Street and 1-90 westbound. The garage exit
will be located either on Dartmouth Street or on Trinity Place depending on whether
the 1-90 ramp is eliminated or not.

2. Garage East Parcel: The existing eastern garage drum will be demolished. A 28-
story, approximately 215,000 sf residential building with 240 units will be
constructed. Most of this project component will be constructed over 1-90. A parking
garage entrance/exit will be located on Clarendon Street.

3. Station East Parcel: The existing MBTA bus drop-off will be relocated and an existing
ventilation tower demolished. A 34-story, 377,000-sf building will be constructed
with 360 residential units, 8,500-sf of retail space, and a new entrance to the MBTA
station. This component of the project may also include reactivation of the Commuter
Rail head house on the south side of Columbus Ave. Most of this project component
will be constructed over the MBTA station and/or subway and railroad tracks.

4. Station West Parcel: The project includes a one- or two-story vertical expansion of the
MBTA station to provide 30,000 to 65,000 sf of retail.

Portions of the site are owned by the Massachusetts Department of Transportation
(MassDOT), the MBTA, and the Proponent. Pursuant to the Proponent’s ground and air rights
development agreement with the Massachusetts Department of Transportation (MassDOT), and
its property management responsibilities, the Proponent will renovate Back Bay Station. The
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station improvements include the following elements to improve customer experience and
access:

Restore the station architecture to its original condition;

Create new and expanded waiting areas;

Add lighting and temperature controls;

Clarify signage and wayfinding components;

Improve access and egress into the station;

Renovate the public restrooms;

Add retail opportunities to serve MBTA riders and the community; and
Provide a monetary contribution that may be used to improve the track-level
ventilation system.

The location of this project with direct access to transit offers the most important
opportunity to minimize the long-term traffic and air quality impacts of the project. | received
considerable public comment concerning the Proponent’s proposed design for the station
renovation. Commenters expressed concern about the lack of public input into the design, about
vehicular and pedestrian access within and around the station, and whether the design would be
able to support existing operations in addition to enhancing capacity of the station to
accommodate increased ridership. I note that MassDOT is initiating a public process regarding
station improvements which should afford opportunities to learn more about the project and
goals and to provide input. The Scope for the DEIR requires more information regarding the
station improvements, including identification of project goals, a detailed description of changes,
and discussion of how changes address project goals.

Project Site

The 5.2-acre project site is bounded by Dartmouth Street to the west, Stuart Street and
Trinity Place to the north, Clarendon Street to the east, and abutting properties along Columbus
Avenue to the south. The site is located between the dense commercial development in Copley
Square and Back Bay and the residential neighborhood of the South End.

Approximately three-quarters of the site is located on and over the MBTA station and I-
90. A small portion of the site is located at ground level along Stuart Street between Trinity
Place and Dartmouth Street. The MBTA station and tracks occupy the southern half of the site.
The station serves the MBTA’s Orange Line subway and Commuter Rail, and Amtrak passenger
rail which provides service between Boston and New York. The station concourse occupies the
southwest quadrant of the site and its main entrance is located at the street level on Dartmouth
Street. The southeast quadrant consists of a second entrance to the station from Clarendon
Street. The parcel includes a surface driveway with a bus turnaround and drop-off/pick-up area,
sidewalks, and a plaza. Two ventilation stacks are also located on this parcel. A 2,013-space
parking garage occupies the northern half of the site, most of which spans 1-90 between
Dartmouth and Clarendon Streets. A ramp from Clarendon Street to the westbound lanes of 1-90
is located on the northeast quadrant of the site along the northern edge of the parcel below the
parking garage.
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The portions of the site over 1-90 and the subway and railroad tracks are constructed on a
structural deck supported by pilings. The pilings are installed on either side of 1-90 and in the
subway and rail platform. The elevation of the deck along the northeast corner of the site is
higher than the surrounding streets. The approximately six-foot difference in elevation between
Dartmouth Street and the first floor of the garage building requires stairs and ramps to provide
pedestrian access to the site. Along Stuart Street, the deck elevation is up to 13 feet higher than
the street. This side of the site is dominated by a concrete wall at the rear of the sidewalk that
makes up the difference in elevation and separates the site from pedestrian and street-level
activity. Redevelopment of the site is constrained by the deck, existing pilings, cost and
complexity of constructing the foundation systems, and the need to maintain operations of the
transportation infrastructure and vehicular and pedestrian corridors.

The site is located in several zoning areas designated by the Boston Redevelopment
Authority (BRA). The majority of the site is located within Area 4 of the Stuart Street District
established by Article 48 of the Boston Zoning Code in an area designated as Planned
Development Area (PDA) No. 2. A small part of the site near the intersection of Clarendon
Street and Columbus Avenue is located in the Community Commercial Zoning Subdistrict
established in accordance with Article 64 of the Boston Zoning Code. The site is also located in
the Groundwater Conservation Overlay District (GCOD) and Restricted Parking Overlay District
(RPOD).

The site contains one property, the parking garage at 100 Clarendon Street, that is listed
in the Massachusetts Historical Commission’s (MHC) Inventory of Historic and Archaeological
Assets of the Commonwealth. The site is within one-quarter mile of five historic districts listed
or eligible to be listed on the State and National Registers, including the Back Bay Historic
District (BOS.BT)/Back Bay Architectural District (BOS.BW), South End District
(BOS.AB)/South End Landmark District (BOS.AC), Saint Botolph Architectural Conservation
District (BOS.BV), Bay Village Historic District (BOS.BQ), and Park Square-Stuart Street
Historic District. Sixteen individually designated or inventoried properties are located within
these districts. Among the significant buildings in proximity to the site are the YWCA Building
(BOS.2368) adjacent to the site on Stuart Street, the Boston Public Library- McKim Building
(BOS.2624), Trinity Church (BOS.2623), New Old South Church (BOS.2653), Trinity Rectory
(BOS.2371), Youth’s Companion Building, and the Armory of the First Corp of Cadets
(BOS.2371). The site is also within landlocked tidelands approximately one-half mile from the
Charles River. The site does not include any wetland resource areas.

Environmental Impacts and Mitigation

The new office, retail, and residential uses will generate 12,980 new average daily trips
(adt), but the Proponent expects the actual number of new vehicular trips to be considerably
lower when adjusted to reflect the use of alternate modes of transportation, such as transit and
walking, to access the site. No new parking spaces will be added to the existing 2,013 spaces.
The project will consume 176,574 gallons per day (gpd) of water and generate 160,522 gpd of
wastewater. The project will not significantly alter the site’s impervious area. Emissions of
Greenhouse Gasses (GHG) and other air pollutants are associated with the burning of fossil fuels
for on-site energy use and automobile travel by residents and visitors to the site. The height of
the proposed buildings may cast shadows and caused changes to wind patterns that affect
adjacent historic resources.

4
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The project will minimize and mitigate transportation-related impacts through the use of
Transportation Demand Management (TDM) measures such as encouraging use of public transit
and other alternate modes of travel. The project will employ measures to conserve water and
contribute to Infiltration/Inflow (1/1) reduction to preserve sewer capacity. The project will
employ stormwater Best Management Practices (BMPs) to improve the water quality and flow
rate of stormwater discharged from the site, including infiltrating stormwater to the ground. As
indicated in the PNF, the project will mitigate GHG emissions by incorporating energy
efficiency measures into the building design and potentially generating renewable energy on-site.

Permitting and Jurisdiction

The project is undergoing MEPA review and subject to preparation of a mandatory
Environmental Impact Report (EIR) pursuant to Section 11.03 (6)(a)(6) because it requires State
Agency Permits and will generate 3,000 or more new average daily trips (adt) on roadways
providing access to a single location. The project requires approvals for construction in the
ground and air rights on and above the MBTA station, subway and rail tracks, and 1-90 and it
requires a Vehicular Access Permit from MassDOT. The project may require a Construction Site
Dewatering Discharge Permit from the Massachusetts Water Resource Authority (MWRA). It
will require review by the Massachusetts Historical Commission (MHC) in connection with the
project’s potential impacts on historic properties. The project includes modification to an urban
renewal plan in accordance with M.G.L. c.121A. It is also subject to the MEPA GHG Emissions
Policy and Protocol and will require a Public Benefit Determination.

The project requires a National Pollutant Discharge Elimination System (NPDES)
construction permit from the U.S. Environmental Protection Agency (EPA) and a Determination
of No Hazard to Air Navigation from the Federal Aviation Administration (FAA).

The project will require multiple permits and approvals from the City of Boston,
including Large Project Review pursuant to Article 80B of the Boston Zoning Code, PDA
approval, a Construction Management Plan (CMP) and approval of a Transportation Access Plan
Agreement (TAPA). The Proponent filed a Letter of Intent to the BRA on December 30, 2015. A
Project Notification Form (PNF) was filed in March and is undergoing review. The Proponent is
seeking a Planned Development Area from the BRA. PDA3 Review, as required pursuant to
Avrticle 80C of the Zoning Code.

Because the Proponent is seeking a land transfer in the form of air-rights and ground
leases from MassDOT, MEPA jurisdiction extends to those aspects of the project within the area
subject to the land transfer that are likely, directly or indirectly, to cause Damage to the
Environment. In addition, | note that the project may pursue State Financial Assistance in the
form of Infrastructure, Investment and | (I-cubed) funding. Pursuant to 301 CMR 11.01(2)(a)(3),
MEPA subject matter jurisdiction is functionally equivalent to full scope jurisdiction.
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SCOPE

General

The DEIR should follow Section 11.07 of the MEPA regulations for outline and content,
as modified by this scope. The DEIR should clearly demonstrate that the Proponent has sought
to avoid, minimize and mitigate Damage to the Environment to the maximum extent feasible.

Project Description and Permitting

The ENF described the existing site conditions and provided a basic project description
and conceptual plans. It identified the project’s impacts on transportation, water and sewer use,
stormwater management, and historic properties and the short-term impacts anticipated during
the constriction period, and acknowledged the need to mitigate these impacts. A brief list of
alternatives was provided. The ENF included a copy of the PNF submitted to the BRA that
contained a significantly more detailed project description and analysis of the project and its
impacts and mitigation measures. The PNF provided important context for the project, including
a discussion of relevant zoning, urban design and planning goals and site constraints, which are
critical to evaluation of the Preferred Alternative in comparison to other alternatives. Much of
the review of the project reflected in this Certificate, including its impacts, and potential
mitigation measures, is based on information provided in the PNF. To provide a full and self-
contained description and analysis of the project for the MEPA record, the DEIR should include
the information contained in the PNF, updated as relevant, in addition to the additional analyses
and information required in this Scope.

The DEIR should include a detailed description of existing conditions. It should clearly
identify ownership of the site and quantify areas that are on solid ground and areas over the 1-90,
subway, commuter rail, and Amtrak rights-of-way. The DEIR should describe the project and
identify any changes to the project since the filing of the ENF. The DEIR should include
updated site plans, if applicable, for existing and post-development conditions at a legible scale.
Conceptual plans should be provided at a legible scale and clearly identify buildings, public
areas, impervious areas, pedestrian and bicycle accommodations, transportation facilities
managed by MassDOT, MBTA, and the City of Boston, and stormwater and utility
infrastructure.

The DEIR should identify and describe State, federal and local permitting and review
requirements associated with the project including requests for Financial Assistance and provide
an update on the status of each of these pending actions. The DEIR should include a description
and analysis of applicable statutory and regulatory standards and requirements, and a discussion
of the project’s consistency with those standards. It should describe the project’s consistency
with the existing Urban Renewal Plan and what modifications to the plan are proposed in
accordance with M.G.L. c.121A to accommodate the proposed development program. It should
identify permits and approvals required by the City of Boston and describe the status of these
reviews and approvals, in particular, in regards to any implications to the project uses or design.

The DEIR should provide more information about the Proponent’s obligations to manage
and upgrade the station as part of the Ground and Air Rights Lease. The DEIR should provide a
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description of the proposed changes to the MBTA station, describe the design review process for
the changes, including any public review, and respond to the issues and concerns identified in
comment letters. It should assess the project’s potential impact on capacity and describe how the
changes will accommodate existing and future ridership at the station.

The DEIR should identify and describe projects in the immediate project area which may
be constructed concurrent with or prior to the proposed development (e.g. Copley Place, EEA#
14790) and describe related roadway, transit and pedestrian improvements and construction
phasing.

Project Phasing

According to the PNF, the development of each of the four parcels is severable from the
others and therefore the project may be constructed in phases by the Proponent or successor(s) in
interest based on future market conditions. The DEIR should describe likely phasing scenarios
based on site and structural constraints, interdependence of uses such as parking supply,
mitigation commitments, and any other relevant factors. The DEIR should discuss how
mitigation measures will be implemented in the phasing scenarios to ensure that project impacts
are appropriately mitigated as development proceeds. It should also address how the need for
subsequent review by MEPA and/or the City of Boston will be addressed.

