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The Boston Redevelopment Authority (“BRA” or “Authority”) is pleased to issue this
Request for Proposals (“RFP”) for the development of the former Winthrop Street parking
garage (“the Property”), located in downtown Boston. The BRA is offering this property on
behalf of the City of Boston (“the City"). The Property will be made available for
redevelopment under the provisions of either a fee simple conveyance or a long term ground
lease. The means and terms of the conveyance in either form will be negotiated among the
City, the BRA and the designated developer.
The preparation and submission of all development proposals in response to this RFP by any
person, group, or organization, is entirely at the expense of such person, group or
organization. All proposals must include at a minimum all the items specified in Chapter 7:
Submission Requirements. Interested parties can contact Edward C. O’Donnell, Director of
Real Estate, at (617) 9186225 or Mark Donahue, Deputy Director for Asset Management, at
(617) 9186230 with any questions regarding this RFP and disposition process.
All responses to this RFP, along with a submission fee of fifteen thousand dollars
($15,000.00), must be submitted no later than 12:00 noon on Thursday April 21, 2016 to:
Teresa Polhemus, Executive Director / Secretary
Boston Redevelopment Authority
One City Hall Square, Room 910
Boston, MA 022011007
Absolutely no responses will be accepted after this date and time. The BRA reserves
the right to reject any or all bids. The selection of a proponent is subject to approval by the
BRA Board.
Those respondents who submitted a response to the February, 2015 RFI with the
$15,000 fee will credited with that payment, should they decide to respond to the RFP.
All deliverables will become the property of the BRA.
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1.INTRODUCTION

The BRA is looking for a bold design in the development of 115 Winthrop Square, one that is
emblematic of the future of Boston’s downtown. 115 Winthrop Square (the “Property”), also
known as 115 Federal Street, is owned by the City of Boston (the “City”) and is currently
occupied by a vacant, dilapidated fourstory former parking garage. At the City’s request, the
BRA’s asset management staff has been maintaining the building since 2013.
On December 18, 2014, the BRA’s Board of Directors approved certain actions, including an
amendment to the April 24, 2007 Demonstration Project Plan for the Property allowing the BRA
to acquire the Property from the City, the opportunity to enter into a Memorandum of
Understanding with the City concerning the Property and the issuance of a Request for Interest
(“RFI”) for the purpose of soliciting ideas and plans for the redevelopment of the Property.
On or about June 3, 2015, the City filed an Order with the Boston City Council to declare surplus
the Property and to transfer the care, custody, management and control of the Property to the
City’s Public Facilities Commission (“PFC”). On or about December 9, 2015, the Boston City
Council adopted the Order. In a letter dated January 6, 2016, the BRA requested that the PFC
transfer the Property from the PFC to the BRA. It should be clearly noted that if the PFC
transfers the Property to the BRA, the proceeds from the disposition of the Property by the BRA
shall be governed by a Memorandum of Agreement (“MOA”) between the BRA and the City. In
short, all ‘net proceeds’ from the BRA’s sale or lease of the Property shall be the property of the
City. ‘Net proceeds’ shall be defined as the “sale price or any lease payments, minus the cost to
the Authority of advertising for proposals, analyzing the proposals with such staff and outside
experts that the Authority deems appropriate, the management, maintenance, and repair of the
Garage…,” and “any other necessary costs and expenses incurred in connection with disposal of
the Garage.”
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2. PROPERTY DESCRIPTION

The Property is currently occupied by a vacant former parking facility owned by the City of
Boston and located in the heart of the City’s traditional Financial District. Access to the
Property is restricted through boarding of all access points and fencing in the perimeter of the
existing building. With a footprint of just over one acre (approximately 47,738 square feet), the
Property is bounded by 75101 Federal Street to the north, 100 Summer Street to the south,
Devonshire Street to the west and Federal Street to the east. Federal Court, a private way, lies
between the Property and the existing land and building at 133 Federal Street.
The Property is well located, with major green space areas such as Post Office Square Park and
the Rose Kennedy Greenway nearby. Major retail and entertainment venues along the
Downtown Crossing Corridor are also located within a short walk of the Property. Access to
public transit is also excellent, with nearby South Station and Downtown Crossing offering
service to the Orange, Green and Red Lines for MBTA service, along with commuter rail and
Amtrak.
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3. DEVELOPMENT GOALS AND STANDARDS

3.1

GOALS OF THE RFP

As a follow up to the Board’s actions in December, 2014, the BRA issued the RFI on February
11, 2015 and made no representations or guarantees with respect to the selection process or
awarding of development rights and identifies several overarching goals, including “the
demonstration of an innovative economic development strategy; the dramatic enhancement of
the downtown public realm; and achievement as a model for sustainable development.”
On April 13, 2015, a total of eight (8) responses to the RFI were received. Proposed reuses of
the Property included in those eight responses ranged from all office uses, all residential uses and
others that included varying combinations of residential, hotel and office uses. Several of the
responses showed great care and thought to how best to activate the Property at ground level and
how best to incorporate these improvements into the public realm. A number of the proposals
also considered how the redevelopment of the Property might generate a revenue stream
sufficient to pay for an ambitious public benefits program.
The responses to the RFI and the ideas contained therein for the redevelopment of the Property
offer a valuable starting point for a more detailed discussion and analysis regarding the highest
and best use of the Property. For that reason, it is the desire of the BRA to use those ideas as part
of a more far reaching Request for Proposals (“RFP”) process. 
It should be noted that while
be a requirement
the quality of the eight respondents to the RFI was very high, it will 
not
of responding to the RFP that one previously must have responded to the RFI. In short,
this RFP is open to all interested parties.
In issuing this RFP, it will be the goal of the BRA to analyze proposed uses for the Property as
they relate to current and anticipated future market conditions. Moreover, responses to this RFP
will be considered as they relate to BRA and City initiatives, such as Imagine Boston 2030 and
evolving transportation and infrastructure models. Additional elements such as financial
capacity and planned pipeline projects that might affect a developer’s ability to undertake this
complex project in a timely manner can also be considered.
The pivotal location of the Property presents the opportunity to create a project of significance
with a mix of uses that will further anchor the financial district. Consistent with those stated in
the February, 2015 RFI, there are several major goals within this RFP that will define the success
of this development opportunity: (
1) The demonstration of an innovative economic
development strategy; (2) The dramatic enhancement of the downtown public realm; and
(3) Achievement as a model for sustainable development.
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In addition, those responding to this RFP will also be expected to make a compelling argument
as to how their proposal will best (1) catalyze new economic growth, including
redevelopment

and new development in the downtown area and in surrounding business districts, encouraged by
an eighteen hour a day vitality; (2) reinforce the physical, social, and economic fabric of the
downtown area by replacing an outmoded and decrepit structure with a project that provides
highquality architecture and urban design, creates community facilities and public gathering
spaces, enhances physical connections and creates an integrated and active urban environment,
lays the groundwork for longterm economic benefits for the City in the downtown area, while
also extending those benefits into the neighborhoods of the City; (3) build a highly sustainable
development employing the principles and best practices of Sustainability and Green Building
design to maximize the social, economic and environmental sustainability of the project and to
minimize project related environmental impacts and energy consumption; (4) create a successful
transitoriented development by providing a mix of uses, appropriate parking ratios, a strong
pedestrian environment, mobility options (e.g., bicycling), safe and easy access to transit, and
urban design that is fitting to the area; and (5) maximize the value of the Property as an
economic development asset for the City. The value is based on the parcel’s size, the projected
density and uses within the proposed redevelopment, its favorable location within Boston, and its
proximity to transportation infrastructure and significant economic engines.
Finally, utilization of the RFP process will provide a better opportunity for an open and
transparent review process, with all responses readily available to the public via access through
the BRA website, and the chance for the public to offer comment on each RFP response online,
in person and through written reaction and through scheduled public meetings where the public
will be encouraged to attend and provide comments.
It is acknowledged that time is of the essence in issuing the RFP and in considering the
anticipated responses in reflection of market conditions.
The BRA, through issuance of this RFP and in accordance with the terms and conditions
described herein, seeks to identify and engage interested and able proponents and, through due
process, select a proponent with the financial and technical capacity to redevelop the Property all
in a manner consistent with the BRA’s mission to promote economic development and growth in
the City of Boston. This development opportunity is being offered as a means of lending further
impetus to the City's efforts to stimulate the revitalization of Boston's downtown.
Proponents who submit a response to the RFP shall include therein a description of the proposed
redevelopment of the Property. Responses shall include a narrative describing the proposed uses
for the Property and an estimate of the total area, either on its own or in connection with adjacent
property(ies), measured in square feet, to be allocated to each respective use.
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A demonstration of the merits and feasibility of the proposed redevelopment as well as the
proponent’s technical and financial resources, including the means to execute the project and to
pay fair market rent, or purchase price, for use of the real estate, should also be provided. Any
and all financial information must be submitted under separate cover.
If, pursuant to this RFP process, a proponent is selected, the selected proponent may be awarded
the development rights pursuant to a vote of the BRA Board of Directors (and thereby be
designated as the “Tentative Developer”). The tentatively designated developer is solely
responsible for obtaining all required permitting including but not limited to, Article 80 of the
Boston Zoning Code (the Code”), and all local, State, and Federal permits.
3.2

