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March 30, 2016

Mr. Brian P. Golden, Director

Boston Redevelopment Authority

One City Hall Plaza, 9th Floor

Boston, Massachusetts 02201-1007

Re:
Seaport Square – Block M Project Update
Dear Director Golden:


I write on behalf of Boston Seaport M1&2 Land, LLC (the “Proponent”) to update you regarding the Block M development at Seaport Square, and to request a determination under Section 80A-6 of the Boston Zoning Code (the “Code”) that no further review is required on account of the project updates described in this letter.  
I.
Project Background
The Proponent owns contiguous parcels of land known as Blocks M1 and M2 (together, the “Site” or “Block M”) within the Seaport Square project (“Seaport Square”) located in the South Boston Waterfront District.  Block M, which was previously owned by MS Boston Seaport, L.L.C. (“MS Boston”), is one of twenty (20) lettered blocks comprising Seaport Square, which is generally bounded by Old Sleeper Street, Sleeper Street, Stillings Street, and Boston Wharf Road to the west; Northern Avenue and Seaport Boulevard to the north, East Service Road and B Street to the east, and Summer Street and property of various owners to the south.  Block M is bounded by East Service Road to the west, Seaport Boulevard to the north, B Street to the east and Congress Street to the south.

On September 21, 2010, the Boston Redevelopment Authority (“BRA”) approved an amendment to the Boston Zoning Maps to create Planned Development Area No. 78 and also approved a Development Plan for Planned Development Area No. 78, which was approved by the Boston Zoning Commission (the “Commission”) on October 13, 2010 and became effective on the same day (the “Original PDA”).  On November 15, 2012, the BRA approved the First Amendment to Development Plan for Planned Development Area No. 78, which was approved by the Commission on December 12, 2012 and became effective on December 20, 2012.  On December 5, 2013, the BRA approved the Second Amendment to Development Plan for Planned Development Area No. 78, which the Commission approved on January 8, 2014 and became effective on January 22, 2014.  On August 14, 2014, the BRA approved the Third Amendment to the Development Plan for Planned Development Area No. 78, which the Commission approved on September 3, 2014 and became effective on September 5, 2014.  On March 12, 2015, the BRA approved the Fourth Amendment to Development Plan for Planned Development Area No. 78, which the Commission approved on May 20, 2015 and became effective on May 22, 2015 (the “Fourth Amendment”).  On January 14, 2016, the BRA approved the Fifth Amendment to Development Plan for Planned Development Area No. 78, which the Commission approved on February 24, 2016 and is expected to become effective in March 2016 (the “Fifth Amendment”; the Original Development Plan, as amended by each of the First Amendment, Second Amendment, Third Amendment, Fourth Amendment and Fifth Amendment is referred to herein as the “Development Plan”).  The Sixth Amendment to Development Plan for Planned Development Area No. 78, which affects Block M, was filed with the BRA on December 31, 2015.  The Development Plan sets forth zoning controls which apply to the Site.

In accordance with Section 80B of the Code, MS Boston made all of the submissions required for Large Project Review of Seaport Square (such submittals and any votes, certifications and/or approvals issued by the BRA in response thereto, the “Article 80B Documents”), ending with the submittal of a Combined DPIR/DEIR (the “DPIR”) on November 30, 2009.  On April 14, 2010, the BRA issued a Request for Additional Materials, and on June 4, 2010 MS Boston filed the requested additional materials (the “Additional Materials”) with the BRA.  On September 21, 2010  (the “Seaport Square Approval Date”), the BRA authorized the Director to issue each of (a) a certification of compliance or partial certifications of compliance for Seaport Square upon the successful completion of the Article 80B Large Project review processes and (b) a certification of consistency or partial certifications of consistency for Seaport Square (or components thereof) under Article 80C of the Code when the Director finds that (i) a project is described adequately in the Development Plan, (ii) a project is consistent with the Development Plan, and (iii) the Development Plan has been approved by the BRA and the Zoning Commission in accordance with the applicable provisions of Section 3-1A.a and Section 80C of the Code.
The Article 80B Documents provide for the development of Seaport Square to include approximately 1,300,000 square feet of retail and entertainment uses, approximately 2,800,000 square feet of residential uses, approximately 1,300,000 square feet of office and research uses, approximately 500,000 square feet of hotel uses, and approximately 600,000 square feet of educational and cultural uses, as well as approximately 6,500 below‑grade parking spaces across Seaport Square.  

Since the Seaport Square Approval Date, (i) construction for the projects located on Blocks A, F, K, L-1 and Q of Seaport Square has been completed and construction on Blocks B, C, H, J and L-2 has commenced (such projects, collectively, the “Existing Projects”) and (ii) certain design aspects of the project contemplated by the Development Plan to be built on Block M (the “Project”) have been modified, as described in Section II below.  