Alternatives Analysis

The ENF included a brief description of alternative designs and relatively minor changes
in programming. The alternatives include the following designs:

e No-Build;
e Reduced Build; and
e Increased Build.

The No-Build Alternative would maintain the existing configuration of the garage and
station property and continue routine maintenance of the station. The Reduced Build Alternative
would involve the construction of a significantly smaller building on one or more of the parcels
compared to the towers proposed in the Preferred Alternative. According to the ENF, this
alternative is not feasible because the high costs related to the foundation and structural systems
required for construction over the transportation infrastructure present at the site would render a
smaller development infeasible based on cost. The Increased Build Alternative would include a
taller building on the Station West parcel in place of the one- or two-story vertical addition
proposed in the Preferred Alternative. The Proponent indicates that this alternative would require
additional foundation and support systems that are costly and not technically feasible because of
the existing configuration of the station and the need to maintain access to it during construction.
The Garage West Parcel Bridge Alternative would involve the reorientation of the office
building proposed for this parcel from an east-west orientation to a north-south orientation. The
Proponent has determined this alternative is infeasible and cost-prohibitive because of the
impacts to space and circulation within the station associated with additional foundation
elements. These elements would be required through the station concourse and track level to
bridge 1-90 with a structural deck.
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MassDOT’s comments indicate that it has considered closure of the 1-90 westbound on-
ramp from Clarendon Street independent of the proposed project and that it intends to prepare an
Interchange Modification Report (IMR) to evaluate the effects of the closure and make a final
determination. As requested by MassDOT, the ENF described an alternate design for the Garage
West Preferred Alternative that could be implemented if the 1-90 westbound on-ramp were to be
closed. The proposed development program is essentially the same in both alternatives, but the
closure of the ramp (Garage West Alternate Scheme) would allow traffic to exit the garage onto
Trinity Place rather than onto Dartmouth Street, as proposed in the Garage West Base Scheme.
According to the ENF, the Garage West Alternate Scheme is advantageous because it will avoid
conflicts with the high level of pedestrian activity on Dartmouth Street, allow a through-block
pedestrian connection from Stuart Street and Trinity Place to the station, and will make a retail
space at the corner of Trinity Place and Stuart Street viable.

Should MassDOT determine that the closure would be beneficial, it will consult with the
City of Boston and submit the IMR to the Federal Highway Administration (FHWA) for
approval. Many commenters noted the conflict between pedestrians and vehicles that would be
created by a garage exit onto Dartmouth Street. The DEIR should include a modified version of
the Garage West Base Scheme that eliminates the Dartmouth Street garage exit and either relies
solely on the Clarendon Street entrance/exit and/or identifies a second exit into Trinity Place.
The DEIR must include at least one alternative that provides access to Trinity Place or provide a
clear analysis of why that is infeasible if the 1-90 ramp remains open.

MassDOT’s and FHWA’s determination regarding the 1-90 ramp may have a significant
impact on traffic flow and operations in the project area. Closure of the ramp would benefit the
development, primarily, by facilitating an alternate exit on Trinity Street and, secondarily,
through a relatively small increase in development potential. MassDOT did not provide a
schedule for completion of the IMR. The DEIR should discuss how schedule and phasing may be
affected by MassDOT’s determination regarding the ramp and how timing of that decision
relates to the development project.

According to the PNF, the project conforms closely to the Stuart Street District zoning
requirements, but the Proponent will seek PDA approval from the BRA because of the
complexity of the project and the underlying zoning. The DEIR should include an analysis of at
least two alternatives, including but not limited to:

e A third residential tower in place of the proposed office tower; and
e A development that strictly conforms to Stuart Street District and Community
Commercial Zoning Subdistrict zoning requirements.

The DEIR should provide a detailed comparison of the alternatives, including detailed
descriptions and plans of each alternative. The DEIR should compare the environmental impacts
of each alternative, quantitatively to the extent practicable, with respect to trip generation, traffic
operations, pedestrian and bicycle access, water use, wastewater generation, impervious area,
shadow, wind, GHG emissions, and potential for renewable energy generation. The DEIR should
describe any impacts or opportunities for improved access to the MBTA station associated with
the alternatives.
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In recognition of the likely possibility that the phasing and development will change due
to market conditions, | encourage the Proponent to think strategically about alternative
development scenarios and structure them to facilitate subsequent MEPA review (e.g. Notice of
Project Change (NPC)).

Land

The project site has complex patterns of ownerships and easements. Portions of the site
are owned by MassDOT, the MBTA, and the Proponent. When the Proponent purchased its
property in 1990, 54 years remained on the lease of the Garage and its air rights from the
Massachusetts Turnpike Authority (MTA) (which has been incorporated into MassDOT). On
January 5, 2015, the Proponent entered into a Ground and Air Rights Lease with MassDOT
which extended the timeframe of the lease to 99 years and expanded the air rights to include
Back Bay Station. The lease includes provisions (Section 15.8 and 15.9 of the Ground and Air
Rights Lease) that may authorize air rights development of up to four parcels; these provisions
are referred to by MassDOT as the Development Agreement. The Ground and Air Rights Lease
includes a requirement that air rights development undergo MEPA review and other
“Governmental Approvals.” A Form of Air Rights Development Project Lease was entered into
on August 1, 2015.

On February 2, 2016, the Proponent filed a Proposed Air Rights Development Project
Development Plan (Development Plan) with MassDOT. It describes new development of up to
1.7 million gross sf (equivalent to approximately 1.3 million Floor to Area Ratio (FAR) sf) in the
aggregate on the four development parcels described in the Ground and Air Rights Lease, and
includes conceptual plans, massing diagrams, and other materials that describe and illustrate the
project. Full execution of the lease will not occur until completion of MEPA review and other
required reviews, approvals and conditions.

The Proponent occupies the majority of the site pursuant to the Ground and Air Rights
Lease with MassDOT, which authorizes the ground and air rights development on the four
parcels. As noted above, the Proponent has property management responsibilities for the MBTA
Station concourse and has commenced a series of station upgrades. The site is also subject to
easements for rail service, utilities, and other private parties that must be maintained as part of
the site redevelopment.

The DEIR should include one or more graphics that clearly identifies the areas subject to
the MassDOT lease. It should identify and quantify current ownership, proposed ownership/
development rights, and temporary and permanent easement areas, including any easements
required by the project from the City of Boston. It should include, in an appendix, the Ground
and Air Rights Lease and the Development Plan. The DEIR should describe any additional
ownership or lease arrangements that would be required to implement project alternatives related
to the closure of the 1-90 ramp.

Traffic and Transportation

The PNF provided a description of existing traffic patterns, on-site parking capacity, and
public transportation service to the site. It included trip generation estimates and likely travel
routes for vehicles arriving to and departing from the site. The DEIR should include a Traffic
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Impact Assessment (T1A) as described below and provide additional analysis regarding the
project’s impact and proposed mitigation measures related to vehicular traffic, pedestrian and
bicycle facilities, and public transportation. MassDOT comments stress that the TIA should
include a comprehensive multimodal assessment of transportation impacts including vehicular,
transit and pedestrian capacity analysis. A major focus of this section of the DEIR should be a
detailed analysis of existing conditions and measures the project could implement to encourage
and facilitate transit, bicycle and pedestrian access to the buildings and MBTA station and the
surrounding area.

Existing Conditions

Vehicles currently enter the parking garage through the entrance on Clarendon Street or,
for pass-holders only, the entrance drum on the Garage West Parcel accessible from Stuart Street
via Trinity Place. Vehicles may exit the garage on either Clarendon Street or pass-holders may
use the exit drum on the Garage East parcel. Vehicles leaving through the exit drum have access
to the 1-90 westbound ramp and Trinity Place/Stuart Street via a MassDOT service road.
Because Clarendon Street is a one way street with traffic flowing south, vehicles using this
entrance must come from the direction of Stuart Street or Stanhope Street and make a right turn
into the garage; exiting vehicles must turn right toward Columbus Avenue. A police officer or
garage employee typically controls traffic entering or exiting the garage during peak periods
because of the high volume of pedestrians crossing the garage driveway to access or leave the
nearby MBTA station entrance.

The site is served by multiple transit options. The Back Bay Station provides access to
the MBTA'’s Orange Line subway; the Franklin, Needham, Providence/Stoughton, and
Framingham/Worcester commuter rail lines; and Amtrak service to points south. The Copley
Square Station provides access to four branches on the Green Line. The MBTA operates nine bus
routes in the vicinity of the project site, including Routes 10, 39, and 170 that stop or terminate at
the station. The Route 39 bus terminates in the drop-off area on the Station East parcel.
According to the PNF, the Proponent is working with the MBTA to determine a suitable new
terminus for the Route 39 bus prior to construction of the proposed residential building on the
Station East parcel.

Proposed Parking Garage Ingress and Egress

The project will not increase the number of parking spaces at the site. Parking will be
provided on the Garage West and Garage East parcels but the entry and exit drums will be
demolished. Under the Garage West Base Scheme, the connections between Stuart Street/Trinity
Place and the garage would be eliminated. Direct access from the garage to the 1-90 westbound
on-ramp would also be eliminated, but the ramp would remain accessible from Clarendon Street.
A new exit would be provided onto Dartmouth Street and the Clarendon Street driveway would
be maintained. Under the Garage West Alternate Scheme, the 1-90 westbound on-ramp would be
removed, allowing for an exit from the garage to Stuart Street. The only entrance to the garage
would be through the Clarendon Street driveway, which would continue to serve as an exit from
the driveway.

As noted above, the Garage West Base Scheme could create a significant conflict
between pedestrians and vehicles. The sidewalk along Dartmouth Street is heavily used and
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provides direct access to the MBTA station from Copley Square. Many comment letters
expressed concern with this exit. | expect that the DEIR will include an assessment of this
potential conflict and identify alternatives to avoid, minimize and mitigate impacts to pedestrian
flow along Dartmouth Street. The DEIR requires analysis of an alternative Garage West Base
Scheme that does not include a garage exit in this location. As described below, the DEIR will
also provide a detailed pedestrian impact analysis that will include an evaluation of the Garage
West Base and Alternate Scheme.

Traffic Operations

According to the PNF, the project will generate 12,980 adt based on the Institute of
Transportation Engineers (ITE) Land Use Codes (LUC) 220 (Apartment), 710 (Office) and 820
(Shopping Center). The project will generate 1,261 trips during the AM peak period and 1,458
during the PM peak period. The Garage West Alternate Scheme would result in higher trip
generation, with a total of 14,620 adt, 1,302 trips during the AM peak, and 1,602 trips during the
PM peak. Most of the site’s visitors and residents are expected to use alternate modes of
transportation such as transit, walking, biking, or ridesharing. Adjusting for the anticipated high
level of non-single occupant vehicle (SOV) trips, the project is expected to generate 4,180 adt
under the base scheme and 4,974 adt under full build conditions with the Garage West Alternate
Scheme.

The DEIR should include a Transportation Impact Assessment (TIA) consistent with the
EEA/MassDOT Transportation Impact Assessment (TIA) Guidelines issued in March 2014 and
the analyses and data requested in MassDOT’s comment letter. The traffic study should provide
a comprehensive multimodal evaluation of transportation impacts and identify appropriate
mitigation. The TIA should provide transit and capacity analyses and evaluate bicycle and
pedestrian facilities for the existing conditions, future No-Build conditions, and future Build
conditions. The Proponent should provide a clear commitment to implement integrated
multimodal mitigation measures to improve vehicular traffic operations and accommodate
walking, bicycling and transit use by employees, residents, and visitors to the site. The TIA
should describe the timing of impacts and mitigation measures, particularly with respect to any
phasing of the project build-out. The TIA should include an analysis of any intersections in the
study area that have crash rates higher than the State and/or MassDOT District 6 average, and
discuss causality and potential mitigation measures to be implemented by the Proponent.

In addition to the trip generation estimates included in the PNF, the DEIR should provide
estimates for the average Saturday daily trips and Saturday peak period trips based on the ITE
Trip Generation Manual (9™ Edition). Adjustments of the trip generation estimates should be
calculated using applicable methodologies for pass-by and/or internal capture trips from the most
recent editions of the ITE Trip Generation Manual and Trip Generation Handbook. The DEIR
should include a trip distribution for the project using a gravity model based on factors such as
census data, origin-destination, travel time, and distance to determine trip characteristics for
employees and residents of the project site. The model should also consider the impact of the
potential closure of the 1-90 on ramp to the transportation network and trip distribution. The
Proponent should consult with MassDOT, the City of Boston, and the MBTA to develop travel
demand and trip generation characteristics in light of the difficulty in adequately modeling the
transit trip generation and trip assignments for the project. The City of Boston’s mode split data
for this section of the city should be compared to the ITE values to better estimate the share of
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trips accomplished by walking, bicycling, and transit use. The DEIR should fully document how
the trip generation estimates and trip assignments were derived. If appropriate, the study area
defined below should be modified on the basis of these results.