REGULATORY AND ZONING CONTEXT

The zoning for the Property includes a set of regulations found in the underlying requirements of
the Base Code, as well as provisions included in two overlay districts. The use regulations
applicable to the Property, contained in Article 8 of the Code, allow for a wide range of uses,
including, but not limited to, multifamily residential, office, hotel, and retail uses. The Property
is also subject to applicable zoning regulations and ordinances. Other considerations to be aware
of include, but are not limited to:
Legislative acts protecting the Boston Common and the Boston Public Garden, namely Chapter
362 of the Massachusetts Act of 1990 and Chapter 384 of the Massachusetts Act of 1992; and
Proposals of significant height will trigger formal review of the Federal Aviation
Administration; and
Downtown Parking Freeze Provisions relative to commercial parking spaces, if applicable; and
The Property has been used as a commercial parking garage since the 1950s. The designated
developer will be responsible for meeting all necessary environmental regulations and assume
any and all liability for any environmental cleanup, pursuant to Chapter 21E of the
Massachusetts General Laws. This site will be conveyed, either through a fee simple transaction
or a long term ground lease, in an “as is’ condition.
Article 37 establishes Green Building standards as follows:
Any major building project be planned, designed, constructed, and managed to minimize adverse
environmental impacts; to conserve natural resources; to promote sustainable development; and
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to enhance the quality of life in Boston. Any Proposed Project subject to the provisions of this
article shall be LEED Certifiable under the most appropriate LEED building rating system.
Note
: This RFP includes additional specific Green Building requirements.
3.3

SUBMISSION TIMELINE & REQUIREMENTS

This RFP will be made available beginning on March 9, 2016 on the BRA’s website at
http://www.bostonredevelopmentauthority.org/workwiththebra/rfpsrfqsbids
and at the Office
of the Executive Director/Secretary, Boston Redevelopment Authority, One City Hall Square,
Room 910, Boston, MA 022011007.
All responses to this RFP, along with a submission fee of fifteen thousand dollars ($15,000.00),
must be submitted no later than 12:00 noon on Thursday, April 21, 2016 to:
Teresa Polhemus, Executive Director / Secretary
Boston Redevelopment Authority
One City Hall Square, Room 910
Boston, MA 022011007
Absolutely no responses will be accepted after this date and time. The BRA reserves the right to
reject any or all bids. The selection of a proponent is subject to approval by the BRA Board.
Those respondents who submitted a response to the February, 2015 RFI with the $15,000
fee will be credited for that prior payment, should they decide to respond to the RFP.
All deliverables will become the property of the BRA.
3.4

MISCELLANEOUS

The site plans distributed with this RFP show the general boundaries of the Property, existing
public ways and easements. The BRA makes no representations or warranties as to the
completeness or accuracy of the property information contained in this RFP. Respondents are
responsible for independently verifying all such information including any underground utilities
and related easements.

Respondents are responsible for making their own determination of existing site conditions and
conducting their own environmental investigation of the Property and the surrounding area, and
the designated developer (s) will be required to assume all responsibility for site conditions,
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including costs pursuant to the proposed disposition. Development Proposals submitted in
response to this RFP will be subject to the provisions of the City of Boston zoning and building
regulations and procedures, as well as applicable State (including without limitation M.G.L.
Chapter 30, Sections 61 and 62) and City environmental reviews, the Boston Residents
Construction Employment Standards which implement the Boston Residents Jobs Policy, and
any other applicable City policies.

The preparation and submission of all proposals by any person, group, or organization is entirely
at the expense of such person, group, or organization. The designated developer shall be
responsible for any and all costs incurred in connection with the planning and development of
the Property. The BRA and the City of Boston shall not be liable for any such costs nor shall be
required to reimburse the developer for such costs.

All parties intending to respond to this RFP must register at:
http://www.bostonredevelopmentauthority.org/workwiththebra/rfpsrfqsbids/rfplistingpage?
=78
Only registered proponents will receive updates, notices and addenda.
This RFP and all responses accepted as a result are deemed nonbinding in nature. The BRA
makes no representations or guarantees with respect to the selection process or awarding of
development rights. The BRA reserves all rights including its right to withdraw from the RFP or
selection process or subsequent negotiations at any time, with or without cause and at the BRA’s
sole discretion. In such an event, the BRA shall not be liable for costs or expenses incurred by
proponents or other interested parties relating to this RFP or any responses prepared in
conjunction therewith.
If any party responding to the RFP is represented by a real estate broker, currently licensed by
the Commonwealth of Massachusetts, any and all fees payable to the broker shall be the sole
responsibility of that party responding to the RFP. The BRA will not pay a real estate
commission to a procuring broker.
The inclusion of certified Minority Business Enterprises (“MBEs”), Women Business
Enterprises (“WBEs”) and Disadvantaged Business Enterprises (“DBEs”), is strongly
encouraged. Parties responding to this RFP should identify members of the development team
that meet the standards of MBEs, WBEs or DBEs and clearly state their roles and responsibilities
as part of the development team.
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The successful respondent to this RFP will certify their policy of nondiscrimination based upon
race, color, gender, sex, religion, creed, national origin, age being greater than forty years, sexual
orientation, gender expression and identity, handicap, disability, genetic information or veteran’s
status.
All questions of a procedural nature regarding this RFP should be directed in writing to:
Edward C. O’Donnell
Director of Real Estate
Boston Redevelopment Authority
One City Hall Square
Boston, MA 022011007
Ed.o’donnell@boston.gov
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4. URBAN DESIGN GUIDELINES
The City is looking for a bold design that is emblematic of the future of Boston’s downtown. The
following guidelines are intended to stimulate creative thinking by the team of proponents and
not to impose rigid rules that might stifle creative expression. Achieving these objectives is
crucial for the successful development of the Site and for integrating the project with the urban
fabric of the Financial District. While it is hoped that the proposed building will be one of the
most notable structures within Boston's downtown skyline, the City expects the building to
function physically and aesthetically as a working part of the local urban system. The era in
which a building is designed is also an integral aspect of its context. Therefore, the design for the
Site shall acknowledge and express the bold, forwardlooking, creative spirit for which Boston is
known. Robust urban design rationales shall accompany all proposals to illustrate and underscore
the decisions made regarding all choices concerning the criteria listed herein.
4.1 Architecture and Building Form
1. The proposed building should be an iconic structure. The building must contribute
substantially to the image of downtown Boston's skyline.
2. The building must provide new, longterm vitality for the public realm in this part of the
Financial District.
3. The building must be expressive of Boston's longstanding reputation as a center of
innovation.
4. The building and its architecture should express the bold, forwardlooking, creative,
inventive, and technological spirit of Boston.
5. The building must not only become an architectural icon for the City, but must also
define a new building type for Boston that combines public spaces and private uses,
integrates innovative building technologies and systems that promote sustainability, and
brings the public realm in unique ways to multiple levels in the building.
6. The highest quality materials and detailing should be evident throughout the building’s
design.
7. Mechanical equipment and ventilation openings should be inconspicuously screened.
4.2 Building Massing, Height, and Street Wall Approach
1. Though no specific height limit applies to the proposal, the City expects submissions up
to 725 feet, in accordance with maximum height allowed by the FAA on this site.
2. The building's massing shall enhance the composition of surrounding buildings, and
express its pivotal location in the heart of the Financial District.
3. A decidedly civic character of the building must be expressed, especially at the ground
level, where the building meets the public life of the City. Appropriate setbacks shall be
provided, to allow for a comfortable and lively pedestrian and retail environment.
Frequent entrances, transparent facades, generous storefront display windows, and
attractive building materials should be incorporated into the design.

9

4. At its base, the building shall reinforce the street walls along Devonshire and Federal
Streets. On Devonshire Street, where the street wall is irregular, the building shall create
effective transitions to the facades of the existing buildings.
5. The base of the building shall conform to the general massing in the district.
6. The location of the Site within the cluster of downtown Boston's tall buildings (
i.e.
, 100
Federal, 75101 Federal Street, The Landmark at 160 Federal, 100 Summer Street, and
One Federal) and in alignment with the ‘High Spine’ creates the opportunity to make the
project an additional organizing element for the City’s downtown skyline.
4.3 Building Uses
1. The building should include multilevel and multiuse civic spaces, in the interest of
expanding the public realm and strongly encouraging public access. These spaces should
be programmed to create important and unique destinations, bringing new life and energy
to this part of the Financial District.
2. The base, middle, and top levels of the building should ideally include public uses and
spaces, including an observation deck or equivalent public use within the top third of the
building that will provide 360degree views.
3. The ground floor shall be devoted to active uses – 
i.e.
, lobbies and retail shops, cafes,
restaurants, and the like – with minimal space given to access for parking and loading
facilities.
4. A mixeduse project is encouraged, with the inherent flexibility to accommodate a variety
of outcomes. The redeveloper is encouraged to explore an array of uses and programs,
including, but not limited to, residential, commercial office, hotel, retail,
community/cultural uses, and space for the tech and innovation sectors, including green
jobs.
5. The service docks and any parking spaces included in the program shall be internal to the
Site and located below grade, with all service maneuvering accommodated off of the
public streets.
4.4 Site Design, Pedestrian and Vehicular Circulation and Connectivity
1. The building should function physically and aesthetically as a working part of the urban
systems of pedestrian and vehicular circulation, street and block pattern, and organization
of street level activities.
2. The ground floor of the proposed building shall facilitate throughblock connections from
the pedestrian pathways surrounding the block to allow for easy pedestrian flow in all
directions. The building shall include a direct pedestrian passage through the lobby. If
possible, the building should include a direct pedestrian passage through the lobby with
unobstructed views from Federal Street to Devonshire Street.
3. The pedestrian passages through the building shall improve important connections within
the downtown open space system, particularly facilitating the ease of pedestrian
movement between the Rose Kennedy Greenway, the park at Winthrop Square, and the
Leventhal Park at Post Office Square.
4. The creation of a new open, green, and/or public gathering space should be considered.
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5. The sense of space within Winthrop Square shall be enhanced.
6. The main entrances to the building shall be located on both Devonshire and Federal
Streets. The Devonshire Street entrance shall be located opposite the diagonal path
through the park at Winthrop Square leading to Winthrop Lane and thence to 101 Arch
Street and the Downtown Crossing retail stores. The Federal Street entrance shall be
opposite the intersection of Federal Court and Federal Street.
7. The entrances to any parking and loading facilities should be located on Federal
Court/Milton Place loop and include wellconsidered pedestrian accommodations.
4.5 Streetscape and Landscaping Elements
1. The project shall provide an enhanced streetscape network, including landscaped
sidewalks, attractive street lighting, street furniture, bicycle accommodations, and
enhanced paving.
2. The project shall incorporate the use of landscaping materials and surface treatments to
delineate and enhance pedestrian and bicycle areas, consistent with the best practices
found elsewhere in downtown.
3. Attractive and wellmaintained plantings shall be provided throughout the Site. The use
of plantings that are appropriate to the region and to all seasons, which require little or no
irrigation, is encouraged.
4. The proposal shall promote bicycle use in general and explore the inclusion of
accommodating a Hubway station onsite. The redeveloper must follow best practices for
bicycle accommodation, including the provision of ample bicycle racks and storage.
4.6 Vehicular Access and Parking
1. Any onsite parking component must incorporate innovative parking strategies, including
but not limited to the following: shared parking; a layout and circulation pattern designed
to accommodate future autonomous vehicle use; the construction of parking garage
components in such a manner that they might be converted to other future uses in the
future; and fully automated parking.
2. It is possible to propose an essentially zeroparking building in this location. There is no
minimum parking requirement for the Site.
3. Any offstreet parking shall be provided to serve accessory uses only, following the
Boston Transportation Department’s current maximum parking ratios. Consultation with
the City’s Air Pollution Control Commission (APCC) on permitting and review
procedures is also required of all proposals that include an offstreet parking component.
4. For any onsite parking component, dedicated and prioritized parking spaces for
publiclyaccessible shared vehicles (such as Zipcar) is required.
5. The proposal must incorporate Transportation Demand Management strategies to
discourage the use of personal vehicles.
6. All service and loading facilities should be accommodated internally onsite and
strategically designed to prevent maneuvering within the public way.