II.
Updates to Project Programming & Design

Working with the BRA design staff, the Proponent has (i) modified the massing, architectural details and layout of the Project to accommodate additional residential uses while continuing to keep the total gross floor area of the Project at or below the 1,012,000 square foot maximum gross floor area allocated to the Site under the Development Plan, (ii) redesigned the Project to reallocate approximately 189,700 square feet of gross floor area permitted by the DPIR from retail/entertainment uses to residential uses, and (iii) designed the Project to include a total of approximately 560 lined parking spaces (which may be valet-serviced and/or stacked to meet on-site residential demand).  After construction of the redesigned Project and the Existing Projects are complete, approximately 875,000 square feet of gross floor area approved under the DPIR remains unbuilt and available for retail/entertainment uses by future projects on other blocks at Seaport Square, approximately 1,175,000 square feet of gross floor area approved under the DPIR remains unbuilt and available for residential uses by future projects on other blocks at Seaport Square, and approximately 5,200 parking spaces approved under the DPIR remain unbuilt and available for future projects on other blocks at Seaport Square.  The Project includes only residential and retail/entertainment uses and, as such, the modifications to the Project described herein do not impact the availability of gross floor area under the DPIR for non-residential and non- retail/entertainment uses at other Blocks within Seaport Square.

In addition, the following design changes have been made to the Project since the Seaport Square Approval Date:
A. M Way.  The pedestrian passageway referred to in the Development Plan and Article 80B Documents as “M Way” has been redesigned as shown on the plans attached hereto as Exhibits A and B.  Under the Development Plan and Article 80B Documents, M Way was anticipated to have a width of approximately 20 feet and to run from E. Service Road at the intersection of Autumn Lane to the Southeast corner of the Site at the intersection of B Street and Congress Street.  As redesigned, however, M Way has a width that varies between 42 and 35 feet and encompasses almost 20,000 square feet while maintaining an E. Service Road connection at Autumn Lane, angles to the northeast corner of the Site at B Street and Seaport Boulevard.  Such redesign was implemented to reinforce public connections to each of the Seaport Square green way and stairway and the nearby public plaza adjacent to the so-called Fidelity building.  The new layout of M Way also includes a centralized courtyard (the “Courtyard”), which, by breaking up Block M and creating a destination for the Seaport district, promotes public use and enhances pedestrian access.

In connection with the redesign of M Way, a mini-way or “galleria” was introduced mid-block on each of (i) B Street to maintain connection to east Congress Street and allow access to the Courtyard and (ii) Seaport Boulevard to create greater permeability to Block M from the north.  Such gallerias have been conceptually approved by the BRA design staff and the Boston Civic Design Commission.  As a result of the redesign of M Way, the south podium at Block M has filled in the space of the previous M Way location between the original profiles of blocks M1 & M2 shown in the Development Plan and Article 80B Documents.
B. Tower Alterations.  The Development Plan and Article 80B Documents anticipated that the Project would have two (2) towers with setbacks starting at an elevation of forty-two feet (42’) above grade.  Such setbacks were required to be at least sixty feet (60’) from B Street and eight feet (8’) from each of the property lines adjacent to Seaport Boulevard, E. Service Road and Congress Street.  As redesigned, the Project will contain three (3) towers with setbacks as shown on the plans attached hereto as Exhibits A and B.
IV.
Analysis of Impacts of Project Updates

In connection with the submittal of this letter, we have evaluated the impacts created by the proposed changes to the Project and have concluded as follows:

Traffic & Parking:  The redesigned Project, as described in this letter, (i) will not cause the total gross floor area allocated to any use at Seaport Square to exceed the total gross floor area permitted for such use at Seaport Square under the Article 80B Documents and (ii) will not cause the total parking spaces at Seaport Square to exceed the amount permitted under the Article 80B Documents.  As such, the redesigned Project does not create new traffic or parking impacts beyond those already contemplated by and described within the Article 80B Documents. 

Water/Sewer:  The redesigned Project will not cause the total gross floor area allocated to any use at Seaport Square to exceed the total gross floor area permitted for such use under the Article 80B Documents.  As such, the redesigned Project does not create new water/sewer impacts beyond those already contemplated by and described within the Article 80B Documents.
IV.
Conclusion


We believe that the updates to the Project described in this letter do not constitute a material change within the meaning of Section 80A-6 of the Code, and respectfully request a determination under Section 80A-6 that no further review is required on account of such updates.  

Thank you for your attention to this matter.  

Very truly yours,

David D. Wamester

Executive Vice President and Director
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