MassDOT has requested that additional locations be added to the study area proposed in
the PNF. The TIA study area should include the following 32 intersections and roadways:

Boylston Street at Clarendon Street;

Boylston Street at Berkeley Street;

St. James Avenue at Dartmouth Street;

St. James Avenue at Trinity Place;

St. James Avenue at Clarendon Street;

St. James Avenue at Berkeley Street;

St. James Avenue at Arlington Street;

Huntington Avenue at Exeter Street and Stuart Street;
Stuart Street at Dartmouth Street;

Stuart Street at Trinity Place;

Stuart Street at Clarendon Street;

Stuart Street at Berkeley Street;

Stuart Street at Arlington Street;

Clarendon Street at Stanhope Street;

Clarendon Street at Back Bay Station;

Clarendon Street at the 1-90 westbound on-ramp
Columbus Avenue at Dartmouth Street;

Columbus Avenue at Clarendon Street;

Columbus Avenue at Cahners Place;

Columbus Avenue at Berkeley Street;

Arlington Street at Marginal Road and the 1-90 on-ramp;
Arlington Street at Stuart Street/Columbus Avenue;
Arlington Street/Herald Street at Tremont Street;
Herald Street at Albany Street;

Albany Street at 1-93 southbound on-ramp;

Albany Street at Traveler Street;

Berkeley Street at Storrow Drive on-ramps;

Storrow Drive eastbound off-ramp at Clarendon Street;
Stuart Street at 1-90 westbound off-ramp; and

e Huntington Avenue at Blagden Street/I-90 westbound on-ramp.

The TIA should include operational analyses for the 1-90 mainline, including the merge
sections for the Arlington Street, Clarendon Street, and Huntington Avenue on-ramps. The TIA
should provide comprehensive analyses for both the No-Build and Future Build scenarios in
which the 1-90 westbound ramp remains open or is permanently closed.

The TIA should also include trips that will be generated by nearby planned and/or
approved projects in establishing traffic volumes for the future No-Build and Build scenarios. In
addition, an annual growth factor should be applied to existing traffic volumes prior to addition
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project-specific background growth. The planning horizon for the TIA should be seven years
from the filing of the DEIR, with the exception of the analyses of the 1-90 westbound on-ramp
closure, which should use a 20-year planning horizon consistent with FHWA requirements. The
Proponent should consult with MassDOT regarding the modeling of impacts to area traffic
conditions associated with proposed 1-90 westbound ramp closure.

The DEIR should characterize existing and future traffic operations with capacity
analyses for the weekday AM and PM and Saturday peak hour conditions for all intersections.
The capacity analyses should be performed for the entire build-out including both the Garage
West Base Scheme and Garage West Alternative Scheme which is based on the elimination of
the 1-90 westbound on-ramp. The DEIR should document the project’s impacts to vehicular
flow and bus headway at the station entrance and consider impacts due to the proposed
signalized exits. The DEIR should depict the peak hour 50" (average) and 95" percentile queue
lengths for each lane group/turning movement at each study area intersection for all scenarios.
The results of this analysis should be provided in a tabular format that identifies Existing, No
Build, Future Build and Future Build with Mitigation scenarios for all peak hour conditions. The
analysis should clearly identify any extended queues that would affect vehicle movements and
identify appropriate mitigation. The level of service (LOS) for each lane group/turning
movement should be clearly depicted for each scenario using color coded illustrations. The
DEIR should include a traffic signal warrant study (TSWS) and document the need at any
intersection where signalization is proposed. The DEIR should also identify any locations where
a left turn lane is proposed and fully document the need for the turning lane. The DEIR should
include sufficiently detailed conceptual plans (preferably 80-scale) for proposed roadway
improvements in order to verify the feasibility of constructing improvements. The plans should
show proposed lane widths and offsets, layout lines and jurisdictions, and land uses adjacent to
areas where improvements are proposed.

Any proposed mitigation within the state highway layout and all internal site circulation
must be consistent with a Complete Streets design approach that provides adequate and safe
accommodations for all roadway users, including bicyclists, pedestrians, and public transit riders.
Guidance on Complete Streets design guidelines is included in the MassDOT Project
Development and Design Guide. | expect the Proponent to consult with the City of Boston
regarding its Complete Streets Initiative and opportunities for incorporating “green infrastructure
into the design of streets and sidewalks.

Parking

The project will include up to 2,013 parking spaces. The DEIR should discuss the
rationale for determining the number of parking spaces to be provided. According to MassDOT,
the most recent edition of ITE’s Parking Generation document should be consulted, but it may
not effectively predict parking rates for this mixed-use project. The DEIR should include a
summary of the parking need and supply for comparable facilities using multiple data sources,
including consultation with the Boston Transportation Department (BTD). The DEIR should
describe how occupancy of parking spaces at these facilities varies during the day and identify
peak periods of use.
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Public Transportation

As achieving a high transit mode share for this project is predicated on the project’s
proximity to transit, the DEIR should include a detailed transit capacity analysis to determine the
existing conditions and potential impacts of the project on the transit system. The analysis should
be developed in consultation with the MBTA and the Central Transportation Planning Staff
(CTPS). The analysis should be based on the existing Orange Line system and any planned
service enhancements and include projected conditions upon completion of individual phases
and the Full Build. The DEIR should evaluate the additional demand the project will place on
public transportation facilities and services. The DEIR should address the expected additional
ridership on the Orange Line and the impact of the additional ridership throughout the day,
including peak periods. The DEIR should include tables showing the peak period headway and
the MBTA’s Policy Load and Crush Load Capacity for both inbound and outbound directions on
the Orange Line. The data should be provided for future conditions upon completion of project
phases and the full buildout. This information should be shown graphically to indicate the
project’s added ridership in comparison to base ridership and the load capacities.

The DEIR should describe existing conditions at the station, describe how employees,
visitors, and residents will access the station, identify any measures that may be necessary to
improve conditions and capacity to address increased transit ridership. The DEIR should include
a discussion of the ongoing improvements the Proponent is implementing at the station as part of
its management responsibilities and how those improvements will accommodate growth in the
volume of transit riders generated by the project and adjacent projects. | note that MassDOT
intends to initiate public review of proposed improvements this year and expect this process will
inform the DEIR.

The DEIR should provide a detailed analysis of the project’s impact to the MBTA bus
network that serves the site, including Routes 10, 39, and 170. The DEIR should review the
capacity of bus service to the site under existing conditions and upon completion of the project,
taking into account other projects in the vicinity that are under construction or planned. The
DEIR should evaluate options for relocating the Route 39 terminus and identify the potential
impacts to service. The Proponent should provide the analysis of impacts to bus service
requested in MassDOT’s comment letter.

Pedestrian and Bicycle Access

The DEIR should provide an inventory of pedestrian and bicycle facilities in the study
area and bicycle network in the vicinity of the project as requested in MassDOT’s comment
letter. The inventory should document the width and condition of sidewalks and crosswalks,
bikeway types, bikeway widths, and number and speed of bicyclists. Travel routes of bicyclists
through the area should be identified and evaluated in terms of safety and origin-destination of
potential employees and residents of the project site. The DEIR should identify measures for
improving deficient pedestrian and bicycle facilities in the area and expanding or adding new
bicycle routes. The DEIR should quantify the capacity of sidewalks and bicycle facilities
adjacent to the project site and identify any impacts or improvements on pedestrian and bicycle
passage that are related to the project. Plans included in the PNF showed potential locations of a
pedestrian bridge spanning Dartmouth Street and another that would connect the Proponent’s
property at 40 Trinity Place to 200 Clarendon Street. The DEIR should discuss the pedestrian
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bridges in the context of overall pedestrian circulation in the area and provide more detail about
potential locations and designs of the bridges.

The DEIR should include a pedestrian impact analysis to determine the quality of service
provided to pedestrians at intersections and pedestrian facilities in the vicinity of the project site.
The analysis should provide a pedestrian LOS for each intersection and crosswalk under the
Existing, No Build, and Build conditions, for the Garage West Base Scheme, Garage West
Alternative Scheme, and version of the Garage West Alternative Scheme that does not include a
garage exit onto Dartmouth Street. The pedestrian impact analysis should be prepared using
methodologies described in the most recent edition of the Highway Capacity Manual.

Transportation Demand Management

The PNF indicated that the Proponent will develop and implement a robust
Transportation Demand Management (TDM) Program to provide incentives for using alternative
transportation and discourage SOV trips. The TDM program should evaluate all feasible
measures to reduce trip generation associated with the project. The TDM plan should seek to
maximize the use of pedestrian and bicycle facilities, offer incentives for using public
transportation, and encourage the use of low-emissions vehicles. The Proponent should consider
implementing the following measures:

e Designation of a full-time on-site TDM coordinator;

e Provision of commuter information for employees and visitors;

e Bicycle and pedestrian improvements within the project site and connections to
adjacent streets, public transportations, and other destinations;

e Participation in programs providing alternative transportation;

e Participation in available fixed-route transit services that are or will become
available in the vicinity;

e Subsidized passes for residents;

e Support for ride-sharing matching/carpooling through the active promotion of

NuRide, the Commonwealth’s web-based trip planning and ride-matching system

that allows users to earn rewards for taking greener trips;

Provide an appropriate number of parking spaces for a car-sharing program;

Provide preferential parking for low-emission vehicles;

Installing on-site electric vehicle (EV) and solar-powered EV charging stations;

Implement a five-year monitoring program to determine the effectiveness of the

TDM program, on an iterative basis;

Organize carpools/vanpools to nearby employment, retail, and health care centers;

e Provide indoor, secure bicycle parking; and

e Consult with MassRIDES, the Commonwealth’s Travel Options provider, to help
implement the program.

The Proponent should consult with MassRIDES and A Better City Transportation
Management Association (TMA) to discuss specific measures that have been successful in
reducing trip generation for similar projects in Boston.
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Transportation Monitoring Program

According to MassDOT, the Proponent will be required to conduct annual traffic
monitoring for a period of five years. The goal of the monitoring program is to evaluate the
transportation-related assumptions made in the DEIR, the adequacy of mitigation measures, and
the effectiveness of the TDM program. The monitoring program will include:

e Simultaneous automatic traffic recorder (ATR) counts at each garage entrance for a
continuous 24-hour period on a typical weekday and Saturday;

e Travel survey of employees, patrons, and residents of the site;

e Weekday AM and PM peak hour turning movement counts (TMC) and operations
analysis at mitigated intersections, including the garage entrances; and

e An update on TDM effectiveness and transit ridership.

Greenhouse Gas (GHG) Emissions

This project is subject to review under the May 5, 2010 MEPA GHG Policy. The DEIR
should include an analysis of GHG emissions and mitigation measures in accordance with the
standard requirements of this Policy. The Policy requires Proponents to quantify carbon dioxide
(CO,) emissions and identify measures to avoid, minimize or mitigate such emissions. The
analysis should quantify the direct and indirect CO, emissions of the project's energy use
(stationary sources) and transportation-related emissions (mobile sources). Direct emissions
include on-site stationary sources, which typically emit GHGs by burning fossil fuel for heat, hot
water, steam and other processes. Indirect emissions result from the consumption of energy, such
as electricity, that is generated off-site by burning of fossil fuels, and from emissions from
vehicles used by employees, vendors, customers and others. The DEIR should identify and
commit to mitigation measures to avoid and minimize GHG emissions. The Proponent should
refer to the Policy for additional guidance on the GHG analysis. MEPA, MassDEP and the
Department of Energy Resources (DOER) staff are available to assist with these efforts and the |
Proponent should consult with them regarding the analysis prior to submission of the DEIR.

I strongly encourage the Proponent to explore the availability of financial incentives
offered by utility companies to help implement energy efficiency measures that would reduce
GHG emissions. These incentives may be performance-based and tied to power and fuel avoided
compared to a building designed to Building Code requirements. Incentives may also be
available to offset design charette and energy modeling costs. For gas, more information is
available on National Grid’s website and in National Grid’s New Construction Guide.* For
electricity, more information can be obtained by contacting newconstructionMA@eversource.com.
The GHG analysis should report on financial incentives that may be available from utility
companies to help offset the cost of energy efficiency measures of this project.