11

4.7 Sustainable Development and Green Building
1. The proposal must incorporate a comprehensive approach to sustainability that
acknowledges the impact of the building within a much larger context beyond the Site.
2. The design of the building should aspire to exceed City zoning requirements (found in
Article 37 of the Boston Zoning Code) for green building standards. While it is required
that the project achieve USGBC Certification Equivalence at the LEED Gold level, it is
expected that that the project achieve USGBC Certification Equivalence at the LEED
Platinum level and beyond. The building should become a model for sustainable
development and green building, following the notion that a transitoriented, healthy, and
energyefficient building will result in reduced building and transportationbased
pollution and carbon emissions impacts.
3. Specific Green Building strategies that should be explored include:
a. Healthy Indoor Environments
b. Active and Healthy Living Strategies
c. High Efficiency Building Envelopes
d. High Performance Equipment
e. Onsite Renewable and Clean Energy
f. Resilient Building Strategies
g. Distributed Energy Systems
h. Urban Heat Island Reduction Strategies
i. Stormwater Management and Green Streets
j. Sustainable Landscaping
k. Transportation Demand Management Strategies
4.8 Other Environmental Impacts
1. The minimization of wind and shadow impacts on pedestrians at street level and sensitive
areas including the Boston Common, the Boston Public Garden, and the Rose Kennedy
Greenway, must be integral to the design of the building. Each team must be aware of
Chapter 364 of the Massachusetts Act of 1990 and Chapter 384 of the Massachusetts Act
of 1992 governing new shadows on the Boston Common and Boston Public Garden.
2. Each development team must use its own discretion in determining the impact of the
FAA guidelines on their proposal.
3. The designated development team will be required to follow the Article 80, Large Project
Review, of the Boston Zoning Code ("Article 80"). All environmental impacts will be
identified and addressed during the Article 80 process.
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5. SELECTION CRITERIA & PROCESS
All Proposals will be reviewed for compliance with, and are subject to, the criteria, procedures,
submission requirements, and development objectives and urban design guidelines outlined in
this RFP. The BRA may request additional information from any or all respondents. As in the
case of all RFPs, the BRA reserves the right to reject any or all Proposals for any reason or no
reason.

5.1

SELECTION CRITERIA

All Proposals will be evaluated to the extent that they meet the following criteria. All proposals
will be evaluated according to a set of standards demonstrating experience and capacity and
classified as either a.) Highly Advantageous; b.) Advantageous; c.) Not Advantageous; or d.)
Unacceptable. A copy of that Evaluation Matrix is included herein as part of this RFP.
The most advantageous proposal from a responsive and responsible proposer, taking into
consideration all evaluation criteria set forth within RFP, will be selected.
All proposals must conform substantially to the submission requirements outlined in
Respondents are encouraged to submit evidence supporting the viability of the proposal as
evaluated by these criteria, beyond the required information outlined in Chapter 7: Submission
Requirements
.
The extent to which the proposal fulfills the Development Goals described in Section 3, the
Urban Use & Design Guidelines described in Section 4 and the following:
The extent to which the proposal complies with all of the submission requirements
described in Chapter 7: Submission Requirements
.
● Evidence that the respondent has the capability, experience, and financing to undertake
and successfully complete the project within a reasonable period of time and to fulfill the
business terms of this RFP.
● The extent to which the respondent can demonstrate a positive track record of working in
Boston and/or comparable urban areas and in general, and a track record of completing
and successfully operating projects comparable to the proposed project.
●
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●

●
●
●
●
●
●

●

●

●

5.2

All members of development teams should be able to demonstrate appropriate
qualifications for their respective roles. Particular emphasis should be placed on the
participation of WBE/MBE/DBEs as members of the development team.
The ability of the team to plan and realize the development schedule within a reasonable
period of time.
Financial feasibility of the proposed project(s), as documented by development and
operating pro forma(s).
Demonstrated commitment and experience to Sustainable Development and Green
Building.
Demonstration that the proposal was or will gain public support.
Any special features which go beyond the minimum criteria for development and which
strengthen the project as a whole will be taken into account.
Certification that the respondent has no unresolved Boston Jobs Policies (See Appendix
VIII) issues or violations. The respondent must obtain certification from the BRA
Compliance Department and the City of Boston.
Documentation that the respondent and all affiliates thereof have no outstanding property
tax delinquency owed to the City of Boston; no outstanding sanitary code violations
documented by the Inspectional Services Department on properties owned by the
respondent; and no record of conviction for arson, as certified in the Disclosure Statement
(Appendix X).
Absence of any violations or issues pending before any federal, state, or local
instrumentality as certified in the Certificate of Tax, Employment Security, and Contract
Compliance (Appendix XI).
For Proposal that include a housing component, certification that the respondent has no
unresolved fair housing complaints. The respondent must obtain certification from the
Boston Fair Housing Commission (Appendix XII).

SELECTION PROCESS

All proposals must conform substantially to the submission requirements outlined in this RFP.
Responsiveness to the RFP will be judged by the completeness of the submission, based upon the
information required and stipulated in “Section 7. Submission Requirements”. At any time,
including after the submission deadline, the BRA may request any additional information from
any respondent. The selection process may to involve more than one stage of review before final
selection is made. A selection committee gathered by the BRA will make the final
recommendation to the BRA Director and the Board. This selection committee may avail itself
of the expertise of external advisors from a cross section of development related fields.
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After receipt of the proposals, the selection committee is expected to interview respondents,
during which time such respondents will have the opportunity to present their plans and more
fully present their qualifications and respond to questions. Based upon these interviews, the
selection committee may choose to further interview any or all of the respondents. The selection
committee may further determine whether any additional information is required towards
assisting them toward a final recommendation.
One or more public meeting(s) are expected to be scheduled for qualified respondents to present
their proposal to the Selection Committee and interested members of the public for input.
Development teams submitting proposals may be invited to make formal presentations to the
BRA and the public during the initial phase of the selection process. If necessary, after all
proposals have been reviewed by the BRA, the BRA may select a finalist or finalists who will
further develop their proposal(s).
Rule of Award/Tentative Designation
The BRA will recommend tentative designation to the respondent whose proposal best meets the
development and urban design objectives and the submission requirements listed in this RFP.
The selection of the designated developer is subject to the approval of the BRA Board of
Directors according to this expected process: tentative designation will specify a limited time
frame in which the designated developer must submit the following items in a form and
substance that is satisfactory to the BRA Director and the BRA Board; (i) final working
drawings and specifications; (ii) firm financial commitments, including debt and equity, for all
elements of the project; (iii) a development schedule. If the designated developer fails to meet all
of the aforementioned terms and conditions satisfactorily and the final designation has not been
granted within the time frame stipulated in the tentative designation, the tentative designation
will be automatically rescinded and the BRA reserves the right to pick one of the other finalists.
The BRA shall not be liable to the designated developer for any costs associated with the
Property or required to reimburse the developer for such costs in any respect.
As a condition of the designation, the designated developer will initiate and complete the process
outlined in Article 80B of the code, Large Project Review, within one hundred and eighty (180)
days from the date of that designation by the BRA Board.The designated developer and the
BRA, acting on behalf of the City, will enter into one or more appropriate agreements containing
the general conditions for final designation and conveyance, whether through a fee simple
transaction or via a long term ground lease. The BRA will also enter into a License Agreement
(with no fee) with the designated developer, who may thereafter, and subject to the terms of such
License Agreement, conduct soil testing, survey and geotechnical investigation, site preparation,
and all related predevelopment activities associated with the planning and development of the
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Project Site. Copies of all surveys, reports, title materials, and other property information shall
be provided to the BRA at no cost.
Final Designation and Leasing
Authorization to execute a fee simple conveyance or Ground Lease will be granted upon the
designated developer’s satisfactory completion of all terms and conditions of the Lease
Commencement Agreement, e.g. granting of any requested zoning relief, approval of the
proposed project through the Article 80 process, securing of financing, granting of building
permits, and the BRA Board’s vote of final designation. The Director of the BRA, acting on
behalf of the City, will be authorized to execute and deliver a deed or Ground Lease of the
Property to the developer, containing such terms and conditions as are acceptable to the BRA.
The deed or Ground Lease will supersede the Lease Commencement Agreement and the License
Agreement.

If the designated developer has not met the specified conditions and the necessary agreements
have not been executed within 270days from the date of the tentative designation, the tentative
designation and Lease Commencement Agreement may be rescinded without prejudice and
without further action by the BRA Board.
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6. SALE/LEASE TERMS

The BRA shall enter into a conveyance agreement either through a fee simple transaction or a
long term Ground Lease with the designated developer. If the former, the conveyance price shall
be determined as a result of one or more valuations done by a professional appraiser(s) licensed
by the Commonwealth of Massachusetts to determine the fair market value of the Property once
all required entitlements are in place. If the latter, the initial term of the Ground Lease shall be a
minimum price per gross square foot of floor area (as defined in Article 2A of the Boston Zoning
Code and reflective of comparable Ground Lease agreements in the Boston area. Thereafter, the
fixed rent shall escalate every five years at a rate determined by the cumulative Consumer Price
Index (“CPI”) increase for the preceding fiveyear period.
Payment of rent will commence upon execution of the Ground Lease but may involve some
deferral of rent (e.g., rent could accrue but payment would be deferred until the developer is
granted a Certificate of Occupancy).
The BRA is committed to working with an appointed Impact Advisory Group ("IAG") to
determine the types of community benefits that could potentially be derived from the
development project. Neighborhood priorities will be determined with the input of a
communitybased advisory body.
The land and improvements will be assessed and taxed by the City of Boston under normal real
estate taxation procedures in accordance with Chapter 59 of the Massachusetts General Laws
M.G.L. The abovereferenced Ground Lease will require the developer to be responsible for
paying applicable taxes and fees as well as the fixed rent. All other material terms and
conditions of the Ground Lease will be negotiated following tentative designation of a developer
within the time period specified in the tentative designation resolution.
When improvements are completed in compliance with the Ground Lease or conveyance
documents and according to the approved final working drawings and specifications and the
developer has complied with all applicable agreements with the BRA and other City of Boston
agencies, the BRA will issue a Certificate of Completion signifying that the project has been
undertaken in compliance with all agreements between the BRA and the developer.
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7. SUBMISSION REQUIREMENTS

Respondents must submit sealed Proposal to the BRA Executive Director/Secretary, BRA, Room
910, Boston City Hall, One City Hall Square, Boston, Massachusetts 02201, 
no later than
Thursday, April 21, 2016, at 12:00 noon. Proposal received after the deadline will not be
accepted.
Applicants should be aware of the following timeline:
§
W
 ednesday, March 9, 2016: Issuance of RFP
§
W
 ednesday, March 30, 2016: Respondents’ prebid conference  BRA Board Room
§
T
 hursday, April 21, 2016: Proposals due
th
th
§
W
 eeks of May1st, 8and 15
: Developer Presentations
nd
th
§
W
 eeks of May 22and 29
: Requests for Additional Information (if necessary)

§
June BRA Board meeting; Respondent selection/Tentative Designation
There is one (1) fee associated with this RFP: Submittal of RFP Response Fee. The
submission fee is in the amount of Fifteen Thousand Dollars ($15,000) via a money order,
Treasurer’s check or certified check, drawn in the order of or assigned to the Boston
Redevelopment Authority and must be included with the response by no later than the noon
deadline on April 21, 2016. Those Respondents to the RFI who included their original
submission fee of $15,000 will be credited with that amount.
Respondents must submit twenty five (25) sealed copies and one (1) original of the
Development and Design Submission. Five (5) sealed copies and one (1) original of the
Financial Submission must be provided under separate cover from the Development and
Design Submission.
Appendix II
provides a reference in order to ensure that all required elements are included. The

Submission Checklist should be included in the proposal.

7.1

DEVELOPMENT AND DESIGN SUBMISSION

18

All Proposal must contain a Development and Design Submission with the information and
items listed below, although respondents are free to organize this information in ways other than
suggested. If it is not possible to provide a given item or piece of information, the proposal
should substitute an explanation of why this is the case.

7.2

DEVELOPMENT TEAM

Provide a letter of interest signed by the principal(s) of the development team that identifies
and describes the following:
§
T
 he development team, including the developer(s), attorney, architect, engineer, contractor,
marketing agent/broker, management company and other consultants and entities. Indicate
whether any of the individuals or businesses is a minorityowned or womanowned business.
Describe the nature of any participation by communitybased and/or minority investors,
developers, and other entities. For joint ventures, provide a copy of the Partnership
Agreement, Limited Liability Company Operating Agreement, or any similar agreement
detailing the authority and participation of all parties. A chief contact person for each entity
should be listed.
§
A
 description of qualifications, experience, and relevant background information of all team
members. This should include a description of functional relations among team members, in
particular the principal owner, partners (if any), and the project manager and/or development
consultants.
7.3

DEVELOPMENT CONCEPT AND PROGRAM

Describe the development concept and use program for the proposed development including but
not limited to the following:
§
A
 description of the proposed development program, including a tabulation of gross and net
square footage of each development type (i.e. retail, office, residential, hotel etc.) or project
component; a description of the types of commercial spaces proposed (e.g. intended use or user,
breakdown of leasable spaces by size, etc.); number of parking spaces by project component;
and totals for the complete project.
§
If more than a single structure is proposed, a listing and description of each proposed
building, including overall building dimensions and gross and net square footage.
§
A
 description of the planned phasing (if any) of the project development.
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§
A
 n explanation of the underlying rationale for the program as a whole, for the mix of
development types, and for the proposed phasing, and an explanation of how the proposed
project responds to the development goals of this RFP. Note that more specific information
requests corresponding to the development objectives are listed below.
§
In the case of Proposal that exceed the dimensional regulations established in either Article
27D, the Downtown IPOD, or in the background zoning (whichever may apply at the time of
submission) an explanation of the rationale for the scale and density of the proposed project, as
well as a discussion of the required zoning relief and any zoning amendments or variances that
would be required for the proposed development.
Economic Development Strategy
Provide a complete description of the Economic Development Strategy for the proposed
development including but not limited to the following:
§
A
 n explanation of the role that the project will play in strengthening the downtown and
Citywide economy and creating connections to the larger regional economy.
§
A
 description of the types of commercial users the project includes or is targeting, the market
research performed to ascertain the viability of the proposed project, and the features of the
project that support the goal of attracting the target tenants. Note that the Financial Submission
requires further detail on the market research performed.
§
A
 n explanation of the project’s ability to accommodate a range of uses, as well as businesses
of a variety of sizes and lifecycle stages, and to remain adaptable and economically viable over
time.
§
T
 he estimated number of construction jobs that will be created and the basis for the estimate.
§
T
 he estimated number of new permanent fulltime and parttime jobs that will be created and
the basis for the estimate.
§
A
 description of possible and intended strategies for achieving the City’s goals related to
employment in all phases of the project.
§
A
 description of the development team’s history of meeting hiring and training goals.
§
A
 description of potential business partnerships and goods and services contracts available
before, during, and after construction, including the estimated amount of such contracts.
§
A
 description of possible and intended strategies for achieving the community goals related to
business development and subcontracts.
§
A
 n explanation of other features of the development that will yield longterm opportunities and
benefits for local businesses, e.g. an onsite incubator, capacitybuilding assistance for potential
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contractors and suppliers, preferential treatment for local retail businesses operating within the
development, assistance obtaining surety bonds, etc.

7.4

DESIGN

Urban Design
The respondent should provide Urban Design materials as indicated below and / or as
appropriate to ensuring clarity:
§
P
resentation boards of 32" x 40" showing the site plan, key diagrams and illustrations, and
other drawings deemed necessary to convey the quality of the Proposal. A maximum of four (4)
boards will be allowed.
§
A
 rchitectural drawings at a scale of 1" = 40' for the site plan and for plans, sections and
elevations is suggested; and, other drawings and illustrations at the appropriate scale.
§
11" x 17" hard copies of all design submission materials, one each paired with the text
submission requirements outlined elsewhere.
§
300 DPI JPEG versions of all design submission materials.
§
D
 igital 3D model showing building massing with the context of the site. See Appendix for
more information.
§
A
 ll materials should include a graphic scale.
The Development and Design Submission should include, at a minimum, the following plans,
drawings, diagrams and illustrations:
§
A
 neighborhood plan showing the Project Site, building footprints, street names, and existing
buildings on the neighboring sites.
§
A
 site plan showing building footprints and location of all site improvements including open
space, curbside uses, pedestrian and vehicular circulation, and the organization of functions and
open spaces.
§
C
 oncept diagrams and illustrations depicting the proposed development and showing how the
proposal captures the essence and details of the urban design guidelines and incorporates the
urban design guidelines into the development proposal.
§
A
 written description of how the proposed development plan successfully interprets the urban
design guidelines.
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§
D
 iagrams and illustrations of proposed improvements to existing pedestrian and bicycle realm
including connections to transit facilities, the local street network, and existing and planned
pedestrian/bicycle trails.
§
C
 irculation plan (at appropriate scale) showing vehicular circulation for passenger and service
vehicles, as well as locations, types, and numbers of parking spaces.
§
A
 rchitectural elevations depicting the façades, architectural details, massing, height, and
notations of proposed materials for key building elevations but no less than one elevation for
each primary facade.
§
C
 onceptual designs and schematic floor plans, showing ground floor and typical upper
floor(s).
§
S
treet context elevations (at appropriate scale) showing the relationships of the proposal to the
massing and building height of adjacent buildings. This street context drawing may combine
drawings with photographs in any manner that clearly depicts the relationship of the new
building to existing buildings.
§
P
erspective drawings drawn at eyelevel and bird’s eyelevel showing the project in the
context of the surrounding area.
§
D
 igital 3D Model. A 3D printed model at the scale of 1”:40’ for comparative analytics use
in the BRA’s Downtown Model is required; an offwhite color is suggested.