! National Grid Commercial and Industrial Construction Services:
https://www.nationalgridus.com/Trade/EE-Programs-Solutions/Cl-New-Construction-
Services?qclid=CjOKEQjwrte4BRD-

oYi3y5 AhZABEiQAzIFxn VdWabgesgl52YI11D4gJOnC6a4rTuojTUh33NDgAe0aAmeb8PSHA
Q

New Construction Guide:
https://www.nationalgridus.com/media/trade/NewConstruction _Guide Digital Update.pdf
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https://www.nationalgridus.com/Trade/EE-Programs-Solutions/CI-New-Construction-Services?gclid=Cj0KEQjwrte4BRD-oYi3y5_AhZ4BEiQAzIFxn_VdWabqesqI52YlID4qJ0nC6a4rTuojTUh33NDqAeoaAmeb8P8HAQ
https://www.nationalgridus.com/Trade/EE-Programs-Solutions/CI-New-Construction-Services?gclid=Cj0KEQjwrte4BRD-oYi3y5_AhZ4BEiQAzIFxn_VdWabqesqI52YlID4qJ0nC6a4rTuojTUh33NDqAeoaAmeb8P8HAQ
https://www.nationalgridus.com/Trade/EE-Programs-Solutions/CI-New-Construction-Services?gclid=Cj0KEQjwrte4BRD-oYi3y5_AhZ4BEiQAzIFxn_VdWabqesqI52YlID4qJ0nC6a4rTuojTUh33NDqAeoaAmeb8P8HAQ
https://www.nationalgridus.com/media/trade/NewConstruction_Guide_Digital_Update.pdf
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Stationary Sources

I note that the City of Boston is a designated Green Community. As such, the City has
adopted the Commonwealth of Massachusetts’ Stretch Energy Code (SC). Therefore, the project
will be required to meet the applicable version of the Stretch Code in effect at the time of
construction. The Stretch Code increases the energy efficiency code requirements for new
construction (both residential and commercial) and for major residential renovations or additions
in municipalities that adopt it. A revised Stretch Code (SCII) is pending review and approval by
the Board of Building Regulations and Standards (BBRS). According to the PNF, the SCII is
anticipated to require energy use in new large buildings to be approximately 10 percent below
the baseline of standard established by the Building Code, which will be based on standards of
the 2015 International Energy Conservation Code (IECC 2015) which references standards
established by the American Society of Heating, Refrigerating, and Air-Conditioning Engineers
(ASHRAE 90.1-2013).

According to the PNF, the project has been designed to incorporate energy efficiency
measures to meet the anticipated requirements of SCII. The PNF included a discussion of the
preliminary energy efficiency design measures and modeling results for the proposed buildings.
The buildings will use approximately 20 percent less energy than the IECC 2015 standard,
resulting in a reduction in GHG emissions of approximately 18 percent. Energy efficiency
measures incorporated into the design of the project include:

e High efficiency condensing boilers to meet space heating demands and hot water
demands;

e High-efficiency vertical stacked water source heat pumps connected to condensing

boilers and cooling towers;

Dedicated outside air system with energy recovery;

Floor-by-floor variable air volume (VAV) reheat units serving chilled beams;

Premium efficiency water-cooled chiller plant with variable frequency drives;

Low lighting power densities to be achieved by using LED lighting;

Forty-six percent window to wall ratio with insulated shadow box or spandrel in the

Station West retail units;

e Low U-value wall and roof insulation; and

e Fifteen percent skylight to roof ratio in the Station West retail units.

The DEIR should include a GHG emissions analysis that calculates and compares GHG
emissions from: 1) a Base Case corresponding to the current Massachusetts Building Code and
2) a Preferred Alternative that achieves greater reductions in energy use and GHG emissions than
required by the Building Code. The GHG analysis should model energy use, emissions, and
mitigation measures associated with the project in accordance with the GHG Policy and the
Department of Energy Resource’s (DOER) comment letter.

The GHG analysis should clearly demonstrate consistency with the objectives of MEPA
review, one of which is to document the means by which Damage to the Environment can be
avoided, minimized and mitigated to the maximum extent feasible. The Proponent should
identify the model used to analyze GHG emissions, clearly state modeling assumptions,
explicitly note which GHG reduction measures have been modeled, and identify whether certain
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building design or operational GHG reduction measures will be mandated by the Proponent to
future occupants or merely encouraged for adoption and implementation. The DEIR should
include the modeling printout for each alternative and emission tables that compare base case
emissions in tons per year (tpy) with the Preferred Alternative showing the anticipated reduction
in tpy and percentage by emissions source (direct, indirect and transportation). Other tables and
graphs may also be included to convey the GHG emissions and potential reductions associated
with various mitigation measures as necessary. The DEIR should provide the information and
formatted tables requested in the DOER comment letter.

The DEIR should present an evaluation of mitigation measures identified in the GHG
Policy Appendix. In particular, the feasibility of each of the mitigation measures outlined below
should be assessed for each of the major project elements, and if feasible, GHG emissions
reduction potential associated with major mitigation elements should be evaluated to assess the
relative benefits of each measure. The DEIR should explain, in reasonable detail, why certain
measures, which could provide significant GHG reductions, were not selected — either because it
is not applicable to the project or is considered technically or financially infeasible. The DEIR
should assess the feasibility of the following mitigation measures:

e Minimize energy use through building orientation and evaluate its impacts on energy
usage, including solar gain, day-lighting and viability of solar photovoltaic (PV) systems;

e Use of high-albedo roofing materials;

e Install high-efficiency HVAC systems and adequate numbers of thermal zones to support
temperature controls;

e Reduce energy use through peak shaving or load shifting strategies;

e Maximize interior day-lighting through floor-plates, increased building perimeter and use
of skylights, clerestories and light wells;

e Incorporate window glazing to balance and optimize daylighting, heat loss and solar heat
gain performance;

e Incorporate roof and wall insulation to minimize heat loss and minimize uncontrolled
infiltration through the building envelope;

e Incorporate lighting motion sensors, climate control and building energy management
systems;

e Install energy efficient LED lighting, both exterior and interior;

e Evaluate additional measures to reduce project plug loads, including the use of more
efficient equipment (such as Energy Star), consider energy consumption as a factor in the
selection of special equipment, and consider power management techniques;

e Use of combined heat and power (CHP) units for the residential component of the
project;

e Develop a tenant manual to encourage energy and water conservation, recycling, and use
of Energy Star rated appliances to reduce plug loads; and

e Consider the development of a “green lease” program whereby tenants agree to pay the
landlord recovery costs for energy efficiency improvements based on predicted cost
savings to the tenant.

The DEIR should include an analysis of at least three wall/fenestration scenarios,
including the use of spandrels, which exceed minimum Building Code specifications. It should
analyze the feasibility and benefits of incorporating on-site generation and renewable energy
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sources thoroughly in the DEIR. At a minimum, the DEIR should analyze the feasibility of
employing solar photovoltaic (PV), solar hot water, CHP systems, and document the expected
energy savings and reduction in GHG emissions from each generating technology. The
Proponent should consider the use of one or more CHP systems for this project. Beyond
providing efficient power for lighting and heating, CHP can also create greater reliability for
electricity, greater control over uncertainties associated with energy prices, and produce off-grid
power in the event of a black-out. | encourage the Proponent to consult with DOER regarding
this analysis to ensure that the analysis accurately reflects the benefits of CHP.

The solar feasibility analysis should consider solar PV for both a first-party and a third-
party ownership structure. The Proponent should contact the MEPA office for recently updated
data on solar installation costs and a solar financial modeling spreadsheet. The analysis should:

e Estimate available roof area (excluding areas dedicated for mechanical equipment) or
ground space for solar panel installation;
e State the assumed panel efficiency;

e Estimate electrical or thermal output of the potential system; and

e Estimate annual GHG reductions due to the use of renewable energy versus electricity or
natural gas.

The analysis should include a narrative and data to support the Proponent’s adoption (or
dismissal) of solar PV or solar thermal systems as a feasible measure to avoid, minimize or
mitigate project-related GHG emissions and Damage to the Environment. For those projects that
choose not to implement the use of solar in conjunction with the project, the analysis should
include:

e A commitment to construct the project as “solar-ready”. At a minimum, this commitment
should include design of a structure capable of supporting solar-related infrastructure.
Such a commitment may also include provision of interconnection and inverter
equipment, or other design features to facilitate future solar installations.

e Completion of cost analysis to determine the overall financial feasibility of installation of
solar, including potential payback periods for first-party and third-party ownership
systems.

e Discussion of potential environmental constraints (shading, presence of wetlands, etc.)
limiting the application of solar on-site.

I encourage the Proponent to consider design options that will allow for cost-effective
integration of efficiency or renewable energy measures in the future when such measures may
become more financially or technically feasible.

Mobile sources

The GHG analysis should include an evaluation of potential GHG emissions from mobile
emissions sources. The DEIR should follow the guidance provided in the Policy for Indirect
Emissions from Transportation to determine mobile emissions for Existing Conditions, Build
Conditions, and Build Conditions with Mitigation. The Proponent should thoroughly explore
means to improve traffic operations and minimize overall single occupancy vehicle trips.
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Improvements in traffic operations that minimize idling time can minimize overall project-
related mobile source emissions. The DEIR should also review measures to promote the use of
low-emissions vehicles, including installing EV charging stations and providing designated
parking spaces for these vehicles. The Build with Mitigation model should incorporate roadway
improvements and TDM measures to be implemented by the Proponent.

Mitigation

The DEIR should include a commitment to provide a self-certification to the MEPA
Office at the completion of the project. It should be signed by an appropriate professional (e.g.
engineer, architect, transportation planner, general contractor) indicating that all of the GHG
mitigation measures, or equivalent measures that are designed to collectively achieve identified
reductions in stationary source GHG emission and transportation-related measures, have been
incorporated into the project.

Air Quality

In accordance with the State Implementation Plan (SIP) for ozone attainment, the
proponent must conduct an indirect source review analysis. This analysis should be conducted in
accordance with MassDEP Guidelines for Performing Mesoscale Analysis of Indirect Sources.
The proponent should consult with MassDEP for guidance and for confirmation of the
appropriate study areas. The purpose of the analysis is to determine whether and to what extent
the project will increase the amount of volatile organic compounds (VOC) and nitrogen oxides
(NOy) emitted in the project area and to determine consistency with the SIP. The analysis should
model emissions under No Build and Build conditions. If VOC emissions are greater than the No
Build scenario, the proponent must provide measures to mitigate this impact, includinga TDM
Program.

Commenters have noted the potential impacts of locating residential development
adjacent or proximate to a source of ultra fine particulate matter (UFP) such as vehicle emissions
from 1-90. | encourage the proponent to incorporate measures to enhance indoor air quality,
including the installation of High-Efficiency Particulate Air (HEPA) filters into the heating,
ventilating, and air conditioning (HVAC) system. Additionally, | recommend that the
Proponent locate air intakes as far away as possible from sources of pollutants.

Climate Change and Sustainability

The DEIR should provide an analysis of potential effects of climate change that could
affect the project and identify and describe resiliency measures that will be incorporated into the
project design, including any resiliency measures to be incorporated into the station upgrade.
The PNF included an evaluation of the project’s climate change preparedness and a copy of the
BRA Climate Change Resiliency and Preparedness Checklist. According to the PNF, the site is
not located within a flood hazard area as delineated on the Federal Emergency Management
Agency’s (FEMA) Flood Insurance Rate Map for the area. The PNF also included inundation
probability maps published in the MassDOT-FHWA Pilot Project Report: Climate Change and
Extreme Weather, Vulnerability Assessments and Adaptation Options for the Central
Artery/Tunnel ((June 2015). According to this report, the site is located in an area of minimal
flood risk on the projected 2070 inundation probability map under the high emissions scenario.

20



EEA# 11502 ENF Certificate June 24, 2016

The Proponent is considering incorporating the following features into the project design to
increase resiliency from climate change-induced flooding, sea level rise, and more frequent and
intense storms and extreme heat events:

Energy-efficient equipment;

Back-up generators for critical systems;

On-site renewable energy;

Rainwater harvesting;

Fortification of buildings and utilities against extreme storm events;
Locating critical equipment above grade;

Implementing flood barriers in the future, if necessary;

Operable windows in residential buildings to provide natural ventilation;
Capacity for water storage; and,

Low-carbon building design.

I urge the Proponent to consider any additional design features that may provide
resiliency and support adaptation under future climate scenarios.

The DEIR should discuss sustainable design features of the project. Article 37 of the
Boston Zoning Code requires that the project be certifiable by the U.S. Green Building Council’s
Leadership in Energy and Environmental Design program. The PNF included an outline of
measures the project will implement that are creditable toward LEED certification. The DEIR
should include a full evaluation of ustainable design elements for the buildings and exterior site
areas, including measures identified in the LEED rating system. The DEIR should also describe
how the project will use recycled building materials and incorporate recycling and source
reduction.