Sustainable Development
A description of how the project incorporates sustainable design and green building principles,
technologies, and practices. Proposal should include the appropriate LEED Project Checklist(s)
detailing the anticipated design features and LEED credits and an appropriate narrative
description of anticipated green building features. Proposal should also include a list of the
LEEDaccredited professionals included on the development team.
Transportation and Parking
Describe the parking and transportation strategy for the proposed development including but not
limited to the following:
§
A
 description of the parking program associated with each proposed use.
§
A
 description of strategies to minimize automobile use and maximize alternative forms of
transportation, e.g. transportation demand management (“TDM”) programs such as provision of
shared vehicles onsite, subsidized MBTA passes, provision of bicycle facilities, etc.
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§
A
 description of the methodology for determining necessary parking ratios.
§
S
ee also parking section of Financial Submission
Infrastructure Provision
Describe the provisions for infrastructure improvements for the proposed development including
but not limited to the following:
§
A
 description of the intended approach to the connection preservation of utility easements
and/or the relocation of existing utilities, if any is proposed.
§
A
 description of the intended approach to the building’s interface with existing public streets
and sidewalks.
§
A
 n explanation of the groundwater evaluation and monitoring strategy to be implemented as
part of the development project.
§
A
 description of all intended site improvements and offsite improvements, including
sidewalks, street lights, and street trees.

Environmental Remediation
A description of the intended strategy for environmental remediation, including the results of any
determination of existing conditions and environmental investigation of the Project Site and
surrounding area carried out by the respondent.
7.5

IMPLEMENTATION PLAN

Provide a description of how the development concept will be implemented including but not
limited to the following:
§
A
 detailed timeline, indicating all predevelopment tasks from the date of Tentative
Designation by the BRA through construction loan closing and construction commencement.
The respondent should indicate start and end dates for each predevelopment task.
§
A
 n outline of required regulatory approvals and projected timeline to obtain such approvals.
§
D
 evelopment and construction sequencing and phasing strategies.
7.6

CERTIFICATES AND SUPPORTING MATERIALS

Provide the following certificates and materials:
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§
A
 ll certificates included in the Appendixes, completed and signed. Note that the respondent
must obtain signatures for the Certificate of Compliance with Boston Jobs Policies from the
BRA Compliance Department, the Office of Boston Residents Jobs Policy and/or the Boston
Employment Commission. The executed original Certificate should be submitted with the
proposal. Likewise, the respondent should submit the executed original Certificate of
Compliance with Boston Fair Housing Policies along with the proposal.
§
A
 ny other materials deemed necessary to indicate the development team’s ability to satisfy the
selection criteria outlined in Section (See Appendix).
7.7

DEVELOPMENT FORMATION AND FINANCIAL SUBMISSION

This submission will include indepth organizational and financial information for the
Proponent/developer, along with detailed information regarding both construction and permanent
funding sources.
The following list includes the minimum submission requirements. The BRA encourages
additional financial data or funding information that supports the applicant’s proposal. The
BRA will reserve the right to request additional financial information.
Submissions that do not include the minimum requirements will be rejected.
Formation Requirements
● Articles of Incorporation
● Certificate of Status/Good Standing
● Certificate of Incorporation
● ByLaws
● Certificate of Organization (LLC 1, or LLP 1 in some states, if applicable)
● Borrowing Resolution
● Operating/Partnership Agreement (if LLC or LLP)
● Certificate of Registration as a Foreign Entity (if applicable) 1
Financial Documents
● Financial Statements or Annual Reports for the three most recent fiscal years for
2
Proponent and/or parent companies (if applicable) 
● Interim Financial Statements for Proponent and/or parent companies (if applicable) (most
recent month ending within thirty days)
● Disclosure of Beneficial Interest (1% of greater)

24

Personal Financial Statement of Principal owners of Proponent and/or parent companies
(upon request)
● Financial Statements of any tenants, lessees and occupants extra to Proponent and
intended to occupy the premises (if applicable)
● Financing commitments or project specific letters of interest from recognized funding
sources 3
§
E
 vidence of the Proponent's financial capability to undertake the proposed project. Recent
experience in capital formation for similar type projects of comparable scale may be included.
●

BRA reserves the right to request additional credit support, including, but not limited to
corporate and personal guarantees or other forms of secondary collateral.
1
Required if an entity is formed outside Massachusetts, along with Certificate of good standing
from Massachusetts. (State of formation documents still required)
2 
Unaudited statements must be accompanied by signed tax returns
3 
Include supporting Financial Statements of other foreign, out of state or alternative sources.
(Others upon request)
7.8

PROJECT SPECIFIC FINANCIAL SUBMISSION

The Financial Submission shall include, but is not limited to, the information listed below. The
pro formas should provide separate sources and uses for each project component (e.g.
commercial, retail, parking, etc.) or phase, if applicable, as well as a combined budget for the
entire project.
A. SOURCES AND USES OF FUNDS / DEVELOPMENT PRO FORMA
Each Proponent shall provide a SOURCES AND USES OF FUNDS /DEVELOPMENT PRO
FORMA that includes all of the information normally found in a real estate development pro
forma. This information includes, but is not limited to:
§
D
 escription of Project Components: show the gross square footage (as defined by the City of
Boston Building Code) and the rentable square footage for each proposed use and for the total
development.
§
A
 ll hard costs: The breakdown must include: environmental testing and remediation (if
required), site preparation, site improvements, demolition, building shell and core, tenant
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finishes, specialty finishes, general contractor’s overhead and profit, and any other major
expense categories pertinent to the proposed project.
§
A
 ll soft costs: The breakdown must include: architectural, engineering, specialist consultants,
legal, accounting, developer’s fees, mortgage/syndication brokerage fees, other professional fees
(e.g., construction manager owner’s representative, marketing, leasing, etc.), and other soft cost
categories pertinent to the proposed project.
§
A
 n implementation plan for the proposed development, including a development schedule with
key milestone dates and a projected occupancy date. The development schedule should outline
the required regulatory approvals for the proposed development and the anticipated timing for
obtaining such approvals. If the Proponent intends to sublease the proposed development, the
Proponent should provide a description of the proposed users and the marketing and leasing plan
for the development, and should clearly indicate what percentage of the development must be
leased (if any) prior to the commencement of the various stages of the development and
construction process.
§
A
 ll contingencies: Specify whether the contingency is for hard costs, soft costs or total costs;
design or construction, financing or other critical components of the total project costs.
§
S
ources of debt and equity for the total project cost.
§
A
 ll assumptions regarding financing terms on acquisitions, predevelopment, construction, and
permanent loans. The breakdown must include financing fees, interest rates, drawdown
schedule and term, participation, amortization and other critical information.
§
A
 ny other projectrelated expense not included in the above categories.
§
C
 alculation of total project costs.
B. 15YEAR OPERATING PRO FORMA
Each Proponent shall provide a 15YEAR OPERATING PRO FORMA that includes all of the
information normally found in a real estate operating pro forma, on an annual basis. This
information includes, but is not limited to:
§
T
 abulation of gross and net rentable square feet.
§
P
roposed fixed rent payments, percentage rent, and/or other forms of rent payable to the City
of Boston and corresponding market data supporting all occupancy, rent, and revenue
assumptions.
§
S
chedule of all revenues – total and per square foot.
§
D
 etailed projected capital and itemized operating expenses pertinent to the development
project – total and per square foot. Any direct allocation to or reimbursement by tenant of any
operating expenses must be identified, and explained in detail.
§
A
 ll “other” expense, capital expenditure and vacancy assumptions used to determine cash
flow.
§
A
 nticipated primary leasing terms (35 year, 50 year, etc.), and leasing rates, and calculation.
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§
T
 enant inducements, including free rent, lease up schedules, tenant improvement allowances,
and any other adjustments to market rent which yield an “effective rent” lower than the “nominal
rate.”
.
Upon awarding Tentative Designation, the selected developer shall provide to BRA, within
two business days of receiving official written notification, a $50,000 nonrefundable option
fee to retain site control and access to the respective parcel for a period of onehundred and
eighty (180) days to conduct necessary due diligence. Thereafter developer shall pay
$25,000 every ninety (90) days to maintain said site control and access rights subject to the
Tentatively Selected Developer meeting mutually agreed upon due diligence milestones to
be negotiated and memorialized in the Lease.
BRA reserves the right to amend the proposed Minimum Acceptable Lease Terms at its sole
discretion if doing so is deemed to be in the best interest of BRA.
7.9

MARKET STUDY

Provide a preliminary market study, using empirical market data that demonstrates the feasibility
of the proposed sale and/or lease rates of the project and the most likely uses and industries.

7.10

FORMS AND DISCLOSURES

Provide disclosure statements and forms including but not limited to the following:
City

§
of Boston Disclosure Statement
Certificate

§
of Tax, Employment Security, and Contract Compliance

7.11

PROPERTY MANAGEMENT PLAN

Provide a description and plan for management of commercial, retail and / or residential property
components of the proposed development.

7.12

CONDOMINIUM SALES PROFORMA
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If applicable, provide a condominium sales pro forma including but not be limited to the
following:
§
A
 schedule of unit types showing the average net square feet (“NSF”), number of bedrooms,
condominium fees, and price per unit and price per NSF for each unit type.
§
G
 ross Sales Revenue.
§
S
ales cost, including brokerage, legal, and other conveyance costs.
§
N
 et Sales Revenue.
§
A
 ssumptions regarding presales and projected sellout period.

28

29

Appendix I

Pictures & Plans

Appendix I

Pictures & Plans

Appendix I

Pictures & Plans

Appendix V

Appendix VI

APPENDIX VII

APPENDIX VIII

APPENDIX IX

EVALUATION CRITERIA

REQUEST FOR PROPOSALS FOR 115 WINTHROP SQUARE
ADDENDUM NO.1
MARCH 11, 2016

Addendum to the 115 Winthrop Square Request for Proposals:

On page 18 under “Applicants should be aware off the following timeline” bullet #2:
Wednesday, March 30, 2016: Respondents’ pre-bid conference – BRA Board Room
will be held at 10:00 a.m. on the 9th floor of Boston City Hall in Room 900.

REQUEST FOR PROPOSALS FOR 115 WINTHROP SQUARE
ADDENDUM NO. 2
MARCH 29, 2016

Addendum No. 2 to the 115 Winthrop Square Request for Proposals:
In page 17, section 6 (Sale/Lease Terms) the document states that the financial terms of the
sale will be based on an appraisal or, if leased, the minimum price per gross square foot of floor
area in the Boston area:
1. Does this mean that proposers will not be required to submit a price proposal outlining
what they would be willing to pay for the property?
Yes.
2. If the above is true and the property is leased, would you please define the term
"Boston Area" as it refers to arriving at a "minimum price per square foot" and the
properties this would consist of and/or detail from where that data would be derived?
The “Boston Area” will be determined by the appraiser at such time as the appraiser is
engaged in an analysis of transactions involving comparable properties and/or projects
of similar size and scale; the details and data would then be included in the final
appraisal report. The selected appraiser will determine the appropriate comparable
properties/projects to utilize in their analysis.
3. Would you please provide detail on whether the mentioned appraisal to arrive at a
conveyance price for the property valuations would be formulated based on the
current zoning of the parcel (garage) or value of the parcel as a high-rise development
site?
The opinion of value as determined by the appraiser will be calculated based on the
proposed future redevelopment of the property.

Winthrop Square Pre-Bid Meeting Notes 3-30-16

Tim Kirwan – CV Properties
Question: “Timeline for Developer Recommendation” - Can you make a recommendation?
Answer: “As stated in the RFP schedule, it is our hope to make a recommendation for tentative
designation at the June meeting of the Board of Directors.”

David Hacin – Hacin Design Associates
Question: On page 9: “Certifying Acceptance. Is this a separate certification or specific form?”
Answer: “No, there is no separate certification or specific form.”

Halle Auerbach – Millenium Partners
Question: Can additional information be submitted at the interview?
Answer: “One could certainly clarify or explain their response as part of the presentation
process, though one would not be allowed to change or modify their original response.”
Noah Ron – Hudson Group
Questions: Under Section 3, page 20 – “City Goals” Are they “generally available” or
specifically available”? Also, “Community Goals” – Similar or available in written form?
Answer: “No, we would hope that potential respondents would reach out and make the effort to
understand city and community goals that have been articulated over the years and are publicly
available through the BRA.”

REQUEST FOR PROPOSALS FOR 115 WINTHROP SQUARE
ADDENDUM No. 4
(Updating Addendum No. 2 issued on March 30, 2016)
March 31, 2016

Addendum No. 4 to the 115 Winthrop Square Request for Proposals – Updating Addendum No.
2:
The answer to question number 1 is supplemented with the following:
Yes. To clarify, acquisition costs included in submission materials may not be binding, as they
are subject to modifications based on an appraisal(s) conducted prior to disposition. As set
forth in Section 7.8 of the RFP, “Project Specific Financial Submission”, Proposers are required
to submit sources and uses of funds, along with a Development Pro Forma. The Development
Pro Forma is then expected to contain financing terms on acquisition. As this is a RFP, rather
than bid process, other factors aside from acquisition price will be taken into account in
evaluating proposals.
All other answers to questions in Addendum No. 2 remain the same.

REQUEST FOR PROPOSALS FOR 115 WINTHROP SQUARE
ADDENDUM NO. 5
APRIL 5, 2016

Question:
Under the “Vehicular Access and Parking” section, the statement is made
that “[any] onsite parking component must incorporate innovative parking strategies,
including but not limited to the following: … fully automated parking.” By that last
phrase, “fully automated parking,” does that mean only robotic parking, such as is
manufactured by our firm, Robotic Parking Systems, Inc. (www.RoboticParking.com)?
Answer:
Under the "Vehicular Access and Parking" section of the Design
Guidelines, "fully automated parking" is not a requirement but one of several ideas for
incorporating innovative and efficient approaches to providing on-site parking that can
reduce the physical space needs of parking uses
Question:
What other “future uses” are intended by the phrase “the construction of
other parking garage components in such a manner that they might be converted to
other future uses in the future.”?
Answer:
The suggestion that development teams consider flexible design
approaches to parking garage components is meant to allow for the ability to efficiently
convert parking uses to more desirable uses including (but not limited to) retail,
residential and office.

REQUEST FOR PROPOSALS FOR 115 WINTHROP SQUARE
ADDENDUM NO. 6
APRIL 12, 2016
Questions submitted since March 30, 2016, and the answers thereto.
Question No. 1: How will the BRA acquire ownership of the Winthrop garage
site? Will it be transferred to the BRA by PFC after a valid City Council vote is
taken, or will the BRA exercise an eminent domain taking, as a so-called
"demonstration project"? If there is a taking, it will not be based on a valid "blight"
finding (e.g., eight developers have already vied for it), and it will be subject to legal
challenge like Yawkey Way, which is now in court; the BRA's Motion to Dismiss has
already been denied.
Answer No. 1: The City of Boston (“City”) holds title to the property located at 115
Federal Street, Assessor’s Parcel ID # 0304225000. If the Public Facilities
Commission (“PFC”) approves the transfer of this parcel from the City to the Boston
Redevelopment Authority (“BRA”), it is anticipated that the conveyance will be
accomplished through a deed from the City to the BRA. Should subsequent title
issues arise after conveyance, the BRA reserves its right to exercise its authority to
resolve such issues in accordance with applicable law.

Question No. 2: Is this process a competitive bid as compliant with MGL Chapter
30B, and if so, why does the BRA not allow proposers to bid on the purchase price of
the property? How can a competitive bid be conducted without bidding? The City
Councilors requested, before they voted, valuations of the property under various
development scenarios and the BRA never provided these. This information is still
essential for the City to weigh various options and trade-offs. The way to get them
is to have each proposing developer state his purchase bid price as well as his
development scenario. If it is not a 30B-compliant bid, note that it will be subject to
legal challenge, like Yawkey Way, because the BRA is not exempt from Chapter 30B
outside of Urban Renewal Plan areas.
Answer No. 2: The BRA is seeking proposals for the redevelopment of this
property through a Request for Proposal (“RFP”) process. Accordingly, the BRA, in
consultation with the City, will select the most advantageous development proposal
from a responsive and responsible proposer, taking into consideration the
evaluation criteria set forth in the RFP. As set forth in Section 7.8 of the RFP, each
proponent “shall provide a sources and uses of funds/development pro forma that

includes all of the information normally found in a real estate development pro
forma.” The development pro forma is expected to contain financing terms on
acquisition. As this is an RFP, rather than a bid process, other factors, in addition to
price, will be taken into account in evaluating proposals.

Question No. 3: Why doesn't the City dispose of this property in the normal
way: In a public planning process, create zoning parameters for use, size, and
design; invite price bids from developers who will meet these constraints; publicly
open the sealed bids on the appointed date; award the land to the highest bidder
whose project meets the zoning constraints. If any tweaking or re-negotiating is
desired, do it in a public re-bid process so every developer has an opportunity to
refine his/her design and/or bid. That will prevent political cronyism and assure
that the City gets the best project for the highest financial return to the City's
taxpayers. Why are we not doing it this way?
Answer No. 3: The City has determined that the BRA, as the City’s urban planning
and economic development agency, is the most appropriate entity to manage the
disposition of this property. The City has further determined that an RFP process
will allow for the selection of a proponent with the financial and technical capacity
to redevelop this property in a manner consistent with the City’s economic
development and planning goals.

Question No. 4: On page 1 of the RFP, prior to the Table of Contents, the RFP states
“All deliverables will become property of the BRA.”
Is it the intent of this provision to provide the BRA permission to utilize the
submission during the decision making and marketing of the RFP process rather
than to obtain full ownership of the design and documents for future
development? As further clarification of this point, we ask that the language be
amended whereby the Owner/Applicant (Architect/Consultant Team) retain
ownership, per the AIA standard terms, yet the Owner/Applicant hereby grants to
the BRA, a non-exclusive, non-terminable, royalty-free, worldwide license to use the
Work Product as an illustrative example of the design limited to any required due
diligence, decision making or marketing during the RFP process.
Answer No. 4: Every document that the BRA receives in response to the RFP shall
be presumed a public record, unless a specific statutory exemption requires the
document to be withheld in whole or in part. Accordingly, respondents should
expect that proposals will be posted on the BRA’s website and made available for
public review. Apart from its obligations under the public records law, the BRA

shall not otherwise claim ownership or control over any deliverables, including any
intellectual property, submitted in response to the RFP.

Question No. 5: I would like to better understand the reasoning as to why the
decision was made to value/convey the property using an appraisal requested by
the Boston Redevelopment Authority rather than asking bidders to include a
financial offer for the property’s purchase in a separate envelope? It seems as
though the RFP defines well what the City/BRA are looking for so that the current
market would dictate the selling price while still allowing controls for the
development.
Answer No. 5: Pursuant to Section 7 of the RFP, respondents must provide a
Development and Design Submission. Further, respondents are directed to provide
a Financial Submission in a separate, sealed envelope.