Stormwater and Groundwater

The PNF described existing stormwater facilities on each parcel and traced the flow of
stormwater through the BWSC system to the ultimate discharge points. The PNF described the
preliminary design of the project’s stormwater management facilities, including infiltration
systems and components to improve water quality, including removal of Total Suspended Solids
(TSS) and phosphorous. The stormwater management system will be designed to comply with
the SMS, including requirements for maintaining pre-development peak discharge stormwater
flow rates and volumes. The project is considered a Land Use with Higher Potential Pollutant
Loads (LUHPPL) and the stormwater management system will be designed to treat the one-inch
water quality volume to the maximum extent practicable.

The project is located in the City of Boston’s GCOD. The project must therefore
undertake measures to infiltrate stormwater runoff to replenish groundwater. According to the
PNF, observation wells in the vicinity of the site have reported the groundwater elevation to vary
from elevation 2 feet to elevation 7 feet Boston City Base (BCB) between 1999 and 2015.
According to the PNF, approximately three-quarters of the site is located above transportation
infrastructure, including 1-90 travel lanes and subway and railroad tracks, that are at an elevation
below the desired groundwater recharge elevation. Because of this, it may not be possible to
meet the standard of recharging the first inch of runoff over the entire post-development
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impervious area. The stormwater management system will be designed to include recharge
chambers designed to infiltrate runoff over a 72-hour period to maximize recharge to
groundwater. The DEIR should provide details about infiltration methods included in the
stormwater management design and any necessary data and analysis to document the extent to
which the project will meet the GCOD infiltration standard.

The DEIR should include the information and plans provided in the PNF describing the
existing stormwater management infrastructure, including connections to the Boston Water and
Sewer Commission (BWSC) system, and ultimate discharge points. The DEIR should identify
stormwater modeling assumptions, detail the proposed stormwater management system, and
provide supporting documentation or data to demonstrate that it will comply with the SMS and
BWSC standards. The DEIR should describe the proposed management system and include
calculations, plans at a readable scale, and design details for Best Management Practices
(BMPs). It should identify specific BMPs for the parking garage to mitigate stormwater runoff,
in particular oil separators or similar BMPs.

Stormwater runoff from the site will be directed to the Charles River. MassDEP has
established Total Maximum Daily Loads (TMDL) for the Charles River for phosphorous and
pathogens. The DEIR should identify BMPs and low impact development measures to maximize
groundwater recharge. The DEIR should provide sufficient detail to demonstrate that the
stormwater management system will meet the Charles River TMDLs requirements for
phosphorous and pathogens.

Water and Wastewater

The project will consume 176,574 gpd and generate 160,522 gpd of wastewater. The
DEIR should tabulate wastewater generation and water consumption by use, including estimates
of peak and continuous maximum water demand for each proposed use and for landscape
irrigation and air conditioning make-up water. The DEIR should include information provided in
the PNF concerning the existing and proposed water and wastewater systems on site and in the
BWSC system. The DEIR should analyze flow pressure and/or existing capacity of the BWSC
water and sewer system that serve the site. The DEIR should describe the location and size of
infrastructure, connections to the BWSC water and sewer systems, and the path and ultimate
disposal of wastewater from the site. The DEIR should identify and describe water conservation
measures that will be incorporated into design and operations. At a minimum, the DEIR should
review the feasibility of installing low-flow fixtures and using rainwater or gray water for
irrigation and other purposes.

It should identify any combined sewers along the project’s wastewater flow path, discuss
potential impacts to system capacity during dry and wet weather conditions, and identify
opportunities to minimize combined sewer overflow (CSO) events within the system. The
project will be required to mitigate its contribution of flow into the BWSC sanitary system.
MassDEP regulations at 314 CMR 12.04(2)(d) specify that communities with combined sewer
overflows (CSOs), such as Boston, must require projects generating 15,000 gpd or more of new
wastewater flow to remove four gallons of infiltration and inflow (1/1) for each gallon of
wastewater. The DEIR should include a commitment to I/l removal and identify any mitigation
projects or monetary contribution by the Proponent. The Proponent should consult with BWSC
to identify appropriate I/l mitigation in connection with this project.
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Historic Resources

The PNF provided a description of the historic resources within and adjacent to the
project site, including a map of historic districts and properties listed in MHC’s Inventory of
Historic and Archaeological Assets of the Commonwealth located within a quarter-mile of the
site. The PNF included a summary of a shadow impact analysis that concludes that shadow
impacts of the project have been minimized to the extent practicable.

As requested in MHC’s letter, the DEIR should include a historic resources assessment of
historic properties within a quarter-mile of the project site. The DEIR should include pedestrian-
level perspectives of the project from nearby historic resources to assist MHC in evaluating the
effect of the project’s size, scale and massing will have in these resources. The DEIR should
include the shadow impact analysis with illustrations of the shadows on the facades of historic
buildings. The DEIR should include the results of a quantitative wind tunnel analysis, document
the project’s effect on pedestrian-level wind conditions, and identify any necessary mitigation
measures.

Solid Waste

The DEIR should characterize the solid waste expected to be generated by the project. In
2014, Massachusetts banned the disposal of commercial organic wastes by businesses and
institutions that generate a ton or more of organic materials per week. Business subject to the
ban must use composting, conversion (such as anaerobic digestion), recycling or reuse of organic
waste. The DEIR should indicate whether any proposed uses may be subject to the waste ban and
how it may dispose of its organic waste.

The DEIR should describe measures to reduce and recycle organic and other wastes
through waste diversion and recycling programs. As noted by MassDEP, incorporating the
design, infrastructure, and contractual components of the project’s solid waste facilities at this
stage will help ensure the success of future waste reduction and recycling efforts. The Proponent
should refer to MassDEP’s comment letter for additional information and links to web sites
providing technical assistance.

Construction Period

The DEIR should identify the schedule for construction of various elements and phases.
It should identify construction-period impacts and mitigation relative to noise, air quality, water
quality, and traffic, including pedestrians, bicyclists and transit riders. The DEIR should
document any contaminated soil or groundwater regulated under the Massachusetts Contingency
Plan (MCP) and describe remediation and mitigation measures if necessary. The DEIR should
confirm that the project will require its construction contractors to use Ultra Low Sulfur Diesel
fuel, and discuss the use of after-engine emissions controls, such as oxidation catalysts or diesel
particulate filters. More information regarding construction-period diesel emission mitigation
may be found on MassDEP’s web site at http://www.mass.gov/dep/air/diesel/conretro.pdf.

The DEIR should provide drafts of the Construction Management Plan (CMP) and
Transportation Access Plan Agreement (TAPA) and specifically identify construction period
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impacts to public access to transit, including bus routes and stops. The DEIR should identify
measures to be taken during the construction of each phase to ensure safe and convenient
passage for transit riders between Orange Line and Amtrak facilities and the project site. Several
commenters noted that this will be one among several large projects to be under construction
concurrently. The DEIR should review any additional coordination with the City of Boston,
MBTA, MassDOT, and other project Proponents that may be warranted to coordinate
construction schedules and develop mitigation measures necessary to minimize construction-
period impacts.

The DEIR should provide more information regarding the project’s generation, handling,
recycling, and disposal of construction and demolition debris (C&D) and identify measures to
reduce solid waste generated by the project. | strongly encourage the Proponent to commit to
C&D recycling activities as a sustainable measure for the project. Demolition of any structures
must comply with the MassDEP Asbestos Regulations (310 CMR 7.15) that became effective on
June 20, 2014. These regulations require a pre-demolition and post-abatement surveys and
inspections by a licensed asbestos monitor. The Proponent should consult the MassDEP
comment letter with regard to regulatory requirements and potential mitigation measures for the
removal, handling, and disposal of asbestos containing material (ACM) and other demolition
debris during the construction period. The Proponent is reminded that any contaminated material
encountered during construction must be managed in accordance with the MCP and with prior
notification to MassDEP.

The DEIR should describe potential construction period dewatering requirements, discuss
how dewatering will be conducted in a manner consistent with MWRA, MassDEP and/or BWSC
regulations/guidelines, and identify any necessary permits. The draft CMP should include
appropriate erosion and sedimentation control BMPs. | encourage the Proponent to adopt erosion
and sedimentation controls consistent with a Stormwater Pollution Prevention Plan prepared in
accordance with the NPDES Construction General Permit requirements.

Public Benefit Determination

This project is subject to a mandatory Public Benefit review pursuant to 301 CMR 13.00.
The DEIR should include detailed information describing the nature of the tidelands affected by
the project and the public benefit of the project. The DEIR should discuss the impact of the
project on abutters and the surrounding community, including effects of wind and shadow,
enhancement to the property, and benefits to the public trust rights in tidelands and other rights.
The DEIR should identify benefits of the project provided through municipal permits,
community activities on the site, environmental protection and preservation, public health and
safety, and the general welfare.
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Mitigation

The DEIR should include a separate chapter summarizing proposed mitigation measures.
This chapter should also include draft Section 61 Findings for each permit to be issued by State
Agencies. The DEIR should contain clear commitments to implement these mitigation measures,
estimate the individual costs of each proposed measure, identify the parties responsible for
implementation, and a schedule for implementation. The DEIR should clearly indicate which
mitigation measures will be constructed or implemented based upon project phasing, either tying
mitigation commitments to overall project square footage/phase or environmental impact
thresholds, to ensure that measures are in place to mitigate the anticipated impact associated with
each development phase.

Responses to Comments

The DEIR should contain a copy of this Certificate and a copy of each comment letter
received. In order to ensure that the issues raised by commenters are addressed, the DEIR should
include direct responses to comments to the extent that they are within MEPA jurisdiction. This
directive is not intended to, and shall not be construed to, enlarge the Scope of the DEIR beyond
what has been expressly identified in this certificate.

Circulation

The Proponent should circulate the DEIR to those parties who commented on the ENF, to
any State Agencies from which the Proponent will seek permits or approvals, and to any parties
specified in section 11.16 of the MEPA regulations. Per 301 CMR 11.16(5), the Proponent may
circulate copies of the EIR to commenters in CD-ROM format or by directing commenters to a
project website address. However, the Proponent must make a reasonable number of hard copies
available to accommodate those without convenient access to a computer and distribute these
upon request on a first-come, first-served basis. The Proponent should send correspondence
accompanying the CD-ROM or website address indicating that hard copies are available upon
request, noting relevant comment deadlines, and appropriate addresses for submission of
comments. The DEIR submitted to the MEPA office should include a digital copy of the
complete document. A copy of the DEIR should be made available for review at the Boston

Public Library.
June 24, 2016

Date Matthew A. Beaton

Comments received:

05/05/2016  Boston Water and Sewer Commission (BWSC)
05/06/2016  Massachusetts Water Resources Authority (MWRA)
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05/10/2016

05/18/2016
05/23/2016
05/30/2016
05/31/2016

05/31/2016
05/31/2016
05/31/2016
06/13/2016
06/15/2016
06/16/2016
06/16/2016
06/16/2016
06/16/2017
06/16/2016
06/16/2016
06/16/2016
06/16/2016
06/17/2016
06/17/2016
06/17/2016
06/17/2015
06/17/2016
06/17/2016
06/17/2016
06/17/2016
06/24/2016

MAB/AJS/ajs

ENF Certificate June 24, 2016
Massachusetts Department of Environmental Protection (MassDEP)/Northeast
Regional Office (NERO)

Gerry lves

Charles River Watershed Association (CRWA)

Elliott Laffer

Massachusetts Department of Environmental Protection (MassDEP)/ Bureau of
Air and Waste

Department of Energy Resources (DOER)

Kenneth E. Kruckemeyer

Shirley Kressel

Lynn V. Foster

Massachusetts Historical Commission (MHC)

Kenneth E. Kruckemeyer

Tracy Pesanelli

Susan D. Prindle

Vicki C. Smith, Neighborhood Association of the Back Bay (NABB)

Barry L. Solar, Neighborhood Association of the Back Bay (NABB)

Anne Swanson

Ann Hershfang

Betsy Hall, Ellis South End Neighborhood Association

Massachusetts Department of Transportation (MassDOT)

Dr. P MacKenzie Bok, Bay Village Neighborhood Association

Paula Griswold

Heyward Parker James

Jacquelin S. Yessian

City Councilor Josh Zakim, District 8

Pamela Humphrey

Ann Beha

Pam Lassiter
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BOSTON REDEVELOPMENT AUTHORITY

SCOPING DETERMINATION
BACK BAY SOUTH END GATEWAY PROJECT

SUBMISSION REQUIREMENTS
FOR DRAFT PROJECT IMPACT REPORT (DPIR)

PROPOSED PROJECT: BACK BAY SOUTH END GATEWAY PROJECT

PROJECT SITE: LOCATED PRIMARILY OVER ACTIVE
TRANSPORTATION INFRASTRUCTURE, INCLUDING
THE I-90 EXTENSION OF THE MASSACHUSETTS
TURNPIKE (the “I-90”) AND THE TRACK AND
CONCOURSE LEVELS OF THE STATION, THE PROJECT
IS ROUGHLY BOUNDED BY DARTMOUTH STREET TO
THE WEST, STUART STREET AND TRINITY PLACE TO
THE NORTH, TRINITY PLACE AND CLARENDON
STREET TO THE EAST, AND THE SOUTHERN
PROPERTY LINE OF THE STATION TO THE SOUTH

PROPONENT: " BP HANCOCK, LLC

DATE: AUGUST 30, 2016

The Boston Redevelopment Authority (“BRA”) is issuing this Scoping Determination pursuant
to Section 80B-5 of the Boston Zoning Code (“Code”), in response to a Project Notification Form
(“PNF”) which BP Hancock, LLC (the “Proponent”), filed for the Back Bay South End Gateway
project on March 29, 2016. Notice of the receipt by the BRA of the PNF was published in the
Boston Herald on April 1, 2016, which initiated a public comment period with a closing date of
May 31, 2016; the public comment period was subsequently extended until June 17, 2016.
Comments received since then have subsequently been added as well.

On December 29, 2015, the Proponent filed a Letter of Intent in accordance with the Executive
Order regarding Provision of Mitigation by Development Projects in Boston. On March 29, 2015
the Proponent filed a Project Notification Form (PNF) pursuant of Article 80 Large Project
Review for a proposal, which includes the redevelopment of four distinct air rights
development parcels situated above and adjacent to the MBTA’s Back Bay Station. The Project is
comprised of up to approximately 1.26 million square feet of mixed-use redevelopment,
consisting of a new office building with ground floor retail, two new residential buildings, a
one- and two-story vertical retail expansion of the existing Station building, and the partial
redevelopment of the existing 100 Clarendon Street Parking Garage. This transformational
development will deliver approximately 575,000 square feet of commercial office space, up to




approximately 100,000 square feet of retail and restaurant space and up to approximately 600
residential units, in addition to Project-related parking, loading and service uses, as well as
improved access to the existing on-site public transit services.

Pursuant to Section 80B-5.3 of the Code, a Scoping Session was held on May 11, 2016 with the
City’s public agencies, where the proposal was reviewed and discussed. The PNF was sent to
the City’s public agencies pursuant to Section 80A-2 of the Code.

On March 14, 2016, letters soliciting nominations to the Citizens Advisory Committee (CAC) for
the proposed project were delivered to City Councilor Josh Zakim, City Councilor Bill Linehan,
City Council Michael Flaherty, City Councilor Ayanna Pressley, City Councilor Michelle Wu,
City Councilor Annissa Essaibi-George, State Senator Scott Brownsberger, State Representative
Byron Rushing, State Representative Jay Livingstone, and State Representative Aaron
Michlewitz. Additional letters seeking recommendations were delivered to local stakeholders
including: Tent City Apartments, Boston Society of Architects, Back Bay Association, Urban
Land Institute Boston, South End Business Alliance, American Planning Association-
Massachusetts Chapter, Bay Village Neighborhood Association, The Ellis South End
Neighborhood Association, Boston Public Library, and the Neighborhood Association of the
Back Bay.

The letters sought nominations or recommendations to the CAC by March 28, 2016.
BRA staff conferred with Mayor Walsh’s Office of Neighborhood Services to finalize the
nominees and the Mayor’s Office approved the final list of members.

The Citizens Advisory Committee (CAC) members-are:

-Brendan Ahern- South End Business Alliance

-Ann Beha - Boson Society of Architects

-MacKenzie Bok- Bay Village Neighborhood Association
-Damian Chaviano- Urban Land Institute

-James Cochener- Salty Pig Restaurant

-Jacquelyn Cox-Crite- Tent City Resident

-Cathy Doran- Greater Boston Convention and Visitors Bureau
-Jack Fitzgerald- Ellis South End Neighborhood Association
-Susan Gilmore- Back bay Resident

-Elliott Laffer (co-chair) - Neighborhood Association of the Back Bay
-Meg Mainzer Cohen- Back Bay Association

- Scott Mustard- St. Boltoph Neighborhood Association

- Mayra Negron-Rivera- IBA

- Ted Pietras (co-chair) - South End Business Alliance

- Russ Preston- Congress for New Urbanism

-Patrick Sarkis- Back Bay Association

-Jacqueline Yessian- Neighborhood Association of the Back Bay

The ex-officio members are:

- State Senator Scott Brownsberger




- State Representative Byron Rushing

- State Representative Aaron Michlewitz
- State Representative Jay Livingstone

- City Councilor Bill Linehan

- City Councilor Josh Zakim

- City Councilor Michelle Wu

- City Councilor Annissa Essaibi-George
- City Council Michael Flaherty

- City Councilor Ayanna Pressley

All CAC members were notified of and invited to the scoping session held on May 11, 2016.

A total of five CAC meetings and one CAC site walk, all of which were advertised via the BRA
website and standard email notifications, have been held while under Article 80 Large Project
review. The site walk was held at Back Bay Station and the surrounding area on May 12, 2016.
The five CAC meetings were at held at the Boston Common Hotel and Conference Center at 40
Trinity Place and took place on:

-April 28, 2016
-May 26, 2016
-June 15, 2016
-June 29, 2016
~July 13, 2016

After the PNF was filed, the BRA hosted two public meetings while under Article 80 Large
Project review. A Back Bay meeting was held on May 11, 2016 at the Boston Common Hotel and
Conference Center at 40 Trinity Place. A South End meeting was held on May 18, 2016 at the
Blackstone Community Center, 50 West Brookline St. Both meetings were advertised in the
Boston Guardian, Bay State Banner, South End News as well as through the BRA website and
Twitter handle.

Written comments in response to the PNF received by the BRA from agencies of the City of
Boston and elected officials are included in Appendix A and must be answered in their entirety.
Written comments in response to the PNF received by the BRA from the public are included in
Appendix B and must be answered in their entirety. Written comments in response to the PNF
received by the BRA from the Citizens Advisory Committee (“CAC”") are included in Appendix
C and must be answered in their entirety. The DPIR should include complete responses to all
comments included in Appendices A, B and C within the framework of the criteria outlined in

the Scoping Determination.

Comments received by the BRA from agencies and departments of the City of Boston are
included in Appendix A and must be answered in their entirety.

Specifically, they are from:

e John Sullivan, Boston Water and Sewer Commission
e Josh Zakim, Boston City Council, District 8




¢ Todd Liming, Public Improvement Commission

s Tim Davis, BRA Housing Policy Manager

o Kristen McCosh, Mayor’s Commission for Persons with Disabilities

e Byron Rushing, State Representative

e Katie Pederson, BRA Environmental Review/IGBC

e  Christian Simonelli, Boston Groundwater Trust

* Vineet Gupta, Boston Transportation Department

o David Carlson/Corey Zehngebot/Lauren Shurtleff, BRA Planning and Urban Design
o Carrie Marsh, Boston Parks and Recreation Department

Public comments received by the BRA during the comment period are included in Appendix B
and must be answered in their entirety.

The following public comments are included in Appendix B, among many others:

e The Ellis South End Neighborhood Association

e WalkBoston

e The Neighborhood Association of the Back Bay

» Bay Village Neighborhood Association, Inc

» LivableStreets Alliance

e 285 Columbus Lofts

o Hill House, Inc

e Parkland Management Advisory Council/Southwest Corridor Park

Citizens Advisory Committee member comments received by the BRA during the comment
period are included in Appendix C and must be answered in their entirety.

Specifically, they are from:

o Elliott Laffer, Citizens Advisory Committee Member

e Jacqueline Yessian, Citizens Advisory Committee Member
¢ Ann Beha, Citizens Advisory Committee Member

e Susan Gilmore, Citizens Advisory Committee Member

* MacKenzie Bok, Citizens Advisory Committee Member

The Scoping Determination requests information that the BRA requires for its review of the
Proposed Project in connection with Article 80 of the Code, Development Review and Approval
and other applicable sections of the Code.

I. PROJECT DESCRIPTION

The proposal includes the redevelopment of four distinct air rights development parcels
situated above and adjacent to the MBTA’s Back Bay Station. The Project is comprised of up to
approximately 1.26 million square feet of mixed-use redevelopment, consisting of a new office



building with ground floor retail, two new residential buildings, a one- and two-story vertical
retail expansion of the existing Station building and the partial redevelopment of the existing
100 Clarendon Street Parking Garage. This transformational development will deliver
approximately 575,000 square feet of commercial office space, up to approximately 100,000
square feet of retail and restaurant space and up to approximately 600 residential units, in
addition to Project-related parking, loading and service uses, as well as improved access to the
existing on-site public transit services (the “Proposed Project”).

Located primarily over active transportation infrastructure, including the I-90 Extension of the
Massachusetts Turnpike (the “1-90”) and the track and concourse levels of the Station, the
Project is roughly bounded by Dartmouth Street to the west, Stuart Street and Trinity Place to
the north, Trinity Place and Clarendon Street to the east, and the southern property line of the
Station to the south (“Project Site”).

II. PREAMBLE

The Proposed Project is being reviewed pursuant to Article 80, Development Review and
Approval, which sets forth a comprehensive procedure for project review of the following
components: transportation, environmental protection, urban design, historic resources,
infrastructure systems, site plan, tidelands, and Development Impact Project, if any. The
Proponent is required to prepare and submit to the BRA a Draft Project Impact Report (“DPIR")
that meets the requirements of the Scoping Determination by detailing the Proposed Project’s
impacts and proposed measures to mitigate, limit or minimize such impacts. The DPIR shall
contain the information necessary to meet the specifications of Section 80B-3 (Scope of Large
Project Review; Content of Reports) and Section 80B-4 (Standards for Large Project Review
Approval), as required by the Scoping Determination. After submitting the DPIR, the
Proponent shall publish notice of such submittal as required by Section 80A-2. Pursuant to
Section 80B-4(c) (i) (3), the BRA shall issue a written Preliminary Adequacy Determination
(“PAD”) within ninety (90) days. Public comments, including the comments of public agencies,
shall be transmitted in writing to the BRA no later than fifteen (15) days prior to the date by
which the BRA must issue its PAD. The PAD shall indicate the additional steps, if any,
necessary for the Proponent to satisfy the requirements of the Scoping Determination. If the
BRA determines that the DPIR adequately describes the Proposed Project's impacts and, if
appropriate, proposed measures to mitigate, limit or minimize such impacts, the PAD will
announce such a determination and that the requirements of further review are waived
pursuant to Section 80B-5.4(c) (iv). Section 80B-6 requires the Director of the BRA to issue a
Certification of Compliance indicating the successful completion of the Article 80 development
review requirements before the Commissioner of Inspectional Services can issue any building
permit for the Proposed Project.

IIL. REVIEW/SUBMISSION REQUIREMENTS

In addition to full-size scale drawings, 15 copies of a bound booklet and an electronic copy (PDF
format) containing all submission materials reduced to size 8-1/2” x 11”7, except where
otherwise specified are required. The electronic copy should be submitted to the BRA via the
following website: https:/ / attachments.bostonredevelopmentauthority.org/. The booklet
should be printed on both sides of the page. In addition, an adequate number of copies must be




available for community review. A copy of this Scoping Determination should be included in
the booklet for reference.

A. General Information

1.

2.

Applicant/Proponent Information

a. Development Team
(1) Names
(a) Proponent (including description of development
entity and type of corporation, and the principals
thereof)
(b) Attorney
(© Project consultants and architects

) Business address, telephone number, FAX number and e-
mail, where available for each

(3) Designated contact for each
b. Legal Information

(1) Legal judgments or actions pending concerning the
Proposed Project

2) History of tax arrears on property owned in Boston by
Applicant

(3) Evidence of site control over Project Site, including current
ownership and purchase options, if any, for all parcels in
the Proposed Project, all restrictive covenants and
contractual restrictions affecting the Proponent’s right or
ability to accomplish the Proposed Project, and the nature
of the agreements for securing parcels not owned by the
Applicant.

(4) Nature and extent of any and all public easements into,
through, or surrounding the site.

Project Site

a. Anarea map identifying the location of the Proposed Project

b. Description of metes and bounds of Project Site or certified survey of
the Project Site.

c. Current zoning



Project Description and Alternatives

a.

The DPIR shall contain a full description of the Proposed Project and
its components, including, its size, physical characteristics,
development schedule, costs, and proposed uses. This section of the
DPIR shall also present analysis of the development context of the
Proposed Project. Appropriate site and building plans to illustrate
clearly the Proposed Project shall be required.

A description of alternatives to the Proposed Project that were
considered shall be presented and primary differences among the
alternatives, particularly as they may affect environmental and
traffic/ transportation conditions, shall be discussed.

Public Benefits

Anticipated employment levels including the following:

(1) Estimated number of construction jobs

(2) Estimated number of permanent jobs

Current and/or future activities and program which benefit adjacent
neighborhoods of Boston and the city at large, such as, child care
programs, scholarships, internships, elderly services, education and
job training programs, etc.

c. Other public benefits, if any, to be provided.
Community Process
a. A list of meetings held and proposed with interested parties,

including public agencies, abutters, and business and community
groups.