Question No. 6: Can you please confirm that no signature from the Office of Boston
Residents Jobs Policy is required on Appendix VII- Certificate of Compliance with
Boston Jobs Policies prior to including it in our RFP response submission?
Answer No. 6: There is no need for Respondents to submit a Certificate of
Compliance with Boston Jobs Policies (“Certificate”) signed by the Office of Boston
Residents Jobs Policy at the RFP deadline. A completed Certificate will be required
of the selected developer.

Question No. 7: Does Appendix XI- Certificate of Compliance with Fair Housing
Policies need to be executed by the Boston Fair Housing Commission, or is this form
only to be signed by an authorized representative of the Respondent prior to
submission to the BRA to be in accordance with the RFP response?
Answer No. 7: There is no need for Respondents to submit a Certificate of
Compliance with Fair Housing Policies (“Compliance Certificate”) signed by the
Boston Fair Housing Commission at the RFP deadline. A completed Compliance
Certificate will be required of the selected developer.

ADDENDUM NO. 7
REQUEST FOR PROPOSALS FOR 115 WINTHROP SQUARE
APRIL 15, 2016
Questions submitted between April 12, 2016 - April 15, 2016 at 4:00 p.m., and the
answers thereto.
Question No. 1:
From page 21, “25 – sealed copies and 1 original of the
Development and Design Submission. 5-sealed copies and 1 original of the Financial
Submission must be provided under separate cover from the Development and Design
Submission” – what determines original vs sealed?
Answer No. 1:
Twenty-five (25) copies of the Development and Design
Submission, clearly marked as “Copies,” and one (1) original of the Development and
Design Submission shall be submitted to the BRA in a sealed envelope labeled
“Development and Design Submission.” In a separate sealed envelope labeled
“Financial Submission,” proponents shall submit one (1) original of the Financial
Submission, and five (5) copies of the Financial Submission.
Question No. 2:
From page 21, “11x17 hard copies of all design submission material,
one each paired with the text submission requirements outlined elsewhere” – Is the
11x17 format in addition to the 8.5x11 formatted Design and Development and
Financial submissions? Are they copies of the 4 Presentation boards?
Answer No. 2:
All design submission materials should be submitted in 11x17
format, separate and apart from the four (4) required presentation boards.

Question No. 3:
Why did the BRA issue a Request for Proposals after it had already
issued a Request for Letters of Interest and received 8 responses? What is the difference
between a Request for Proposal and Request for Letter of Interest? What will be done
with those 8 Letters of Interest submitted earlier? Are they automatically entered in this
RFP round, or must those developers prepare a second response for the RFP?
Answer No. 3:
The answers to these questions are addressed in are primarily
addressed in the RFP itself, specifically in Section 3.1, Goals of the RFP. The RFP is a
much more detailed document that sets specific requirements for identifying
development components such as project specific financial information and long term
management plans, urban design, timing and implementation of the development plan,
1

impacts arising upon traffic, infrastructure and environmental conditions from design
and use components.
The eight (8) responses to the RFI remain on file with the BRA.
As set forth in Section 3.1 and Section 3.3 of the RFP, the RFP is open and is not
restricted to those entities that responded to the February 2015 RFI (“RFI”). Should a
respondent to the RFI wish to participate in this RFP process, they will need to submit a
new proposal. The fee they submitted with the RFI will be credited to their RFP
proposal.
Question No. 4:
In page 17, section 6 (Sale/Lease Terms) the document states that
the financial terms of the sale will be based on an appraisal or, if leased, the minimum
price per gross square foot of floor area in the Boston area:
1. Does this mean that proposers will not be required to submit a price proposal
outlining what they would be willing to pay for the property?
2. If the above is true and the property is leased, would you please define the
term "Boston Area" as it refers to arriving at a "minimum price per square foot" and the
properties this would consist of and/or detail from where that data would be derived?
3. Would you please provide detail on whether the mentioned appraisal to
arrive at a conveyance price for the property valuations would be formulated based on
the current zoning of the parcel (garage) or value of the parcel as a high-rise
development site?
Though the addendum seems to reference one part of my question, it does not answer
why a "price proposal" requirement was not included in the RFP but instead references
that "financial submissions" were required however, these "financial submissions" as
defined in the RFP speak to proposers' sources and uses of funds (see page 25, section
7.8 of the Winthrop Square RFP) and not a price they would offer for the taxpayer
owned property. As question number 1 has not been answered properly and questions
number 2 and 3 have not been answered, the Boston Redevelopment Authority has not
responded to my RFP questions submitted on March 28, 2016.
Answer No. 4:
With respect to the first sub-question, Proponents will be required
to submit a price offer. For further information, please see Addendum No. 8.
With respect to the second sub-question concerning the definition of the term
“Boston Area,” please refer to Addendum No. 2, Answer No. 2.
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With respect to the third sub-question concerning value, please refer to
Addendum No. 2, Answer No. 3.

Question No. 5:
I have a quick logistical question. In section 7.4, you request “300
DPI JPEG versions of all design submission materials.” Would you mind clarifying
what you are looking for in this request? Would you like a flash drive with individual
JPEG files for all of our design related graphics (renderings, drawings, diagrams etc.)?
Or just the renderings
Answer No. 5:
Responses should include this degree of resolution for ALL design
submission graphic elements, with particular emphasis on the renderings. This should
be included in the electronic submission.

3

ADDENDUM NO. 8
REQUEST FOR PROPOSALS FOR 115 WINTHROP SQUARE
APRIL 15, 2016

As clarification to Addendum No. 4, issued on March 29, 2016, Proponents are
required to submit a formal price offer. The most advantageous proposal from a
responsive and responsible proposer, taking into consideration price and all other
evaluation criteria set forth in the RFP, will be selected. The final agreed upon sale
price for the property will be reflected in either the form of a fee simple transaction
or a long term ground lease.

Boston Redevelopment Authority
One City Hall Square
Boston, MA 02201
PRICE OFFER
FOR THE ACQUISITION OF 115 WINTHROP SQUARE
1. Name of individual or entity submitting proposal: ___________________________
Address:

______________________________________
______________________________________

Telephone:

______________________________________

E-mail:

______________________________________

2. Please check one of the following:
( )
( )
( )
( )

Corporation, incorporated in the State of:
________________________
Partnership, names of partners are:
________________________
__________________________________________________________________
Individual: _______________________________________________________
Other: ____________________________________________________________

3. Price Offer: $___________________________________________________________
In words:

____________________________________________________________

Signature of authorized representative: __________________________________________

In a separate sealed envelope labeled “Financial Submission,”
proponents shall submit one (1) original of the Financial Submission,
including the original executed Price Offer, and five (5) copies of the
Financial Submission, including five (5) copies of the executed Price
Offer.

REQUEST FOR PROPOSALS FOR 115 WINTHROP SQUARE
ADDENDUM NO. 9
APRIL 15, 2016

This addendum replaces and serves as a clarification for the “Evaluation Criteria”
included as an appendix in the RFP dated March 9, 2016. This will be used to evaluate
all responses; no additional submission requirements result from this addendum.
Submissions must satisfy the requirements of Section 7 of the RFP in order to be
considered responsive. The responsive submissions will be evaluated mechanistically
with descriptions provided and, in some cases, will be evaluated by a selection committee
with subject matter expertise.

Submissions must satisfy the requirements of Section 7 of the RFP in order to
be considered responsive. The responsive submissions will be evaluated
mechanistically with descriptions provided and, in some cases*, will be
evaluated by a selection committee with subject matter expertise.

EVALUATION CRITERIA
A DEVELOPMENT TEAM
1

HIGHLY ADVANTAGEOUS

ADVANTAGEOUS

Experience with large-scale (>900,000 square feet) projects that incorporate
commercial, residential and/or institutional uses in a complex and dense urban
setting

Qualifications proposal includes
three or more examples of welldesigned and successful
comparable projects

Qualifications proposal
includes at least one example Qualifications proposal does not include
Qualifications proposal does
of a well-designed and
examples of comparable projects or projects not include any examples of
successful comparable project included are not well-designed
past projects

Experience with pedestrian and bike-friendly transit-oriented development
projects and examples of past success

Qualifications proposal includes
three or more examples of welldesigned and successful
comparable projects

Qualifications proposal
includes at least one example Qualifications proposal does not include
Qualifications proposal does
of a well-designed and
examples of comparable projects or projects not include any examples of
successful comparable project included are not well-designed
past projects

Experience with redevelopment of urban sites including brownfield sites

Qualifications proposal includes
three or more examples of welldesigned and successful
comparable projects

Qualifications proposal
includes at least one example Qualifications proposal does not include
Qualifications proposal does
of a well-designed and
examples of comparable projects or projects not include any examples of
successful comparable project included are not well-designed
past projects

Ability to demonstrate past success in using large scale, mixed use development
projects as a means of formulating a community benefits package

Qualifications proposal includes
three or more examples of a
community benefits and
mitigation package

Qualifications proposal
includes at least two examples Qualifications proposal does not include
of a community benefits and examples of an acceptable community
mitigation package
benefits and mitigation package

Financial statements along with
pre-qualification commitments
and letters of reference from
lenders and potential equity
investors clearly illustrate that
the project wil be financed
without federal, state or local
susbisdy, and provides a
financial plan detailing and
evidencing any and all proposed
resources

Financial statements along
with pre-qualification
commitments and letters of
reference from lenders and
potential equity investors
clearly provide a feasible
finaicial plan, with public
sources as well as private
funding, to initiate and
complete the project

Provides a financing plan and letters of
interest from lenders and potential equity
Information provided is not
investors suggesting capacity to complete all sufficient to make a
phases of the project
determination