Names and addresses of project area owners, abutters, and any
community or business groups which, in the opinion of the applicant,
may be substantially interested in or affected by the Proposed Project.

B. REGULATORY CONTROLS AND PERMITS

An updated listing of all anticipated permits or approvals required from other municipal, state
or federal agencies, including a proposed application schedule shall be included in the DPIR.

A statement on the applicability of the Massachusetts Environmental Policy Act (MEPA) should
be provided. If the Proposed Project is subject to MEPA, all required documentation should be
provided to the BRA, including, but not limited to, a copy of the Environmental Notification
Form, decisions of the secretary of Environmental Affairs, and the proposed schedule for
coordination with BRA procedure,

C. TRANSPORTATION COMPONENT



The analysis included in the DPIR must utilize as its framework the scope as outlined in the comments of
the Boston Transportation Department ("BTD"), dated June 17, 2016 and included in Appendix A.

The following overarching considerations inform the Boston Transportation Department’s
(BTD) review of the project:

¢ Need for coordination with development projects proposed in the Stuart Street corridor which
are in varying stages of design and construction.

e Traffic impacts on local streets generated by the ramp closure alternative,

eRecognition of excellent transit-access to the site and consideration of “shared” traveling
options.

e The creation of a public realm that is friendly for people walking or riding bicycles.

Given the complexity of the project and its potential long term impacts, BTD recommends that
the proponent prepare a Draft Project Impact Report (DPIR) and provide new information and
analysis below. '

Ramp Access and Traffic Analysis

The PNF notes that the proponent is considering elimination of the existing I-90 ramp located
below the Garage West parcel. In general, ramps to the highway system remove regional traffic
away from local streets. In addition, multiple on-ramps distribute traffic accessing I-90 across
local street reducing concentrated congestion, though they also have negative impact on the
pedestrian and bicycling environment. The closing of the I-90 on-ramp will have far reaching
impacts on trips generated by all proposed projects in the Stuart Street corridor and
surrounding areas. BTD recommend the DPIR includes:

e A proposal to work with an inter-agency group, including BTD and MassDOT, to conduct a
detailed “ramp alternatives” study. In addition to traffic analysis the study should include a
conceptual constructability analysis, given the need to keep I-90 open and that the project will
be phased.

¢ An analysis of the impacts of traffic generated from other proposed projects in the Stuart Street
corridor if the on-ramp is closed.

¢ A public realm plan for Trinity Place and St. James Avenue (between Clarendon and
Dartmouth Streets) that shows how pedestrian flow, on-street parking, shuttle and tour bus
parking, hotel pick-up drop-off, and Copley Square event-staging can be managed with the
expected additional traffic generated by the Garage West Alternative Scheme.

The full text of the BTD Comments can be viewed in Appendix A.

D. ENVIRONMENTAL PROTECTION COMPONENT
The DPIR must address the comments of the BRA Environmental Review/IGBC, dated June 14, 2016,

included in Appendix A and must include the most up to date Article 37/Interagency Green Building
Committee documents.

Wind



The Proponent has stated that Proposed Project will four buildings, the tallest of which be
approximately 388 feet in height and accordingly the Proponent shall be required to conduct a
quantitative (wind tunnel) analysis for both existing (no-build) and build conditions.

The analysis shall determine potential pedestrian level winds adjacent to and in the vicinity of
the Proposed Project site and shall identify any areas where wind velocities are expected to
exceed acceptable levels, including the Boston Redevelopment Authority’s guideline of an
effective gust velocity of 31 miles per hour (mph) not to be exceeded more than 1% of the time.
The analysis also shall determine the suitability of particular locations for various activities (e.g.,
walking, sitting, eating, etc.) as appropriate.

The Proponent shall be required to pay particular attention to public and other areas of pedestrian
use, including, but not limited to, entrances to the Proposed Project and adjacent buildings,
sidewalks adjacent to and in the vicinity of the Proposed Project buildings as well as parks,
including but not limited to the Copley Square, the Southwest Corridor Park and Frieda Garcia
Park, plazas and other open spaces and pedestrian areas near the Proposed Project. The
Proponent shall be cognizant of the planning objectives emphasized in the Stuart Street Zoning
District and in particular, in designing the buildings to be sensitive to the wind and shadow
impacts on sidewalks and nearby public open spaces

Wind speeds shall be measured in miles per hour and for areas where wind speeds are projected
to be dangerous or to exceed acceptable levels, measures to reduce wind speeds and to mitigate
potential adverse impact(s) shall be identified and, if appropriate, tested.

Shadow

The Proponent conducted and included the results of a shadow analysis for the existing (no-
build) and build conditions for the hours of 9:00 a.m., 12:00 noon, and 3:00 p.m. for the vernal
equinox, summer solstice, autumnal equinox, and winter solstice and for 6:00 p.m. in the
summer and fall, in the PNF.

The shadow impact analysis examined the existing shadows and illustrated the incremental
effects of the Proposed Project on existing and proposed public open spaces, including but not
limited to Copley Square Park (bounded by Boylston Street, Clarendon Street, St. James Avenue
and Dartmouth Street, excluding land occupied by Trinity Church), the Southwest Corridor Park
and Frieda Garcia Park, and pedestrian areas (including transit stops), sidewalks and pedestrian
walkways adjacent to and in the vicinity of the Proposed Project.

The results indicate that the Proposed Project is not anticipated to create a significant net new
shadow and in particular, the net new shadows are anticipated to be cast onto Copley Square
Park for approximately one hour and 54 minutes, thus demonstrating compliance.

The full text of the BRA Environmental Review/IGBC Comments can be viewed in Appendix A.



The DPIR must address the comments of the Boston Parks and Recreation Department, dated
August 22, 2016 and included in Appendix A

With regard to the Back Bay / South End Gateway project, this significant project will have
impacts to open space in an area of the City already challenged by high density and limited open
space resources. BPRD respectfully requests the consideration of a community contribution to
mitigate impacts to open space in the neighborhood, such as capital improvements or
maintenance for Copley Square.

The full text of the Boston Parks and Recreation Department Comments can be viewed in
Appendix A.

E. URBAN DESIGN/PLANNING COMPONENT

The DPIR must address the comments of the BRA’s Urban Design and Planning Department, dated
August 19, 2016 included in Appendix A. In addition to this, the standard list of urban design
materials should be included in the DPIR for the Proposed Project, included in Appendix A.

Boston Properties proposes the redevelopment of the John Hancock Garage and Back Bay
Station air rights, which lies toward the north of the block bounded by Columbus Avenue and
Dartmouth, Stuart, and Clarendon Streets. This Project aims to create new, defined, and
activated passages from Dartmouth to Stuart to Clarendon Streets. Green roofs lie atop several
tower and podium components. The mix of active uses would enhance the mix of uses (office,
residential, hotel, retail) already extant in the area. The architect is Pelli Clarke Pelli.

BRA Planning and Urban Design have appreciated working thus far with Boston Properties on
the refurbishment of Back Bay Station and redevelopment of associated air rights parcels on
what is poised to be a transformative development impacting the Back Bay, South End, and Bay
Village neighborhoods. This is a project that requires considerable capital, vision, and
persistence, and we recognize the hard work already expended by the development team,
architects, consultants, and our colleagues at MassDOT and the MBTA. The Proponent’s intent
to renovate and restore the Station is laudable and represents a significant public benefit
resulting from this project. The scoping comments below reflect some of the most salient issues
at this moment in the design and development timeline. Due to the protracted and phased
nature of this project, the BRA will continue to provide feedback throughout what is sure to be
an iterative and collaborative process.

Moreover, the Proposed Project should meet the ‘performance standard’ of generally having the
same or a lesser degree of environmental impacts than either the full “as-of-right’ build-out or
existing conditions, whichever are most impactful. That is to say, criteria such as daylight,
shadows, and wind should be at least neutral or imptoved on average, recognizing that some
elements or points may be worse, but proving that the whole is better as a Project. We will
expect in fact that mitigations or positive urban benefits will result from this Project and in
balance far outweigh any negative impact. Specific shadow and wind investigations will be
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requested - a separate category in this scoping - to determine what the impacts are regarding
Copley Square and the Southwest Corridor Park, among others. We will expect that the
Proposed Project as represented in the DPIR will have taken into account any necessary
mitigating factors, for scenarios with densities and heights beyond those alternatives,
discovered as a result of environmental and other studies by the Proponent.

DPIR design alternatives or development should bring a high degree of innovation and achieve
LEED Gold at a minimum, preferably Platinum. This Project should set the bar very high for
projects in the Stuart Street Study Area, and incorporate bold energy, recycling,

daylight/ quality of environment, green roofs and plantings, innovative connections to the
water, and transportation initiatives.

The full text of the BRA’s Urban Design and Planning Department Comments can be viewed in
Appendix A.

F. INFRASTRUCTURE SYSTEMS COMPONENT

The DPIR must address the comments of the Boston Groundwater Trust, dated June 15, 2016 and
included in Appendix A.

As confirmed in a preliminary meeting and at the scoping session the GCOD requires both the
installation of a recharge system and a demonstration that the project cannot cause a reduction
in groundwater levels on site or on adjoining lots. In the case of the Back Bay/South End
Gateway Project four separate parcels designated Garage West, Garage East, Station East, and
Station West will all need to be addressed individually. As stated in the PNF, the proposed
construction of the four separate parcels is anticipated to require various foundation types with
construction of the four parcels occurring in different phases. Before GCOD zoning approval
can be put in place, the proponent must provide the Authority and the Trust a letter stamped by
a professional engineer registered in Massachusetts that details how each of the four parcels
will accomplish what is stated in the PNF and meets the GCOD requirement for no reduction in
groundwater levels on site or on adjoining lots.

The full text of Boston Groundwater Trust Comments can be viewed in Appendix A.

The DPIR must address the comments of the Boston Water and Sewer Commission, dated October 1,
2015 and included in Appendix A.

According to the ENP/PNF, the proposed water demand is 176,574 gallons per day (gpd). The
Commission owns and maintains a 10-ince Southern High water main in Stuart Street, a 12-inch
Southern High water main in Trinity Place, a 12-inch Southern High water main in a
Commission easement through the property between Trinity Place and Clarendon Street, a 12-
inch Southern High water main in Clarendon Street and 12-inch Southern Low water main in
Dartmouth Street.
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According to the ENF/PNF, the proposed sewage generation is 160,522 gpd. For sewage and
storm drainage service, the site is served by a 10-inch sanitary sewer and a 15-inch storm drain
in Stuart Street, a 18-inch by 33-inch sanitary sewer and an 18-inch by 18-inch storm drain in
Trinity Place, an 18-inch by 18-inch sanitary sewer and 15-inch storm drain in Clarendon Street,
and a 10-inch and 12- inch sanitary sewer and a 12-inch and a 15-inch storm drain in Dartmouth
Street.

The full text of BWSC Comments can be viewed in Appendix A.

G. DEVELOPMENT IMPACT PROJECT COMPONENT

Based on the square footage and uses outlined in the Project Notification Form, the Proposed
Project will be subject to and be required to enter into a Development Impact Project (“DIP or
Linkage”) agreement, assuming the proposed project requires zoning relief. A full analysis of
square footage and uses should be submitted in the DPIR.

H. PUBLIC NOTICE

The Proponent will be responsible for preparing and publishing in one more newspapers of
general circulation in the City of Boston a Public Notice of the submission of the DPIR to the
BRA as required by Section 80A-2. This Public Notice shall be published within five (5) days
after the receipt of the DPIR by the BRA. Therefore, public comments shall be transmitted to the
BRA within seventy five (75) days of the publication of this Public Notice. Sample forms of the
Public Notice are attached as Appendix D.

Following publication of the Public Notice, the Proponent shall submit to the BRA a copy of the
published Public Notice together with the date of publication.
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The Back Bay / South End Gateway Project DEIR/DPIR

APPENDIX D: Ground and Air Rights
Lease and Development Plan

Materials are provided on the enclosed CD-ROM. These documents are
provided for informational purposes only.

Ground and Air Rights Lease
Development Plan



The Back Bay / South End Gateway Project DEIR/DPIR

APPENDIX E: Station Concourse
Improvements



The Back Bay/South End Gateway Project DEIR/DPIR

Renovation of the Back Bay/South End
Station Concourse

The renovation of the Station Concourse is an important project for the MBTA and
its customers, as well as for the adjacent Back Bay, South End, and Bay Village
neighborhoods and the City of Boston. The Station is a major transit hub, the third
most-frequented commuter rail station in the City and offers access to MBTA
Commuter Rail, Orange Line, local bus routes, and AMTRAK trains. Despite its iconic
and thoughtful design by Kallman McKinnel and Wood, the Station has suffered
from years of deferred maintenance since it first opened in 1987 as part of the
Southwest Corridor project.