Responsive

Responsive

Not responsive

Not responsive

Responsive

Responsive

Not responsive

Not responsive

NOT ADVANTAGEOUS

UNACCEPTABLE

2

3

4
Qualifications proposal does
not include examples of a
community benefits and
mitigation package

5

Financial capacity to complete project
6 Evidence that the respondent has the capability, experience, and financing to
undertake and successfully complete the project within a reasonable period of
time and to fulfill the business terms of this RFP
7 Financial feasibility of the proposed project(s), as documented by development
and operating pro forma(s)

8

Familiarity and experience with the local and regional development climate and
Greater Boston area real estate markets
9 Past successes in dealing with elected officials, impact advisory groups and/ or
neighborhood businesses and residents
10

The ability of the team to plan and realize the development schedule within a
reasonable period of time

Narrative provided and resumes
of
key individuals
on the proposed development
team document specific
experience which provides a
clear and thorough
understanding of applicable
real estate market conditions

Narrative provided
documenting thorough
understanding
of applicable real
estate market conditions

Narrative provided illustrates
only a general understanding of regional real
estate market conditions
Not responsive

No longer a consideration

No longer a consideration

No longer a consideration

Proposals that provide a
detailed development timetable
that is feasible, demonstrate a
clear understanding of the
development process, and
provide clear indication that the
project will be completed on
time

Proposals that provide a
feasible development
timetable, demonstrate a
general understanding of the
development process, but
either lack detail and/or
indicate that the project will
be completed on time

Proposals that fail to provide a development
timetable or, alternatively, propose a
development timetable that is either
impractical or demonstrates a lack of
Proposals that fail to provide
understanding of the development process a development timetable

Not considered during
evaluation process

Not considered during evaluation process

No longer a consideration

11
Certification that the respondent has no unresolved Boston Jobs Policies (See
Appendix VIII) issues or violations. The respondent must obtain certification from Not considered during
the BRA Compliance Department and the City of Boston (See Addendum No. 6)
evaluation process

Not considered during
evaluation process

12
Documentation that the respondent and all affiliates thereof have no outstanding
property tax delinquency owed to the City of Boston; no outstanding sanitary code
violations documented by the Inspectional Services Department on properties
owned by the respondent; and no record of conviction for arson, as certified in
the Disclosure Statement (Appendix X).
13 Absence of any violations or issues pending before any federal, state, or local
instrumentality as certified in the Certificate of Tax, Employment Security, and
Contract Compliance (Appendix XI).
14 For Proposal that include a housing component, certification that the respondent
has no unresolved fair housing complaints. The respondent must obtain
certification from the Boston Fair Housing Commission (Appendix XII) (See
Addendum No. 6)

Proposals will not be accepted if
they cannot meet this
certification.
Proposals will not be accepted if
they cannot meet this
certification.

Proposals will not be accepted
if they cannot meet this
certification.
Proposals will not be accepted
if they cannot meet this
certification.

Not considered during
evaluation process

Not considered during
evaluation process

Not considered during evaluation process

Not considered during
evaluation process

HIGHLY ADVANTAGEOUS

ADVANTAGEOUS

NOT ADVANTAGEOUS

UNACCEPTABLE

Experience with urban redevelopment projects, as well as experience in
incorporating public area and public art; and, if possible, experience with the
creative and innovative economies

Qualifications
proposal includes
three or more examples of welldesigned and successful
comparable projects

Qualifications proposal
includes at least one
example
of a well-designed and
successful comparable project

Qualifications proposal does not include
examples of comparable
projects or projects
included are not well-designed

Skill and experience designing structured parking that does not detract from
urban vitality and design context

Qualifications
proposal includes
three or more examples of welldesigned and successful
comparable projects

Qualifications proposal
includes at least one
example
of a well-designed and
successful comparable project

Qualifications proposal does not include
examples of comparable
projects or projects
included are not well-designed

B DESIGN TEAM
1

Proposals will not be accepted if they cannot
meet this certification.
Unable to certify
Proposals will not be accepted if they cannot
meet this certification.
Unable to certify

x

2
x

3
Resumes of key individuals on
the proposed design team
clearly demonstrate these skills
Urban design and planning skills, along with the proven ability to create a sense which are
of community and place, as well as embracing the existing eclectic elements that also illustrated by examples of
help to define an area
well designed past projects

Narrative and other written material asserts
that the design team possesses these
skills but without
Information provided is not
presenting wellsufficient to make a
designed examples
determination

Experience conducting public charrettes as a component of public/private
engagement

Narrative and other written material asserts Information provided is not
that the design team possesses these skills sufficient to make a
but without corroborating references
determination

4

5
Demonstrated success in embracing and implementing the highest standards of
sustainability and environmental sensitivity

C COMPLETE DEVELOPER TEAM
1

Past experience and success working in collaboration with other governmental
entities

Overall firm profile of the
proposed designer clearly
demonstrates
these skills through illustrative
examples of well- designed
past projects
Overall firm profile of
Resumes of key individuals on
the proposed designer
the proposed design team
clearly demonstrate this
clearly demonstrate
experience
this experience and strong
and strong client references
client references are provided are provided to support this
to support this claim
claim
Two or more examples of high
Three or more examples of high LEED certification and
LEED certification and approval approval

One or more levels of LEED certification and No examples of high LEED
approval
certification and approval

HIGHLY ADVANTAGEOUS

ADVANTAGEOUS

Proposal includes at least three
strong letters of reference from
municipal officials in
communities where the
development team has
previously worked

Proposal includes at least two
strong letters of reference
from municipal officials in
communities where the
Narrative and other written material assert
development team has
this ability but without corroboration from
previously worked
municipal partners

NOT ADVANTAGEOUS

UNACCEPTABLE

Information provided is not
sufficient to make a
determination

2

3

4

5
6

Proposal clearly illustrates the
development team's ability to
complete projects of
comparable scale efficiently and
incorporates a commitment to
develop the property with 3-5
years of executing a
Urban design and planning skills, along with the proven ability to create a sense development agreement
of community and place, as well as embracing the existing eclectic elements that inclusive of only reasonable
help to define an area
conditions and contingencies
Evidence of efforts to create a diverse development team, including minorityowned and women-owned businesses and individuals across the wide-range of
roles and responsibilities of that team
Responsive
The extent to which the respondent can demonstrate a positive track record of
working in Boston and/or comparable urban areas and in general, and a track
record of completing and successfully operating projects comparable to the
proposed project
Responsive
Demonstration that the proposal has or will gain public support
Responsive
All members of development teams should be able to demonstrate appropriate
qualifications for their respective roles.
Responsive

Proposal clearly illustrates the
development team's ability to
complete projects of
comparable scale efficiently
and incorporate a
commitment to develop the
property within 7-years of
executing a development
agreement inclusive of only
reasonable conditions and
contingencies

Proposal does not clearly illustrate the
development team's ability to complete
projects of comparable scale efficiently, does
not include a commitment to complete the
development within 7-years of executing a
development agreement, and/or includes
unreasonable conditions and contingencies

Responsive

Not responsive

Not responsive

Responsive
Responsive

Not responsive
Not responsive

Not responsive
Not responsive

Responsive

Not responsive

Not responsive

x

HIGHLY ADVANTAGEOUS
D Development Goals
1 The demonstration of an innovative economic development strategy that
dramatically enhances the downtown public realm and is a model for sustainable
*
development.
2 Create a highly sustainable project that catalyzes new economic growth, reinforces
the physical, social, and economic fabric of the downtown area, creates a
*
successful transit-oriented development and maximizes the value of the property
as an economic development asset for the City.

ADVANTAGEOUS

E Urban Use & Design Guidelines
1 The project is an iconic structure with a bold design that is emblematic of the
future of downtown Boston. Robust urban design rationales accompany the
proposal to illustrate and underscore the decisions made regarding all urban
design choices.

ADVANTAGEOUS

HIGHLY ADVANTAGEOUS
*

NOT ADVANTAGEOUS

UNACCEPTABLE

*

*

*

*

*

*

*

NOT ADVANTAGEOUS
*

UNACCEPTABLE
*

ADDENDUM NO.10
REQUEST FOR PROPOSALS FOR 115 WINTHROP SQUARE
APRIL 19, 2016

Question No. 1:
We just wanted to confirm that the only physical model due on
Thursday is the 1”=40’ 3D-printed, off-white color model of just the proposed piece of
architecture. We do not need a separate 1’=50’ model with context or any other physical
models, correct?
In terms of digital models, we plan to follow the instructions in the appendix to meet
your expectations.

ANSWER No. 1:
The question as stated is correct. The 1”:40’ 3-D model of the
proposal itself as described is the only physical requirement.
No context model necessary. The intent is for us to be able to place the proposals on our
Downtown model as part of the evaluation process.

ADDENDUM NO. 11
REQUEST FOR PROPOSALS FOR 115 WINTHROP SQUARE
APRIL 20, 2016
Addendum No. 11 serves as a further clarification to Addendum No. 7, Question No. 1 and
Answer No. 1. Paragraph No. 3 of Section 7 of the Request for Proposals is amended as follows:
Twenty-five (25) copies of the Development and Design Submission, clearly marked as
“Copies,” and one (1) original of the Development and Design Submission shall be
submitted to the BRA in a sealed envelope labeled “Development and Design Submission.”
In a separate sealed envelope labeled “Financial Submission,” proponents shall submit one
(1) original of the Financial Submission, and five (5) copies of the Financial Submission.
IN ADDITION, ONE (1) DIGITAL VERSION OF THE DEVELOPMENT AND DESIGN
SUBMISSION SHOULD BE INCLUDED WITH THE RFP RESPONSE. THE DIGITAL
VERSION OF THE DEVELOPMENT AND DESIGN SUBMISSION SHOULD BE
CLEARLY LABELED “DEVELOPMENT AND DESIGN SUBMISSION.”