In response, and in parallel with the Proponent’s efforts to develop the Air Rights
Development Parcels, the Proponent agreed to pre-pay the rent on the existing 99-
year MassDOT Lease in order make funding available now to complete necessary
Station repairs and upgrades in coordination with the MBTA. A portion of the rent
proceeds are to be used and were matched by the MBTA to complete a MBTA-led
track-level ventilation system improvement project that will improve Station air
quality and customer comfort. The remaining considerable funds are being used to
complete a renovation of the Station Concourse, which is being managed and
executed by the Proponent on behalf of the MBTA. In addition, as part of the
MassDot Lease agreement, the Proponent agreed to assume property management
responsibilities for the Station Concourse level for the duration of the lease term
beginning in August 2015. These substantial and exceptional agreements are the
product of a unique opportunity and represent a creative and successful strategy to
form a public private partnership around an important civic and infrastructure asset.

Currently being designed by the Proponent and a consultant team in consultation
with the MBTA and other rail services serving the Station, the Station Concourse
renovation is anticipated to begin in 2018 in conjunction with the MBTA-led track-
level ventilation project. Overall, the combined projects will dramatically improve the
customer experience and improve site operation and efficiency. Major goals for the
Station Concourse Improvements

There are four major goals guiding the Station Concourse Improvements:

1. Create a first-class transit hub - Given the importance of the Station, both in
terms of its pedigree and the population it serves, it is only appropriate that any
intervention be thoughtful and well planned. The renovation will preserve the
original architecture and character of the building, while utilizing the latest in
building technologies and materials to ensure that the renovated Station
functions efficiently, and will result in an environment that is inviting and modern.
In addition, as described above, the Proponent has assumed property
management responsibility for the Station Concourse and has increased the
presence of security, cleaning and maintenance personnel.

Station Concourse Improvements
E-1
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2. Improve customer experience and access — The renovation prioritizes
improvements that will enhance circulation and egress, accessibility, wayfinding,
safety, thermal comfort and provide additional amenities for the Station's users. It
is critical that users be able to move through the Station and quickly locate
transit information or access ancillary services. Increased numbers of entry doors
and fare gates and improvements to the Orange Line enclosure are designed to
enhance the transit user’'s experience and will increase the Station’s capacity.

3. Generate revenue to support Station operations — Under the terms of the public-
private partnership between the MBTA and the Proponent, revenue generated
within the Station (including retail and advertising revenue, but excluding fare
collection) will be used to support the operation of the Station. The revenue
generated from the increased retail operations created by the renovation is
intended to improve the level of service of cleaning and maintenance of the
renovated concourse and to fund a capital improvements reserve to pay for
future projects.

4. Allow the MBTA to focus on transit operations — This public-private partnership
allows both parties to focus on their respective core businesses. By assuming
responsibility of the concourse management, the Proponent employs its property
management expertise on behalf of the MBTA, while allowing the transit agency
to focus on the operation and improvement of transit functions.

Existing Concourse Conditions

The current Station Concourse layout and conditions are not user-friendly and are
negatively impacted by outdated programming/space requirements. See Figure E.1
for the existing plan. Despite the grandeur of the 50-foot-tall Central Hall, the
Station entrances are hidden under dimly lit exterior arcades. The interior circulation
inside the Station Concourse is equally difficult, resulting in confusing and crowded
paths to key transit access points. The Central Hall is inefficiently utilized, most
notably by an oversized Orange Line enclosure that occupies over half its floor
space. Many of the areas outside the enclosure are congested by food and
merchandise vendors, ticket machines, ATM machines, and large floor openings
around stairs. Signage and wayfinding is scattered, often obstructed, and not
intuitively located.

The existing waiting area is convenient to only two of the three Commuter
Rail/AMTRAK platforms, offers limited seating relative to its footprint and is
undersized to accommodate future growth in transit ridership. It has been the
subject of unsympathetic renovations, poor maintenance and deficient ventilation,
which have rendered it unfriendly and uncomfortable for customers. In addition, the
AMTRAK and Keolis ticketing windows are not centrally located and are hard to
locate for the unfamiliar user.

Station Concourse Improvements
E-2
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1.2

Station Concourse Improvements Underway

The Proponent has already assumed responsibility for daily Concourse cleaning,
maintenance, and supplementary security. The exterior concrete and masonry has
been powerwashed and the restoration of the exterior arches has begun. The
expansion and renovation of the restrooms began in January 2017 and is expected
to be complete by mid-2017. The new restrooms will provide a high quality
customer experience with durable, clean, and modern materials and fixtures (see
Figures E.11 & E.12).

Future Proposed Station Concourse Improvements

The renovation of the Station Concourse will respect and restore the original
architecture and increase the Concourse capacity, while improving the overall
customer experience. The renovation will also activate the Central Hall as a
destination and a civic space for the adjacent neighborhoods. See Figure E.2 for the
proposed plan and Figures E.7 — E.10 for renderings. Proposed design improvements
include:

> Relocated Station entrances will facilitate direct access to the renovated Central
Hall, the Orange Line and primary Commuter Rail and AMTRAK waiting areas.

> Key transit functions will be better served by increases in capacity of: entry/egress
doors, Orange Line access, Commuter Rail and AMTRAK waiting areas, and public
seating distributed in key locations throughout the Station Concourse.

> The Orange Line enclosure will be reduced in size and divided into two parts to
improve circulation through and across the Concourse. This will also make
circulation from Clarendon Street to the Orange Line more direct and reduce
congestion at fare gates.

> The new configuration of fare gates at the Orange Line elevator will increase
accessibility and shorten travel distance to and from Clarendon Street.

> The existing waiting area will be reconfigured and expanded to provide seating
and market hall style vendors. This design enables the area to continue to
function as a waiting area with a significant amount of public seating.

> Commuter Rail and AMTRAK ticketing functions will be relocated to a central and
visible location.

> MBTA functions such as MBTA Police, Operations Control Center, Customer
Service Agent, and Bus Operations will be positioned in appropriate locations and
provided with modern and functional offices or booths.

> New and rehabilitated finishes and new lighting will brighten the Concourse,
improving passenger comfort and safety.

> The new Concourse layout will reduce the clutter of signage pylons, kiosks and

ticket machines and facilitate access to ticketing, passenger information, and train
platforms.

Station Concourse Improvements
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> New wayfinding and passenger notification systems will provide visible,
convenient information on train departures and arrivals.

> The Pedal & Park facility will be expanded and relocated for ease of access by
users.

Increased Station Concourse Capacity

The proposed renovations will significantly increase the capacity of the Station
Concourse and better serve transit users now and in the future. See Figures E.3 - E.5.
The following are key metrics that demonstrate Station Concourse capacity
increases:

1. Doubling of entry doors (from 8 to 16 doors).

2. 67 percent increase in the number of Orange Line fare gates (from 9 to 15 gates).
3. Rationalization of circulation space.

4. Approximately 70 percent increase in public waiting area space.

5. Approximately 50 percent increase in seating area, plus approximately 100
additional seats in the redesigned former waiting area.

6. Approximately 290 percent increase in conditioned (heated/cooled) space
accessible for Station users.

7. Approximately 50 percent increase in bicycle parking.

A computer-based pedestrian circulation model was created to observe and analyze
the flow of pedestrians in the existing and the proposed Station Concourse. The
baseline for the pedestrian model was the careful collection of actual pedestrian
peak hour flows on a typical day®. Data on how people enter the Concourse, where
they go once inside and how they leave the Concourse was collected and modelled
in order to compare the existing with the new proposed pedestrian flows. This
process produced a qualitative assessment, which demonstrated that the proposed
renovation will improve pedestrian movement throughout the Concourse. There will
be less congestion at the Orange Line fare gates and smoother flow between
Commuter Rail and Orange Line platforms. The model included analysis of impacts
from proposed new retail uses on pedestrian movement.

Increased MBTA Orange Line Capacity

It is also anticipated that new Orange Line cars will be added to the rolling stock in
2019. With additional rolling stock it is anticipated that peak hour headways will be
reduced from the existing 6 minutes to 4.5 minutes, substantially decreasing transit
users’ wait time for trains and increasing Orange Line capacity. Please refer to
Section 4.10 for additional details on the transit analysis.

! Count data was collected at 23 different Concourse locations during morning and evening peak hours on September 10, 2015 and
was further calibrated with security camera video footage from the same time periods.
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1.2.2

1.2.3

1.24

1.25

Enhanced Waiting Areas

The Concourse Improvements will improve access to transit services and retail
amenities by moving the primary waiting area from the periphery of the Concourse
into the Central Hall fronting on Dartmouth Street. See Figure E.8. Additional seating
will be distributed throughout the Concourse and be located in convenient areas
near track access points. See Figure E.10. In response to public feedback and
concerns over the amount of waiting area, the Proponent has modified the
proposed renovation plan. Rather than becoming a new enclosed retail space, the
existing waiting area will remain open and permeable and be transformed into a
secondary waiting area with market hall-style vendors. This will create a dynamic
atmosphere while also providing a significant amount of additional seating. See
Figure E.4. As discussed below in Section 1.3.6, the renovation will also improve
thermal comfort for transit users in the waiting areas.

Exterior Streetscape Renovations

Renovations at the exterior of the Station Concourse will enliven the adjacent
streetscape, improve public safety by eliminating dark arcades, and strengthen the
vitality of the expanded Station Concourse retail program, by ensuring visibility from
the street. The Proponent is conscious of the importance of a quality streetscape
and adequate pedestrian circulation and sidewalk widths in front of the Station will
exceed BTD’s Complete Streets Guidelines. See Figure E.7.

Wayfinding and Station Signage

Current wayfinding, transit signage and train arrival/departure information is poorly
located and inconsistent, and is being re-evaluated with the Concourse
Improvements. The Proponent is working with the MBTA on a full review of
wayfinding signage, developing new ways to orient and provide direction for station
users, both with respect to Station services and to neighborhood destinations.
Multiple train arrival/departure boards will be provided at convenient locations
throughout the Station Concourse, allowing passengers quick, clear access to train
information. See Figures E.8 andE.9.

Public Art

Public art is an important consideration in the Station. The Station Concourse
renovation includes the relocation of the iconic A. Philip Randolph statue by artist
Tina Allen to a more prominent location in the center of the Central Hall waiting
area. See Figure E.8. The associated historic plaques will also be relocated.
Unfortunately, the Stephen Antonakos neon sculpture did not fare well in the harsh
Station environment and is significantly deteriorated, including many broken and
corroded components. It has been demounted and permanently stored. As part of
the Station Concourse Improvements, the Proponent will explore a new public art
program that may include a rotating program of interactive public art. An initial
installation was completed at the Station in Fall 2015 with the “Inside/Out” project
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1.2.6

1.2.7

1.3

from the artist JR. The project involved photographing and posting the faces of
dozens of Station users, creating an ephemeral visual record of the Station’s
constantly-evolving community.

Improved Thermal Comfort

Design features under consideration will improve thermal comfort in the waiting
areas of the Station Concourse. Because the Station Concourse is open to the
exterior at the track level, and was not constructed with a fully enclosed and
insulated building envelope, the Station Concourse level tends to be uncomfortably
cold in winter and hot in summer. Station Concourse Improvements include design
features intended to help mitigate temperature extremes, including overhead, high-
volume low speed fans for increased comfort in the summer and localized radiant
heating in waiting areas in the winter.

The passive and active features designed to improve thermal comfort in the
Concourse are illustrated in Figure E.6. These features are designed with the scope of
the Station West Parcel retail expansion in mind as described in Section 3.4.4.

Improved Station Ventilation and Air Quality

In a parallel to the Proponent’s work on the Station Concourse Improvements, the
MBTA is undertaking a track-level ventilation improvement project that will improve
air quality throughout the Station. Proposed improvements include adding doors
and pressurizing the stair/escalator connections from the Station Concourse to
Tracks 1/3 and 2 in order to restrict the movement of diesel exhaust from the
commuter rail trains at platform level up into the Station Concourse. In addition, the
ventilation project will include the rehabilitation and reactivation of existing system
components as well as the introduction of tunnel jet fans.

Community Outreach

On September 26, 2016, the MBTA held a public meeting to discuss the Station
Concourse and ventilation improvement projects. The presentation and the meeting
minutes from the September 26" meeting can be viewed on the MBTA website. At
the time of the meeting, the Concourse renovation was at the 30 percent design
level and the ventilation project was at the 15 percent design level. In collaboration
with the Proponent, this information was also presented at the October 6, 2016
Community Advisory Committee meeting. Both meetings offered opportunity for
public comment on the current condition and future improvements of the Station.
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